



TOWN OF GROTON PLANNING BOARD
April 2, 2026
Meeting Minutes


A regular meeting of the Planning Board was held on Thursday, April 2, 2026, at 7:00 p.m.
	
Members’ Present: 	Ms. Lorayne Black, Chair
Mr. Paul Hathaway, Vice-Chair
	Mr. Phil Francisco, Board Member
	Mr. George Barringer, Board Member (Arrived at 7:05 p.m.)
	Mr. Russell Burke, Board Member
	Mr. David Bonnett, Board Member
				Mr. Matthew Killam, Board Member
							
Also Present:		Mr. Takashi Tada, Land Use Director/Town Planner

Ms. Black stated that the meeting was being recorded and broadcast on the Groton Channel.

Public Hearing – Proposed Zoning Bylaw Amendment to Clarify the Appeal Process in Site Plan Review, §218-2.5

Town Counsel recommended the following technical amendment to clarify the appeal process in the site plan review section of the Zoning Bylaw.

To see if the Town will vote to amend the Code of the Town of Groton, Chapter 218 Zoning, by adding the following in §218-2.5D(2):

d) Within 90 days of the closing of the public hearing, the Planning Board shall vote on a decision and authorize the filing of a written decision with the Town Clerk within 14 days.

e) Any person aggrieved by a decision of the Planning Board as the site plan approval authority may appeal such decision as provided in MGL c. 40A, §17, within 20 days after such decision has been filed with the Town Clerk.

Or to take any other action relative thereto.
Mr. Burke explained that Site Plan Review is utilized by many towns, Groton included, but it is a strange creature because it is not defined in M.G.L. Ch. 40A (the Zoning Act).  The Groton Planning Board’s practice has been to handle Site Plan Review applications according to the same procedures as a Special Permit, which is defined in the Zoning Act.  However, the appeal process for Site Plan Review is not defined in the Zoning Bylaw.  Town Counsel recommends the proposed language to clarify the appeal process.
Ms. Black asked whether any members of the public had questions or comments.  There were none.

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

MOTION CARRIED:  6 – 0 – 0.

Member George Barringer arrived at 7:05 PM.

Discussion – Consider approving the Major Site Plan Review Application, Cow Pond Brook Athletic Fields Renovation, 599 Cow Pond Brook Road, Assessors’ Map 248, Parcel 40, 51, & 57 (Town of Groton)

Mr. Tada reviewed the Site Plan Review Permit, including the findings, waivers, and conditions.  The updated site plans are available.

Ms. Black and Mr. Burke signed the Mullin Rule Certifications.

MOTION:  Mr. Burke made a motion to approve the Site Plan for Cow Pond Brook Road Athletic Fields Renovation with the conditions and findings as outlined in the Decision dated April 2, 2026.  Mr. Barringer seconded the motion.

MOTION CARRIED:  7 – 0 – 0.

Discussion – Consider approving the Definitive Subdivision Plan and Flexible Development Plan Special Permit applications, Casella Meadows, Wyman Road, Assessors’ Map 229, Parcel 58 (Nashoba Homes Development LLC)

Mr. Tada stated that the draft approval decisions would be reviewed on April 9, 2026.

Discussion – Consider approving the Minor Site Plan Review application, New Antenna, MIT Lincoln Laboratory, Millstone Road, Assessors’ Map 249, Parcels 62 & 65 
(MIT Lincoln Laboratory)

MOTION:  Mr. Barringer made a motion to approve the Minor Site Plan Review application for a New Antenna at MIT Lincoln Laboratory, Millstone Road, Assessors’ Map 249, Parcels 62 & 65.  Mr. Hathaway seconded the motion.

MOTION CARRIED:  7 – 0 – 0.

Discussion with Sustainability Commission re:  Specialized Stretch Energy Code 
(added 3/30/26)

Ms. Charlotte Weigel and Mr. Ken Horton, members of the Sustainability Commission, were present.

Ms. Weigel explained that they had visited the Planning Board in November to obtain information on future development expectations to understand how adopting the Specialized Stretch Energy Code might impact Groton.  

Ms. Weigel reviewed the Green Communities Program, in which towns that meet a certain set of requirements are eligible to apply for competitive grants to fund energy efficiency measures in municipal buildings.  She said Groton had become a Green Community in 2019, and over the first six years, they were awarded approximately $270,000 in grants to fund energy-efficiency measures, such as weatherization at the Town Hall and LED lighting at the library. She added that they had recently received a $250,000 award, and most of it would be used to improve the exterior lighting at the two middle schools.  She added that the improvements were estimated to save the schools approximately $50,000 per year in electricity and maintenance costs.

Ms. Weigel said the state recently introduced a next-level Green Community Program, the “Climate Leaders Program,” under which the town had to meet new requirements to be eligible.  She added that once they became a Climate Leader, they qualified for a $1.15 million grant, split between technical assistance and implementation of measures in municipal buildings to decarbonize and improve their energy efficiency.  She said the state had allocated $60 million to the program to date.

Ms. Weigel explained that passing the Specialized Stretch Energy Code was one of the requirements to becoming a Climate Leader.  

