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Dear Commission Members:  

Lodestar Energy, an experienced solar developer who has developed, as well as owns and 
operates over 30 energy facilities throughout New England, by and through its affiliate, LSE 
Ophiuchus LLC, (“Lodestar”) submits this project summary to the Cape Cod Commission (the 
“Commission”), of the subject project site (the “Project”).   

Pursuant to the referral made by the Town of Sandwich Planning Board to the 
Commission for its review of a Development of Regional Impact, Lodestar is applying to the 
Commission pursuant to Sections 2, 3 and 5 of Chapter A of the Enabling Regulations of the 
Code of the Cape Cod Commission Regulations of General Application. 

 The Project is a culmination of a partnership between Lodestar, an experienced regional 
solar developer, and the Housing Assistance Corporation of Cape Cod (“HAC”), a vital resource 
in the region and the owner of the project parcels. HAC originated the idea to develop the 
property with a solar facility after this location was determined to not be ideal for a planned 
housing development. The lease revenue from the Project will support HAC’s operations 
throughout the region, while the site will benefit from a more suitable use in ground-mounted 
solar. More detailed information on the history of the project site is provided below. 

The subject property consists of several placetypes, including Natural Area, Industrial 
Activity Center, and Suburban Development Area, according to the Commission’s Regional 
Policy Plan Data Viewer and the site characteristics. Lodestar is proposing to address the 
Commission’s open space requirements of the Commission through placement of on-site, 
adjacent land surrounding the Project into permanent conservation.  

 Lodestar believes that the Project will provide many local and regional benefits, 
particularly through its a) support of HAC’s operations providing low-income housing in the 
region b) development of a site in a largely industrial area with substantially cleared acreage 
already in place c) providing low-impact development that fits in well with the suburban region 
to the Projects south and east and d) improving and minimizing usage of local infrastructure 
while creating little traffic. Furthermore, the Project addresses several of the Cape’s stated goals 
in its Regional Policy Plan, including combating climate change, providing infrastructure for 
expanding development, and, adding to the supply of year-round housing matching income 
levels of Cape Cod residents.  

Updates to Original Submission 

 Our site plans, stormwater management plan and this narrative have all been updated 
after discussion with Cape Cod Commission staff and the Massachusetts Department of Fish and 
Wildlife (“DPW”). Our site plan has been updated to remove panels from proximity to the 
transmission right-of-way at the northern edge of the Project. This request was made after 
recommendations from DPW, given that this area serves as vital habitat for the Eastern Box 
Turtle. Our site plan shifts some of the array to the east, while maintaining a 350’ buffer between 
any potential vernal pool and any permanent construction. A shade mitigation area has been 



included to ensure annual performance while also providing edge habitat in this area. The total 
impact is a decrease in the Project’s development area.  

 Additionally, we have included further details on our drainage plan to specify the 
construction method for our infiltration basin and the seed mix to be used there. We have added a 
side-view of our vegetated screening method to highlight the limited visual impact of the project 
to any abutters. We have updated our screening vegetation to a white spruce, rather than the non-
native Serbian spruce. We have updated reduced our fenced area from 14.1 to 13.8 acres in order 
to allow the vegetative screening area to remain outside of the proposed conservation restriction. 
Finally, we have included correspondence from the Massachusetts Historic Commission 
documenting that this project is unlikely to affect significant historic o archaeological resources.      

Project Overview 

Lodestar Energy is proposing the construction of a 2.125 MW/AC ground mounted solar 
photovoltaic electric generating facility at property located off of Victory Drive in Sandwich, 
Massachusetts, consisting of three separate parcels known as assessor’s parcel #28-042, 28-048 
and 28-041 (collectively the “Site”).  The Site is comprised of approximately 46.09± acres and is 
currently owned by HAC. As shown on the plans submitted, approximately 4.03 acres of the site 
are already disturbed.   

Lodestar Energy entered into an option agreement with HAC on June 19, 2019 to lease a 
portion of Site needed for solar, with the remainder to be placed into conservation.  The Project 
will consist of approximately 12.0 acres of solar panels within a 13.8-acre sized fenced area 
which comprises the entire leased acreage. Access to the Project will be via a new gravel 
entrance drive off the existing cul-de-sac at the end of Victory Drive.  

Project equipment is expected to consist of 17 SunGrow SG125HV inverters, 
approximately 11,480 solar panels, and a fixed-tilt racking system from RBI Solar.  The Project 
will also include an energy resilience facility to ensure greater grid reliability.   The Site abuts 
residential properties along Windsor Road, Kensington Drive and Castle Road to the southwest 
and southeast; additional land of the Housing Assistance Corporation to the northeast including a 
transmission power line; and developed industrial properties off of Victory Drive and Jan 
Sebastian Drive to the west and northwest.  

