



TOWN OF GROTON PLANNING BOARD
April 9, 2026
Meeting Minutes
Town Hall, 173 Main Street
2nd Floor Meeting Room


A regular meeting of the Planning Board was held on Thursday, April 9, 2026, at 7:00 p.m.
	
Members’ Present: 	Ms. Lorayne Black, Chair
	Mr. Phil Francisco, Board Member
	Mr. Russell Burke, Board Member
	Mr. David Bonnett, Board Member

Not Present:		Mr. Paul Hathaway, Vice Chair
				Mr. Matthew Killam, Board Member

Participating		Mr. George Barringer, Board Member
Via Zoom:
					
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.  She also that, as Mr. Barringer was participating via Zoom, all votes would be taken by roll call.

Discussion – Potential Zoning Bylaw Amendments Related to Multi-Family and Age-Restricted Housing

Ms. Black noted that the topic was initially discussed on March 12th.  

Mr. Burke reviewed a presentation on multi-family and age-restricted housing, as summarized below:

· The Master Plan reported finding that over 80% of the land in town is zoned for 2-acre, single-family, residential housing.  

· Housing affordability is a growing concern, and there is a growing aging population.

· The housing stock in general, and rental housing in particular, are limited.

· Most of the existing affordable and multi-family housing development in Groton was through Chapter 40B; however, he noted some units were through inclusionary zoning.

· The Master Plan had some recommendations, including:
· Single-family conversions.
· Infill development.
· Smaller lot sizes.
· Accessibility (to be able to afford & accessibility to downtown & services)
· Updating the single-family/multi-family & age-restricted zoning.
· Increase the supply of rental housing.

Mr. Burke said the current performers are Accessory Dwelling Unit (ADU) zoning and the MBTA Communities Multi-family Overlay District zoning.  

Mr. Francisco stated that several Flexible Development plans had been successful in creating affordable housing in the past, while more recent subdivision plans have focused on age-restricted housing.

Mr. Burke added that the Center Overlay District had expanded and been somewhat successful, and was a good vehicle that could be applied to some of the more concentrated areas of development.

Mr. Burke commented that the age-restricted housing provisions in the Zoning Bylaw require 50% affordability, which was not feasible and did not align with the Federal Fair Housing Act.  He said the Zoning Bylaw required Multi-family Planned Residential Developments to be presented to Town Meeting.  He added that it had rarely been used and that its onerous provisions were unwelcoming.  

Mr. Burke commented that all of the above needed to be reviewed and removed/replaced.  He said the definition of "age-restricted housing" had to be revised, with the 50% affordability requirement eliminated.  He suggested drafting a new multi-family overlay district and present that to Town Meeting for adoption.  He added that they should not designate a location but should specify the criteria for suitable locations.  

Mr. Burke also suggested other options that the Planning Board could look into, such as pocket neighborhood zoning with smaller lot sizes; or making Flexible Development allowable by right, while requiring a Special Permit for conventional subdivisions.  The latter option would require the board to establish the desired density and design standards. 

Mr. Burke asked the Planning Board to list their priorities to begin the process.  He also said they can look into potential grant opportunities for technical assistance.

Ms. Black said design guidelines, such as those developed for the Town Center Overlay District, would be beneficial.  She asked Mr. Burke if he was aware of examples of multi-family zoning in other towns (both good and bad).

Mr. Burke mentioned Emerson Green in Devens and Riverwalk in Concord as two examples of appealing multi-family development.  He said the development in Harvard consisting of the white rowhouses, near the rotary in Ayer, was less appealing.

Mr. Barringer and Mr. Francisco emphasized the importance of public outreach in order to educate voters on this topic.

Mr. Bonnett thought it would be difficult to develop multi-family design criteria that would alleviate the public’s concerns about existing traffic volume and safety.

Mr. Francisco suggested the board begin working on the multi-family criteria, as a first step.

Mr. Robert Collins, resident and land use attorney, said the existing multi-family zoning provisions in the bylaw are outdated and superfluous.  He said he likes the protections built in to the Special Permit process, which results in permanent and enforceable conditions of approval.  He recommended eliminating the single-family restriction in Flexible Developments.

At approximately 7:55 p.m., Mr. Barringer was excused from the meeting.

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

Mr. Tada stated that the applicant requested that consideration be postponed until the next meeting on April 23, 2026, due to quorum issues.

Discussion – Consider Approving the Updated Housing Production Plan

Ms. Fran Stanley, Housing Coordinator, was present to discuss the updated Housing Production Plan (HPP) prepared by the Montachusett Regional Planning Commission (MRPC).

Ms. Stanley said the plan included all the basics elements required for the state housing agency’s approval.  She said the Town wants to have an approved plan in case they ever made enough progress in adding affordable units to avail themselves of safe harbor.  She added that Groton’s year-round housing units were approximately 4,114; they would have to come up with 412 affordable units to reach 10% because the number gets rounded up.  She said they were a little over halfway there, leaving 192 units to reach 10%, but if they could get 21 units, they would have one year of safe harbor.  

Ms. Stanley said she hoped the Planning Board would approve the plan, and she would then ask the Select Board to approve it.  She said that at that point, the Town Manager would send a letter to the Executive Office of Housing and Livable Communities requesting approval of the plan.

The Planning Board collectively decided to vote on the updated HPP when a full complement of the Board was present.


Discussion – Consider Recommending Adoption of the Specialized Stretch Energy Code

· Will be on the Spring Town Meeting Warrant.
· Received information from Fire Chief Cheeks re:  Fire Calls (Noting there were zero calls due to issues with solar panels or batteries.)

The Planning Board collectively decided to vote on the Specialized Stretch Energy Code when a full complement of the Board was present.

Planning Board Meeting Schedule

· April 23, 2026
· May 2, 2026 – Spring Town Meeting
· May 14, 2026
· May 28, 2026


Adjournment

MOTION:  At approximately 8:11 p.m., Mr. Francisco made a motion to adjourn.  Mr. Burke seconded the motion.

MOTION CARRIED:  4 – 0 – 0.

Respectfully submitted:  


Trish Gedziun 
Recording Secretary

Approved 7/30/2026
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