



TOWN OF GROTON PLANNING BOARD
March 12, 2026
Meeting Minutes


A regular meeting of the Planning Board was held on Thursday, March 12, 2026, at 7:00 p.m.
	
Members’ Present: 	Mr. Paul Hathaway, Vice-Chair
	Mr. Phil Francisco, Board Member
	Mr. Russell Burke, Board Member
				Mr. Matthew Killam, Board Member
			
Participating	Mr. George Barringer, Board Member
Via Zoom:	Mr. David Bonnett, Board Member (Joined the meeting at 7:30 p.m.)

Not Present:	Ms. Lorayne Black, Chair
							
Also Present:		Mr. Takashi Tada, Land Use Director/Town Planner

Mr. Hathaway said the meeting was being recorded and broadcast on the Groton Channel.  Mr. Hathaway also stated that, as Mr. Barringer was participating via Zoom, all votes would be taken by roll call.

Public Hearing (Continued) – Major Site Plan Review, Cow Pond Brook Athletic Fields Renovation, 599 Cow Pond, Assessors’ Map 248, Parcels 40, 51, & 57 (Town of Groton)

Representing the Town of Groton were Megan Buczynski, P.E., ACTIVITAS, and Brian Callahan, DPW Director.

Ms. Buczynski provided a rundown of her responses to the peer review comments from Nitsch Engineering, as well as comments received during the first public hearing session on February 26th.  She pointed out areas of the site plans that have been revised accordingly, including:

· The configuration of the main entrance area has been revised to include a drop-off zone for two vehicles.  The locations of the playground, ADA parking spaces, portable toilets, and dumpster have been adjusted to accommodate the drop-off zone without losing any parking spaces.
· Bollards added to the plan for safety
· Existing shade trees to remain are labelled. The proposed number of tree planting is unchanged.
· The color temperature of the lighting has been reduced to 2200K at the request of MIT Lincoln Laboratory and the Conservation Commission.
· The lights will be controlled by a web-based system provided by Musco, the lighting vendor.

Mr. Callahan said the maintenance requirements for the project will be no greater than the current maintenance. The proposed meadow mix will require less frequent mowing than the existing grass, and the proposed pavement in the parking lot will require fewer pothole repairs than the existing unpaved parking lot.

Ms. Buczynski said revised plans include a note about snow storage in the event of winter use.  However, the Stormwater Management Permit issued by the Earth Removal Stormwater Advisory Committee includes a condition that prohibits winter use of the site.  The Town will need to amend the Stormwater Management Permit in order to use the site in winter.
Mr. Hathaway asked whether there were any members of the public with questions or comments.  There were none.

MOTION:  Mr. Burke made a motion to close the public hearing and requested that Mr. Tada prepare a draft decision to be reviewed at the next Planning Board meeting.  Mr. Francisco seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Killam, Mr. Burke,				5
	Mr. Barringer, & Mr. Hathaway, 

Nay:										0

MOTION CARRIED:  5 – 0 – 1.  (Abstained – Mr. Bonnett)

Public Hearing (Continued) – Definitive Subdivision Plan and Flexible Development Special Permit, Casella Meadows, Wyman Road, Assessors’ Map 229, Parcel 58 (Nashoba Homes Development, LLC)

Attorney Bob Collins and Mr. Ryan Proctor, E.I.T., Dillis & Roy Civil Design Group, were present with the applicant, Jim Casella (Nashoba Homes Development, LLC).

Attorney Collins reviewed the proposed plan again, as they had spent a lot of time reviewing the Yield Plans.  He said the request was for a Flexible Development Special Permit to authorize a limited development approach for the site, which would create six lots on approximately 7.5 acres, leaving 15.3 acres as an open space parcel to the rear of the property, abutting existing conservation land.

Attorney Collins noted that they were proposing to add plantings to lots 1 & 6 to augment the existing vegetative buffer and to create a visual buffer.  He said the abutter next to lot 6 requested that some additional pine trees be transplanted from the meadow toward the perimeter.

Attorney Collins stated that he received some comments from Art Cheeks, Fire Chief, via email on March 11, 2026.  He said they provided a letter dated March 11th that addressed Chief Cheeks's questions.  Chief Cheeks and Brian Callahan, DPW Director, both agreed that their vehicles could navigate the proposed road with vertical granite curbing at the rounding of the entrance.

Attorney Collins indicated that the applicant had agreed to bring town water to the site.  He also mentioned there would be public trail access to the open space parcel.

Mr. Jim Casella, the developer/applicant, addressed the Board and said that his residence was three houses east of the proposed subdivision at 126 Wyman Road.  He said he knew his neighbors well and, in fact, built some of their homes.  He stated his opinion that the proposed Flexible Development plan is the most desirable option for this site.