Ms. Weigel stated that the Specialized Stretch Energy Code was a subset of the building code that set standards for energy use in new construction and major renovations.  She said there were three energy codes in Massachusetts that municipalities could adopt:

1. Base Code

2. Stretch Code
a. Groton adopted the Stretch Code in 2019.

3. Specialized Stretch Energy Code
a. The Town will vote on the Specialized Stretch Energy Code at the Spring 2026 Town Meeting, and, if adopted, it would take effect January 1, 2027.

Ms. Weigel said the Specialized Stretch Energy Code was developed to reduce the GHG (Greenhouse Gas) emissions of buildings and lower the future cost of electrifying them. She added that the Specialized Stretch Energy Code applied only to new construction, and it did not require the electrification of new buildings.  Ms. Weigel reviewed the requirements for 1- and 2-family homes, townhouses, and small multi-family homes.

Ms. Weigel stated that the benefits of the Specialized Stretch Energy Code were as follows:

· Ensures new homes are enabled to meet net zero GHG emissions targets.

· Protects Groton homeowners against future costly retrofits.

· Cost savings for homeowners:  reduction in energy costs of $1,300 per year.
· Estimate based on 3,000 square feet using current GELD electricity & propane prices.

· Reduced health, safety, and environmental risk in new homes.

· Reduces local emissions from burning fossil fuels.

· Opportunities for additional state grants.

Ms. Weigel reviewed some of the objections to the Specialized Code, as summarized below:

· Adds upfront costs if the builder wants to use fossil fuels.

· Adds costs for prewiring for electrification and for solar installation when solar roof zone requirements are met.

· Learning curve for builders who are not building all-electric. 

Mr. Hathaway commented that he did not think implementing the Specialized Code would help affordable housing or multi-family housing development.

Ms. Weigel reviewed a list of frequently asked questions.  

Discussion – Potential Amendments to Zoning Bylaw and Planning Board Regulations

· Age-Restricted Multi-Family Housing

To be discussed at the April 9, 2026, meeting.
Project Updates

· Accessory Dwelling Units (ADU) – There were no new updates.

· Gratuity Brook Farm Estates
· Things appear to be picking up again – received correspondence from the developer’s engineer and attorney.

· Groton Hill Music Center – There were no new updates.
· Hayes Woods Lane – There were no new updates.
· Heritage Landing – There were no new updates.

· Nashoba SEF
· Post-snow inspection scheduled for the following week.

· Rocky Hill (Oriole Drive) – There were no new updates.

· Kilbourn Place, 240 Main Street – Noise Mitigation

· Village at Shepley Hill
· Reviewed letter to Larry Smith regarding monumentation plan.

Committee Updates

· Complete Streets Committee
· Mr. Tada commented that Nitsch Engineering was working on the survey on Lover’s Lane.

· Community Preservation Committee
· Mr. Francisco stated that an out-of-cycle request had been submitted by the Town that requested funding from the CPC for the dam repair in West Groton if the Town Meeting voted in favor.  (Approximately $113,000 for historic preservation).  He said there was also a request that they participate in the 10-year bond payment for the remaining project cost of $45,000 per year, and that the town would put in $50,000 per year to pay down the bond.

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

· ZBA Updates
· Mr. Tada commented that the prior year, there was an appeal of a Building Commissioner decision regarding a home occupation use at 409 Martins Pond Road.  He said the ZBA overturned the Building Commissioner’s decision, and the homeowner had sued the ZBA.  

· Sign Committee – There were no new updates.

General Business

· December 11, 2025

MOTION:  Mr. Barringer made a motion to approve the minutes from the December 11, 2025, meeting, as presented.  Mr. Francisco seconded the motion.
MOTION CARRIED:  7 – 0 – 0.
Mr. Tada commented that a public hearing was scheduled for May 14, 2026, regarding a cell tower application.  He said the Zoning Bylaw section on cell towers required the applicant to conduct a balloon test between the application submittal and the public hearing date.  He noted, however, that it did not indicate how long the balloon had to stay up.  He said after consultation with the previous Town Planner, the balloon was typically put up the week prior to the public hearing.  He said the applicant had requested a one- to three-day balloon test.  
Mr. Hathaway suggested a three- to five-day period for the balloon test, weather-dependent, to maintain a one-mile radius.  Other board members concurred.
Mr. Tada commented that, regarding peer review, he asked if the Planning Board wished to use the project review fee to hire an expert in wireless communications, and that, if that were the will of the Board, he could start that process.  He also said there was a structural engineering component, and the application would include a proposed bond amount to pay for the cost of taking down the tower should it be abandoned, which Nitsch Engineering could oversee.  
Planning Board Meeting Schedule

· April 9, 2026 – Special Meeting Re:  Multi-Family Zoning
· April 23, 2026
· May 2, 2026 – Spring Town Meeting
· May 14, 2026
· May 28, 2026

Adjournment

MOTION:  At approximately 8:51 p.m., Mr. Burke made a motion to adjourn.  Mr. Barringer seconded the motion.

MOTION CARRIED:  7 – 0 – 0.

Respectfully submitted:  


Trish Gedziun 
Recording Secretary

Approved 7/30/2026
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