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Minutes 
Public Hearing 

BrightFarms, 361 Massachusetts Avenue 
October 26, 2020 

 

Roll Call conducted by Adam Burney, Land Use Director:  Matthew Allison, present; Paula Bertram, present; Matthew Brenner, 
present; Erik Torgersen, present. 
Absent:  Tanner Cole 
Meeting Posted: Yes  
Time:  7:05 PM 
 

The Hearing continuation, via Zoom video conference, was to hear and review applications for site plan approval and stormwater 
management permit under Ch. 250, Section 8.4. and Chapter 204 respectively of the Code of the Town of Lunenburg for 
construction of a greenhouse for commercial production of salad greens, associated parking and roadway at 361 Massachusetts 
Avenue (Map 057, Parcel 0031), Lunenburg, MA.  Owner was 361 Mass Avenue LLC, 133 Leominster Shirley Road, Lunenburg, 
MA.  Applicant was MA Greenhouse LLC, 1 Bridge Street, Suite 2-004, Irvington, NY.     
 

Sean O’Neill on behalf of BrightFarms LLC (hereinafter BF) noted additional documentation supplied to the Board subsequent to 
the previous hearing continuation. 
 

Photometrics (site lighting) were acceptable both to the Board and reviewing engineer Jeffrey Walsh, Graves Engineering, Inc. 
(hereinafter GEI).   
 

GEI noted there is already a light in the WalMart parking area at the intersection of the proposed driveway to the site.   
 

Fire hydrants had been located as requested by the Fire Department and were shown on Sheet C302, Grading & 
Stormwater/Utility Plan. 
 

P. Bertram requested input from the Water District as to whether or not an increase in the water withdrawal permit would be 
needed.  BF stated it would not exceed the District’s current capacity, but the Water District was already going for a permit 
increase.  BF noted it would be paying for the consultant preparing that paperwork.  P. Bertram requested the anticipated 
timeline of that process.  A. Burney to follow-up. 
 

Grading around the building was an outstanding issue with calculations still needed.   
 

BF noted that the Conservation Commission issued an Order of Conditions.   
 

BF hoped for an approval from the Board at this meeting as it would like to do grubbing and preliminary earthwork in November 
before the ground was frozen.  The Board noted that once BF had the stormwater permit, it could cut and grub.   
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Chi Man, P.E., Hardy + Man Design Group, PC, on behalf of BF, noted some details that needed to be worked out in regards to 
stormwater management and hydrology computations in a revised plan; the revised plan would address review comments from 
GEI.  GEI noted that its first review letter had been considered preliminary due to the plans’ incompleteness.  BF’s response to 
the preliminary review was thorough, but as the plans were developed and contained more information, more technical review 
comments came forth.  GEI stressed that there were details that needed to be addressed, but were not “fatal flaws” that would 
make the project unbuildable.  GEI addressed the following specific comments from its October 26th review letter.   

 #23 – “The existing and proposed condition watershed maps need to delineate the sub catchments in their entirety and show the 
time-of-concentration flow paths to allow for review of the hydrology computations.”   

 #28 –GEI was requested by the Sewer Commission to perform the sewer review.  A. through I. addressed the Lunenburg Sewer 
Use Regulations.   

 #30 – “In the Hydro CAD computations for ponds 11P, 21P, 31P and 32P, sharp-crested trapezoidal outlets weirs were modeled 
and GEI noted deficiencies.”  The modeling of the Outlet Control Structure, the trapezoidal weir, was not consistent with construction 
detail. 

 #31 – “The pipe sizing calculations utilized a runoff coefficient 0.5 for paved surface and roofs; this runoff coefficient is not suitable 
for these areas – a runoff coefficient of approximately 0.9 is typical for impervious surfaces.  The rational calculations utilized a 
manning’s n of 0.012 for design.  The values of rainfall intensity (which is in inches per hour) was not identified in the tables of 
calculations.  The reference of “24 hrs – 10 yr storm” did not have a numerical value and is not appropriate if it is the rainfall amount 
during a 24-hour storm event.”   

 #32 –Addressed erosion controls.  As BF was interested in getting into the earthwork as soon as possible, a Stormwater Pollution 
Prevention Plan (SWPPP) must be provided.  Also a National Pollutant Discharge Elimination System (NPDES) Phase II Notice of 
Intent. 

 #33 – Addressed emergency spillways.  “…to avoid discharging stormwater onto the earth berm, there should be an emergency 
outlet (overflow) separate from the primary outlet in case the primary outlet is clogged or a rainfall/runoff condition is more intense 
than those modeled in the hydrology computations.”    

 #34 – Addressed stormwater documentation for long term buildout.   
 #42 – There was a conflict between the utility poles and the gas line at the west end of the site which required addressing.  GEI 

wanted the Board to be aware that overhead electric was proposed; originally underground was proposed.   
 #50 – GEI noted that two 12-inch pipes at Basin 1 would not handle a 100-yr storm event.  The downstream pipes needed more 

capacity than the controlling weirs.    
 #51 – Addressed riprap apron dimensions and stone size.   
 #52 – Addressed discharge from the Basin 4 outlet pipe.  Pipe is too deep in the ground and needed to be placed at a different 

elevation. 
 #55 – The Plan needed to be re-titled.   

 

P. Bertram had concern with the proposed plantings within the infiltration area and also, due to slope grading, access to the 
basins for the purpose of maintenance.  The Plan showed a wildflower seed mix at the bottom of the basin.  GEI noted usually 
grasses are planted, but a wildflower mix is satisfactory.  The Planning Board would have to decide whether or not to waive the 
requirement for monitoring wells and a draw-down device as required by MassDEP Stormwater Handbook.  GEI commented that 
drilling for the installation of a borehole tube for a monitoring well could become a channel for vertical water flow that didn’t exist 
before the well was drilled.  Board members were in favor of a draw-down device to dewater the basin for maintenance, but not 
inclined to require monitoring wells.   
 

It was noted that the SWPPP had already been submitted and BF had filed the NPDES Notice of Intent.   
 

GEI noted if the roof runoff is impounded to reuse, it would not affect the runoff calculations, but could affect the hydrology 
calculations.   
 

P. Bertram made Motion to continue the Hearing to November 9, 2020, 6:35 PM, M. Brenner Seconded, Roll Call Vote- E. 
Torgersen, aye; M. Brenner, aye; P. Bertram, aye; M. Allison, aye.  Vote passed 4-0. 
 

Hearing recessed 8:45 PM 
 
Documents used at meeting: 
Artist Renderings   GEI Review Letter dated 10.26.2020 
Site Plan Revised to 10.05.2020  Proposed Signage Plan dated 09.28.2020  
Proposed Site Profile Exhibit dated 09.28.2020 