Almost all of the proposed solar array will be located in the area previously approved for 
the development of single-family homes.  In addition to the areas previously proposed for the 
housing development, the solar array will extend slightly to the south (approximately 100 feet) , 
east (approximately 50 feet) and northwest (at the interconnection point for underground 
trenching) into wooded areas in order to accommodate the solar field, utility interconnection, and 
a one-time tree cut to prevent shading of the panels. Approximately eleven (11) acres of forest 
will be cleared and grubbed, with an additional four (4) acres to be converted to transition habitat 
under our Solar Operations and Maintenance Plan. Vegetation includes scrub pine, native and 
invasive shrub and other tree species -- the project is located in order to minimize these acres. 
Approximately four (4) acres will be redeveloped from various existing states of development.  
Furthermore, in order to minimize areas of disturbance, some vegetation outside of the proposed 



security fence, including low growth and any stumps, will not be removed unless it interferes 
with the installation of the utility connections. Details are included in the Solar Operations and 
Maintenance Plan. 

All disturbed areas will be seeded with a pollinator seed mix to stabilize soils. The 
planned vegetation in the array is a meadow which is typically seeded with a pollinator friendly 
wildflower and low-height grass mix. Local species will be used, and no invasive species will be 
included. No pesticides or chemicals of any kind will be used to manage the meadow.  The 
project maintains a 200ft non-disturbance buffer from the smaller isolated wetlands to the 
northeast and a 350ft vegetated buffer from the eastern wetlands with potential to be a vernal 
pool.   

The proposed activities associated with the proposed Project do not involve the 
withdrawal of water, nor the storage or use of oil or hazardous materials (other than what is 
present in the construction equipment). Thus, the proposed Project is not anticipated to have an 
impact on any surrounding drinking water supplies. The project lies just outside of the Zone II 
Wellhead Protection Line and Water Resource Overlay from the Town of Sandwich Zoning. 

The Project’s location is ideally situated for construction access, as the route along Jan 
Sebastian is already trafficked by industrial vehicles. The site’s access is consistent with RPP 
plans to improve safety and eliminate hazards for all users of Cape Cod’s transportation system. 
Expected construction timeframe is 4-5 months, during which time construction vehicles will 
enter and exit the property on most weekdays. Approximately 20-30 tractor-trailer trips will be 
needed for equipment delivery. Post-construction, traffic will only consist of light-duty pick-up 
trucks for electric and vegetative maintenance 3-4 times per year. The Project will be 
permanently accessed via a new driveway off of the cul-de-sac at the end of Victory Drive. The 
current gravel driveway will be utilized during construction, but will be removed prior to project 
completion.  

The electricity generated at the Site will be transferred via a combination of underground 
conduits and poles with overhead wires to connect to the existing distribution lines to the north at 
the cul-de-sac at the end of Jan Sebastian Drive. The Project’s delivery of electricity will comply 
with two RPP objectives, supporting renewable energy development that is context-sensitive and 
increasing resiliency of energy generation and delivery. Solar naturally produces power at the 
times of higher system demand during warm summer months. The battery system can handle 
large output adjustments, allowing it to stabilize the frequency of the local distribution network 
in the event of a spike or sudden dip in demand. The project will participate in the Community 
Solar program, which allows households and small commercial businesses in the same utility 
territory to benefit from the project through electricity-bill savings. This will allow the Project to 
benefit Cape Cod residents who do not have access to roof-top solar.  

The solar panels will be mounted on racks supported by galvanized steel piles that are 
driven into the ground. Other work associated with the construction of the solar arrays will 
include creation of an interior gravel access road, installation of utility pads, associated electrical 
equipment, electrical conduit, conduit supports, electrical poles, overhead wire, and security 



fencing. Based on the existing topography, re-grading of the Site will not be required, and the 
foundation systems can be installed with minimal disturbance. As a result, the existing drainage 
patterns, which consist of sheet flow to the surrounding depression, will be preserved.  

Site History  

Almost all of the proposed solar array will be located in the area previously approved for 
the development of single-family homes by HAC. This involved the construction of 62 housing 
units, a community garden, market garden, and a mixture of livestock areas were to be 
constructed. This plan underwent study by the Executive Office of Energy & Environmental 
Affairs-Division of Conservation Services ("EEA-DCS"). Approximately 30.1 acres of the 
approximately + /-45.6 acre site was to be protected in perpetuity as open space and State-listed 
species habitat through an EEADCS-approved Conservation Restriction. A Conservation and 
Management Permit (the "Permit") was issued to condition the previously-proposed housing 
development and the project was found to provide a long-term Net Benefit to Eastern Box Turtle 
(Terrapene carolina) through the long-term open space preservation and the protection measures 
to be taken during construction and maintenance. 

