



TOWN OF GROTON PLANNING BOARD
May 14, 2026
Meeting Minutes
Town Hall, 173 Main Street
2nd Floor Meeting Room


A regular meeting of the Planning Board was held on Thursday, May 14, 2026, at 7:00 p.m.
	
Members’ Present: 	Ms. Lorayne Black, Chair
	Mr. Phil Francisco, Board Member
	Mr. Russell Burke, Board Member
	Mr. George Barringer, Board Member
	Mr. David Bonnett, Board Member
	Mr. Paul Hathaway, 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 – Applications for a Special Permit & Site Plan Review, Proposed Cell Tower at Groton-Dunstable Regional High School, 703 Chicopee Row, Assessors’ Map 230, Parcel 46 (TowerCom C-PRV)

Ms. Black explained that the applicant had submitted a request via email to continue the public hearing, to allow for the resolution of the ZBA variance application for cell tower setbacks from existing buildings and slopes greater than 5%.

Ms. Black further explained that the applicant would submit a ZBA variance application in accordance with procedural guidance received from Town Counsel.

MOTION:  Mr. Burke made a motion to continue the public hearing to the May 28, 2026, Planning Board meeting, and to reach out to the applicant before then to get a time certain for their agreement to extend the time of performance.  Mr. Bonnett seconded the motion.

MOTION CARRIED:  7 – 0 – 0.

Public Hearing – Application for Site Plan Modification, Used Car Dealership, 14 Town Line Road, Assessors Map 203, Parcel 34 (Aline Gomes de Morais)

Ms. Black noted that the public hearing was noticed 13 days prior to the hearing, rather than the required 14 days.  Mr. Burke stated that the notice was deficient, and therefore, legally, the Planning Board could not hold the public hearing.

MOTION:  Mr. Burke made a motion to open the public hearing on the May 28, 2026.  Mr. Francisco seconded the motion.

MOTION CARRIED:  7 – 0 – 0.

Discussion – Covenant and Definitive Plan Endorsement, Gratuity Brook Farm Estates Subdivision, 63 Gratuity Road

Mr. Matt Waterman of LandTech Consultants addressed the Board and said that a floodplain study had been conducted on Gratuity Brook, which took up much of 2025.  He updated the Board as follows:

· Conservation Commission – New Flood Plain Study (for Bordering Land Subject to Flooding)
· Water Department – Additional water services.
· Fire Department – Final fire hydrant locations.
· Building Department – Street names and numbering.
· Draft Covenant – Attorney Melissa Robbins (Waiting for Town Counsel’s review)
· Donation to the Affordable Housing Trust (Would be done prior to the first occupancy permit.
· Parcel A – Initiate the process to convey it to the Conservation Commission.
· Series of off-site improvements. (Intersections – Meeting with Town Manager & Public Safety Officials scheduled for the following Monday.)
· Discussed phasing of the project.
· Federal Endangered Species – Issues with a species of endangered bats that they had to work around related to tree clearing.

Mr. Waterman stated that he expected to have a complete packet to review with the Planning Board at its next meeting on May 28, 2026.

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)

The Planning Board reviewed the draft decision to approve the Definitive Subdivision Plan for Casella Meadows.  He noted that Ms. Black and Mr. Hathaway had signed their Mullin Rule Certifications.  He also noted that Mr. Barringer would sign his Mullin Rule Certification the following day.  Mr. Barringer attested that he had reviewed all sets of minutes and/or was in attendance at the pertinent meetings.

Mr. Burke expressed his opposition to the flexible development plan.  He stated that he felt the conventional yield plan did not demonstrate that the site could accommodate six house lots in full compliance with all of the regulations.  He also said the flexible development plan looked more like a conventional subdivision plan, and it doesn’t provide the benefits of that a flexible plan is supposed to provide.

Mr. Burke commented that all the homes would be single-family homes, but noted that all would be eligible for an Accessory Dwelling Unit pursuant to the new state law and Zoning Bylaw amendments.