Mr. Burke said the Flexible Development Special Permit was at the Planning Board’s discretion, unlike a conventional subdivision.  He said one of the entry points for a Flexible Development Special Permit was to demonstrate that the number of lots was the same as could be achieved under a conventional plan (Yield Plan), in full compliance with all of the local Boards/Committees, such as the Stormwater Committee, Board of Health, and Conservation Commission.  He said the most recent Yield Plan had eliminated the deficiencies that the previous versions of the Yield Plans had.  He said the development shown on the Flexible Development Plan did not exceed the number of lots that could reasonably be expected to be developed on the site under a conventional plan, in full conformance with all zoning, subdivision, health, wetlands, and other federal, state, and local requirements.  He asked if the applicant had a reasonable expectation that this conventional plan could be developed.  Attorney Collins replied in the affirmative.  

Mr. Burke commented that although he preferred the design of the Yield Plan, the question before the Planning Board was whether they would use their discretion to grant a special permit to allow a Flexible Development Plan, which, in his opinion, did not touch upon many of the purposes outlined in the Zoning Bylaw that were supposed to provide more benefit to the Town.  He said he felt he could not, in good conscience, approve the Flexible Development Plan because he felt the Yield Plan was a superior siting plan.

Attorney Collins said the applicant was pursuing the special permit plan because it situates the new houses further away from the abutting houses, creates 15 acres of publicly protected open space next to the existing 119 acres of open space that the applicant’s family had already conveyed to the town (Casella Preserve), provides a trail link to the open space, and keeps all of the development away from the resource areas.  He added that the intent was for all homes to be single-family, and that the subdivision road would be 450 feet long, rather than 900 feet in the conventional plan.  He said that he thought the Flexible Development Special Permit Plan was far superior to the conventional plan.

Mr. Hathaway asked if there were any members of the public with questions or comments.  

Mr. Joe Pagliarulo, 104 Wyman Road, an abutter, addressed the Board and stated that he was in favor of the Flexible Development Special Permit as it would allow him the privacy he currently has and would help mitigate the number of trees that would have to be cut down.  He also likes the trail access.

Lisa and Chris teDuits, 64 Wyman Road, addressed the Board and stated that they were initially in favor of the Conventional Plan, but Mr. Casella had taken the time to speak with them about why he wanted to pursue the Flexible Development Special Permit.  She said she felt the Flexible Development Special Permit would ensure more privacy.  Mr. teDuits said the Flexible Development Plan was less likely to have a negative impact on their private well.

Haydee and Scott Adams, 90 Wyman Road, addressed the Board and stated that they were also in favor of the Flexible Development Special Permit Plan for the separation/privacy, trail access for their children, and the potential to connect to Town water.

Mr. Olin Lathrop, a member of the Conservation Commission, addressed the Board and stated that the plans were discussed at the last Conservation Commission meeting and that the Commission was strongly in favor of the Flexible Development Special Permit Plan.  He said the other plan would have homes too close to the buffer zones, and the human footprint would be in and among all the various wetlands and vernal pools.

Fire Chief Cheeks suggested adding a third fire hydrant at the entrance on Wyman Road (the applicant has proposed two hydrants on the subdivision road known as Casella Lane).  Discussion ensued as to where to place the fire hydrants.

Mr. Burke commented that he did not think the applicant could fit six conventional house lots on the property within the rules.

MOTION:  Mr. Francisco made a motion to close the public hearing.  Mr. Hathaway seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Hathaway, Mr. Killam				6
	Mr. Bonnett, Mr. Barringer, & Mr. Burke

Nay:										0
	
MOTION CARRIED:   6 – 0 – 0.

MOTION:  Mr. Hathaway made a motion to direct Mr. Tada to draft approval decisions for the Definitive Subdivision Plan and Flexible Development Special Permit for Casella Meadows, Wyman Road, Assessors’ Map 229, Parcel 58 (Nashoba Homes Development, LLC).  He noted that certain details such as the hydrant locations need to be worked out.  Mr. Francisco seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Hathaway, Mr. Killam				5
	Mr. Bonnett, & Mr. Barringer

Nay:	Mr. Burke							1

MOTION CARRIED:   5 – 1 – 0. 


Discussion (Continued) – Request for Waiver of Monumentation Requirements, Village at Shepley Hill (Shepley Hill Capital Partner LLC)

Mr. Larry Smith and Ms. Julia Dickinson were present, and Attorney Jill Mann participated via Zoom on behalf of the request.

Attorney Mann stated that the applicant requested an exemption from the requirement to place granite markers at certain boundary locations.  She also said she had modified the monumentation plan to reduce the number of monuments (wooden posts and signage) in the open space.  Attorney Mann reviewed the updated plan showing the locations of the boundary monuments.

Mr. Hathaway stated that the Conservation Commission had provided the Planning Board with a comment letter regarding the monuments.  Attorney Mann said that granite bounds were not as easy to identify as above-ground wooden posts.  She added that granite bounds were exorbitantly expensive.