HAC’s planned housing development in this area would have provided year-round, 
affordable housing for the Cape Cod’s residents. Unfortunately, this project faced opposition and 
hurdles, and eventually it was determined that this site was not suitable for a housing project. In 
2019, HAC made the strategic decision that this site would be better served as a solar 
development. A solar development addresses several of the concerns that arose during the 
housing development’s planning, including: 

● Concerns over residential traffic using Jan Sebastian Drive, which is in an 
industrial area that may be incompatible with the residential traffic. In contrast, 
post-construction, the Project will be accessed only 3-4 times per year.  

● Concerns from residential abutters to the South and East, who had concerns about 
noise levels and viewsheds from their backyards. The solar Project will have no 
noise impacts post-construction, and the permanently conserved vegetated buffer 
that Lodestar has planned will address any viewshed concerns. The planned 
setbacks between the Project’s boundaries and any housing is similar to that of the 
surrounding neighborhood’s yard-to-yard setbacks, while the arrays have lower 
heights than most residential structures. Finally, evergreen screening will provide 
year-round additional viewshed benefits.  

● Concerns over use of town infrastructure. Rather than using sewage, electric or 
gas infrastructure, the Project will provide a benefit through its electric grid 
stabilization capabilities. As already described, traffic impacts will also be 
minimal, and much less than the housing proposal.  

Not only is a solar field a suitable use for the property, it provides HAC with support for 
its operations. HAC and Lodestar note the following section of the RPP: 

“High demand for housing, by both year-round residents and second-home owners, and 
low average wages on Cape Cod results in a housing market that is unaffordable for many year 



round residents... ...Despite the enactment of Chapter 40B, on average, only 5.3% of the Cape’s 
housing inventory is affordable.” 

Here, the lease revenue generated from the Project will enable HAC to better address the 
housing inventory issues in the region. HAC issued a Request for Proposals from solar 
developers to competitively bid on the project and maximize benefits to HAC. Lodestar was 
eventually selected in late 2018, and HAC and Lodestar have been partnering on the project 
since then.  

 In addition to the above benefits, this solar array will also maintain the same acreage of 
open space under the Conservation Restriction as was previously approved under the Permit. 
Furthermore, Lodestar is coordinating with EEADCS to develop a plan that incorporates the 
measures from the previous proposal, with adjustments as necessary for a solar field. All of this 
means that the Project will still result in a net benefit to the Eastern Box Turtle.  

Open Space Overview 

The Project’s location is surrounded on the North by transmission lines and forest, on the 
East and South by single-family housing, and on the West by industrial facilities. Approximately 
1.9 acres of the site is designated as part of one of the Cape’s eight Industrial Activity Centers, 
and just under half of the total site is zoned FLEX under the Town of Sandwich Zoning Bylaw. 
Another 6.7 acres is designated as a Natural Area placetype. The remainder of the 14 acres of 
proposed developed is logically classified as Suburban Development areas, given this is the 
acreage that is in closest proximity to single-family housing along the site’s southern and eastern 
boundaries. 

 Lodestar’s site-plan maintains the Project’s boundaries as close to the industrial center as 
possible, while minimizing the impact on the Natural Areas and encroachment on the 
surrounding houses. The following is a breakdown of the placetypes and required open space per 
the technical bulletin:  

● Industrial Activity Center: 1.61 acres impacted, 1.61 acres open space required 
● Natural Area: 5.49 developed, 16.47 acres open space required 
● Suburban Development Area: 4.27 developed, 4.27 acres open space required 

The total open space requirement is therefore 22.35 acres. As described above, Lodestar 
will maintain approximately 30.1 acres of open space under a Conservation Restriction. The 
majority of this preserved space will be in Natural Areas to the north and northeast of the Project, 
which lies entirely within NHESP Priority Habitat. A smaller portion of the open space will be 
allocated to the south and southeast, which will maintain a large natural resource area and a 
buffer between the Project and its residential abutters.  

Appendices attached to this narrative are: 

• A – Review of Goals and Objectives of the Regional Policy Plan  
• B – Natural Resource Inventory, Turtle Management Plan, Operations and 

Maintenance Plan, and Invasive Species Management Plan 



• C – Site Plans and Open Space Plan 
• D – Stormwater Report 
• E – Filing Fee Calculation 
• F – List of Permits and Approvals 
• G – Proof and Copy of Submission to Massachusetts Historic Commission 
• H – Redacted Lease between Application and HAC, Copy of Deeds 
• I – HAC’s “Community Green” Housing Development Plans 
• J – Mass Historical Commission Approval 

We appreciate your timely attention to this matter, and look forward to working together 
with you.  If you have any questions, please feel free to contact the Project Coordinator, Dan 
Watson, who can be reached at 405-973-8767 or dwatson@lodestarenergy.com. 

 

LSE OPHIUCHUS LLC 

                    

By:  _____________________ 

Jeffrey J. Macel, Manager 

Lodestar Energy LLC 
40 Tower Lane, Suite 201 
Avon, CT 06001 
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