MOTION:  Mr. Hathaway made a motion to approve the Definitive Subdivision & Flexible Development Plan for Casella Meadows, prepared by Dillis & Roy Civil Design Group, dated June 3, 2025, last revised on October 10, 2025, subject to the conditions in the document, including the requested waivers.  Mr. Francisco seconded the motion.  

MOTION CARRIED: 6 – 1 – 0.  (Nay – Mr. Burke)

The Planning Board reviewed the Special Permit application for Casella Meadows Flexible Development subdivision, noting that the shared driveway would serve lots 4, 5, and 6.  The Shared Driveway Plan was dated 4/27/26, and the draft Declaration of Easements for a Common Driveway was dated 5/12/26.

MOTION:  Mr. Hathaway made a motion to accept the Casella Meadows Flexible Development Special Permit PB 2025-21, subject to the conditions listed in the document and Mr. Barringer signing the Mullin Rule Certification the following day.  Mr. Franscico seconded the motion.

Mr. Burke stated that special permits were granted at the Planning Board's discretion, which could determine whether granting them was in the town’s best interest.  He also stated that a Flexible Development allowed the Planning Board to be flexible in the development requirements, to achieve a plan that met the purposes and objectives of the Flexible Development.  He said he did not feel the Casella Meadows plan had achieved most of the purposes and objectives outlined in the bylaw.

MOTION CARRIED:  6 – 1 – 0.  (Nay – Mr. Burke)

Public Hearing – Application for Special Permit, Shared Driveway, Casella Meadows, Wyman Road, Assessors Map 229, Parcel 58 (Nashoba Homes Development LLC)

Ms. Black opened the public hearing.

Attorney Bob Collins was present on behalf of the applicant, Jim Casella of Nashoba Homes Development. 

Attorney Collins stated that the shared driveway met the town’s regulations and would serve lots 4, 5, & 6 in the proposed flexible development subdivision.

Mr. Burke commented that the proposed flexible development plan looks too much like the conventional plan, and it doesn’t provide the benefits of a flexible plan.  He would prefer to see each lot with its own driveway.

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

MOTION CARRIED:  6 – 0 – 1.  (Abstained – Mr. Burke)

MOTION:  Mr. Hathaway made a motion to approve the Special Permit for a Shared Driveway for Casella Meadows, Wyman Road, Assessors’ Map 229, Parcel 58 (Nashoba Homes Development LLC), Lots 4, 5, & 6.  Mr. Francisco seconded the motion.

MOTION CARRIED:  6 – 1 – 0.  (Nay – Mr. Burke)

Project Updates

· Accessory Dwelling Units (ADUs) – There were no updates.
· Gratuity Brook Farm Estates – There were no updates. 
· Groton Hill Music Center – There were no updates.
· Hayes Woods Lane – There were no updates.
· Heritage Landing – There were no updates.

· Nashoba SEF
· Field Report from Nitsch Engineering, 4/24/26

· Rocky Hill (Oriole Drive) – There were no updates.
· Kilbourn Place, 240 Main Street – Noise Mitigation – There were no updates.

· Village at Shepley Hill

Attorney Jill Mann and Mr. Larry Smith were present via Zoom to discuss the monumentation plan at the Village at Shepley Hill.  

Attorney Mann stated that they had updated the monument plan based on the discussion with the Planning Board on March 12, 2026, and had installed the monuments according to the approved plan.  She said Nitsch Engineering had completed its review and issued a statement that all work had been completed and that the monuments had been installed pursuant to the approved plan.  She said Nitsch Engineering recommended that the performance bond be released.  

MOTION:  Mr. Bonnett made a motion to accept the As-Built Plan for Village at Shepley Hill, dated May 4, 2026.  Mr. Barringer seconded the motion.

MOTION CARRIED:  7 – 0 – 0.