Mr. Lathrop of the Conservation Commission commented that the granite bounds did not necessarily need to be flush with the ground.  He said there were granite bounds that were 6” to 12” in height.  He said the Conservation Commission preferred granite bounds.  Attorney Mann replied that the Conservation Commission’s own Order of Conditions did not require granite bounds and further allowed the posts.  She added that they were obligated to maintain the posts.  

The Planning Board and Attorney Mann reviewed the final changes to the signage.

MOTION: Mr. Burke made a motion to approve the request for a Waiver of Monumentation Requirements for the Village at Shepley Hill, with the amendments discussed, subject to submission of a revised plan for approval by the Land/Use Director, Mr. Takashi Tada.  Mr. Barringer seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Hathaway, Mr. Killam				6
	Mr. Bonnett, Mr. Barringer, & Mr. Burke

Nay:										0

MOTION CARRIED:   6 – 0 – 0. 

Public Hearing – Minor Site Plan Review, New Antenna, MIT Lincoln Laboratory, Millstone Road, Assessors’ Map 249, Parcels 62 & 65 (MIT Lincoln Laboratory)

Mr. Justin Mosca, P.E., from VHB, was present on behalf of the applicant, Mr. Richard Gladstone from MIT Lincoln Laboratory.  Mr. Mosca said the proposed request was to install a radio-receiving antenna (satellite dish) west of Millstone Road at the MIT Haystack Observatory, which was located on the line between Groton and Westford.

Mr. Gladstone stated that the proposed satellite dish was 60 feet in diameter, and would be mounted on a 10-foot-diameter pedestal tower approximately 35 feet in height.  He added that the pedestal would sit on a 30’ x 30’ concrete pad and that there was also a 10’ x 10’ reflector pad for the installation.  He said an 80’ x 80’ fence would surround the area for security and would have a crushed-stone surface.  

Mr. Barringer requested copies of the cut sheets for the proposed lighting.  Mr. Gladstone replied that he would provide them to the Planning Board.

MOTION:  Mr. Barringer made a motion to close the public hearing.  Mr. Burke seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Hathaway, Mr. Killam				6
	Mr. Bonnett, Mr. Barringer, & Mr. Burke

Nay:										0

MOTION CARRIED:   6 – 0 – 0. 

Mr. Tada stated that he would have the draft decision to be reviewed at the next meeting, April 2nd, 2026.

Recorder’s Note:  At approximately 9:15 p.m., Mr. Barringer and Mr. Bonnett were excused from the meeting.

Discussion – Potential Amendments to Zoning Bylaw and Planning Board Regulations

· Age-Restricted Multi-Family Housing
· Multi-Family Zoning Summary Presentation

Mr. Burke reviewed findings from the Groton Master Plan and offered recommendations regarding Multi-Family Zoning.  He said he felt a Multi-Family Overlay District could be created to facilitate more multi-family housing.

Mr. Francisco stated that he felt the entire process needed to be broken down into pieces to address the issues more adequately before them.

Mr. Killam asked if the goal is to create more affordable housing, or more age-restricted housing, or both.  There was consensus among the board members that they should strive for both, with the affordability aspect being incentivized.

· Site Plan Review Appeal Process
· Public Hearing Scheduled on April 2nd, 2026

Discussion to be continued on April 9th, 2026.
Project Updates

· Accessory Dwelling Units (ADU)
· Gratuity Brook Farm Estates
· Groton Hill Music Center
· Hayes Woods Lane
· Heritage Landing
· Nashoba SEF
· Rocky Hill (Oriole Drive)
· Kilbourn Place, 240 Main Street – Noise Mitigation
· Village at Shepley Hill

Mr. Tada stated that there were no new updates on the above-listed projects.
Committee Updates

· Complete Streets Committee
· Survey activity on Lovers Lane and Sandy Pond Road (Nitsch Engineering)

· Community Preservation Committee
· CPC voted on project funding recommendations for FY27 proposals.

· Conductor Lab Oversight Committee – There were no new updates.

· ZBA Updates – There were no new updates.

· Sign Committee
· Sign Permit application for Nashoba SEF, 490 Main Street – Approved
· Sign Permit application for 797 Boston Road – Denied

Planning Board Meeting Schedule

· April 2, 2026
· April 9, 2026 – Working Session
· April 23, 2026
· May 2, 2026 – Spring Town Meeting



Adjournment

MOTION:  At approximately 9:55 p.m., Mr. Burke made a motion to adjourn.  Mr. Francisco seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Hathaway, Mr. Killam,			4		
	& Mr. Burke 

Nay:										0
MOTION CARRIED:  4 – 0 – 0.


Respectfully submitted:  

Trish Gedziun 
Recording Secretary

Approved 4/23/2026
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