MOTION:  Mr. Francisco made a motion to release the bond for the Village at Shepley Hill project.  Mr. Burke seconded the motion.

MOTION CARRIED:  7 – 0 – 0.

Committee Updates

· Complete Streets Committee
· Next meeting to be held on Friday, May 29, 2026.
· Should have the engineered plans from Nitsch Engineering by that date for the DPW to use to go out to bid for the construction covered by the grants.

· Community Preservation Committee
· In the process of notifying the applicants whose projects were approved for funding.

· Conductorlab Oversight Committee – There were no updates.
· Sign Committee – There were no updates.

· ZBA Updates
· Next meeting to be held on May 27, 2026.
· 162 Common Street – Variance for corner lot frontage
· 14 Town Line Road – Special Permit for expansion of used car dealership

General Business
· Approval of Minutes from January 8, 2026

MOTION:  Mr. Hathaway made a motion to approve the minutes from the January 8, 2026, meeting, as presented.  Mr. Francisco seconded the motion.
MOTION CARRIED:  7 – 0 – 0.
· Submission of Meeting Materials (Deadline)
· The Board collectively discussed the importance of receiving supporting materials regarding applications, etc., in advance of the scheduled meeting to provide the Board sufficient time to review such materials.  They discussed having a deadline on the Friday before the scheduled meeting.

· Groton 2036 Vision Plan

Mr. Francisco stated that he had met with Gregory Sheldon to discuss the vision plan prepared by the Destination Groton Committee (DGC).  Mr. Francisco commented that any group formed to advance the agenda would have to be empowered to act rather than merely creating another document.  He also said that he felt the group should be small rather than large, but that they should reach out to town committees to get input.
Mr. Francisco stated that Mr. Sheldon had asked him if the Planning Board would be willing to provide input into that process, which they hope will be inclusive and collaborative.  Mr. Francisco said he felt they needed to determine what the new organization will look like before the Planning Board provides feedback.  
Mr. Burke said the DGC’s main focus has been, and should continue to be, economic development.  He said there used to be an Economic Development Committee that was disbanded because it proved to be too difficult to create economic development on its own.  He mentioned the existing commercial buildings at the Four Corners that have vacant spaces, as well as the two commercial building pads that were permitted but unbuilt (one at the Shaw’s plaza and at the other across Sandy Pond Road behind Rollstone Bank).
Mr. Barringer said the lack of buy-in from private property owners has thwarted previous efforts to improve the downtown economy.  He used the example of the two banks on Main Street, and the lack of a unified parking area behind the banks, as an example.  One of the banks was not interested in working with the Town to improve parking.
Mr. Francisco said the first priority identified in the DGC vision plan is traffic management on Main Street, which has some overlap with the Planning Board’s goals and interests.
Mr. Barringer noted the volume of traffic on Main Street is out of the Town’s control, but there are ways to potentially slow it down and improve safety.
Mr. Killam said the DGC has tried to be proactive in their efforts, but their messaging often gets lost.  However, the vision plan is useful because it provides allows people to see what a more vibrant Town Center might look like.
Mr. Bonnett commented that DGC could focus its efforts on meeting with the individual property owners to help bridge the gaps between public and private interests.
Ms. Black agreed that DGC could focus more on the economic opportunities that exist now, such as finding tenants for vacant storefronts.
Mr. Hathaway agreed that making tangible, incremental progress in economic development would add up to a win.  He said there is “a very fine line between a vision and a hallucination.”
The Planning Board members would be amenable to having a focused meeting with DGC.
Planning Board Meeting Schedule

· May 28, 2026
· June 11, 2026
· June 25, 2026

Adjournment

MOTION:  At approximately 9:24 p.m., Mr. Burke made a motion to adjourn.  Mr. Francisco seconded the motion.

MOTION CARRIED:  7 – 0 – 0.

Respectfully submitted:  


Trish Gedziun 
Recording Secretary

Approved 7/30/2026
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