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Plan are available for free download from the Town website. Hard copies can be read at the 
Clerk’s office or the Town libraries.) 

L. Attach a list of abutters, owners of land directly opposite on any public or private street or way
and owners of land within 300 feet of the property line, including bordering towns. The list must
be prepared and certified by the Great Barrington Board of Assessors office.

M. Include information as applicable in Sections II, III, IV, V, VI and VII.

N. One original and fourteen (14) exact copies of all required documentation must be submitted. One 
electronic version in PDF format must also be submitted.

II. PLAN OF PROPERTY

A. A site plan for the proposed development, drawn to a scale of 1"=40', each page of which shall be
titled, dated, numbered and signed by the preparer.  If the preparer is an engineer, architect,
surveyor or other professional registered in Massachusetts, each page shall bear his or her
professional seal.  This plan shall clearly show the following:
1. Owner and applicant
2. Engineer or Architect
3. Date
4. Scale and north arrow
5. Zoning district (s)
6. Names of adjacent streets
7. All existing lot lines and dimensions
8. Lot size
9. Locations and dimensions of all existing and proposed structures, including additions

thereto 
10. Number of dwelling units existing and proposed
11. Location and number of parking spaces, with each space numbered
12. Location of driveways and/or access roads with directional arrows as needed
13. Location of all streams, ponds, wetlands, steep slopes, and other significant topographic

features of this property 
14. Provisions for drainage, watercourses, easements and systems
15. Existing and proposed uses of structures
16. Screening and/or buffer provisions, as well as all other landscaping proposed
17. Site photos as needed to illustrate the existing and proposed conditions
18. Locus map (locating site within the neighborhood and town)
19. Proposed open space or park area(s) if any
20. Such other data as the Planning Board may require

B. Other requirements (if and as requested by the Planning Board, Conservation Commission,  
Selectboard, Board of Health or Building Inspector):
1. General characteristics of land under a separate plan at a scale of 1"=100' showing the 

general characteristics of all lands within 200 feet of the site including structures, parking 
areas, driveways, pedestrian ways, natural features and existing land uses.  Land uses shall 
be designated by shading the plan with colored pencil and using standard land use colors.

2. Architectural drawings, prepared by a Registered Architect, at a scale sufficient to show the 
details of the proposed building (s) and signs but not less than 1/8"=1".

3. A separate plan, prepared by a Registered Engineer or Architect, drawn to a scale of
1"=500' which shall clearly show:

a. the project site
b. location of public and private wells within ½ mile of any lot lines
c. Contour lines at 2-foot intervals 
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d. Location of wells on the site or within 400 feet of lot lines
e. Location of wetland area

4. Common ownership land/adjacent lots usage.
a. A copy of those portions of the Assessors’ map(s) showing all contiguous land

held in common ownership with the land affected by the special permit, or all
contiguous land held in common ownership by the applicant

b. Land use of adjacent lots

III. PUBLIC WATER – WASTE DISPOSAL

A. Availability of public water
1. Estimate demand.
2. Submit documentation of available water pressure.

B. Availability of public sewer
1. Estimate daily flow of public sewer.
2. Describe disposal facilities and submit evidence of all necessary state and local approvals.
3. Submit evidence of all required approvals by the Massachusetts Department of

Environmental Protection of any proposed wastewater treatment system requiring such
approval and of any industrial waste treatment or disposal system

IV. ENVIRONMENTAL REPORTS

A. Submit copies of any environmental reports or documents prepared for the project required by
State or Federal law or regulations.

B. Submit copies of all environmental reports required by the Conservation Commission, Planning
Board, Board of Health or any other local board or official.

C. Description of open space or park(s) if any
1. Letter to the Town of Great Barrington offering open land to the Town, or
2. Document showing terms of permanent covenant of open space.

D. Hazardous Materials
1. A complete list of all materials, pesticides, fuels and toxic or hazardous materials to be used

or stored on the premises. Generic names should be supplied as listed in the Massachusetts
Department of Protection’s Hazardous Waste Regulations (310 CMR 30.000) and, where
applicable, the Industry and EPA Hazardous Waste Number should be supplied.  The list
should be accompanied by a description of measures proposed to protect from vandalism,
corrosion, leakage and for control of spills.

2. A description of possible toxic or hazardous wastes to be generated indicating storage and
disposal method.

V. PLANNED PHASING

Planned phasing, if project is to be constructed in more than one phase. For multi-family
dwellings, cluster residential development and single family attached dwellings, the design of
roadways, access roads, sidewalks, common drives, and utilities shall generally conform to the
standards set forth in the Rules and Regulations Governing Subdivision of Land in the Town of
Great Barrington; regardless of whether the development is a subdivision within the legal
definition.

VI. IMPERVIOUS SURFACES

Description of the extent of impervious surfaces, of provisions for collecting surface runoff and
of provisions for on-site recharge and removal of contaminants.
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OPERATIONS & MAINTENANCE PLAN​
53 Van Deusenville Road Solar + BESS Project 

1.0 Introduction 
This Operations and Maintenance (O&M) Plan applies to the 2.5 MWac / 3.5 MWdc 
ground-mounted photovoltaic solar energy system and 1,927 kWac Tesla Megapack 2XL 
energy storage system located at 53 Van Deusenville Road, Great Barrington, Massachusetts. 
This plan is submitted in compliance with Section 9.12.6 of the Town of Great Barrington 
Zoning Bylaw. 

1.1 Owner and Operator 
The facility is owned and operated by LSE Sphinx LLC, a special purpose entity managed by 
Lodestar Energy. LSE Sphinx LLC is responsible for all operational, maintenance, vegetation 
management, and emergency coordination activities. 

2.0 Purpose and Regulatory Compliance 
The purpose of this plan is to:​
• Ensure safe and reliable operation of the solar and battery system​
• Maintain compliance with Section 9.12 of the Zoning Bylaw​
• Protect public safety, environmental quality, and agricultural resources​
• Establish maintenance and reporting protocols​
​
This plan meets the requirements of Section 9.12.6 for commercial-scale solar projects. 
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3.0 System Description 

3.1 Solar Photovoltaic System 
• Size: 3.5 MWdc / 2.5 MWac​
• Inverters: SMA Sunny Highpower (SHP) US-150 string inverters (fan-cooled)​
• Mounting: Fixed-tilt ground-mounted racking​
• Interconnection: Local utility distribution system​
• Monitoring: AlsoEnergy remote monitoring 

3.2 Battery Energy Storage System (BESS) 
• Technology: Tesla Megapack 2XL​
• Power Capacity: 1,927 kWac​
• Energy Capacity: 3,854 kWh (2-hour duration)​
• Features: Integrated HVAC, fire detection, suppression, and monitoring per UL 9540A and 
NFPA 855 

4.0 Operations Responsibilities 
LSE Sphinx LLC shall:​
• Conduct and document routine inspections​
• Maintain equipment per manufacturer guidance​
• Monitor system performance 24/7​
• Oversee vegetation and pollinator habitat​
• Submit annual maintenance reports to the Planning Board as required by Section 9.12.6 

5.0 Preventative Maintenance Program 

5.1 Solar PV Maintenance 
Task Frequency Responsible Party 

Visual inspection of 
modules, wiring, racking 

Semi-annually LSE Sphinx LLC / qualified 
contractor 

Inverter fan/filter 
inspection 

Semi-annually (per SMA 
guidance) 

SMA-certified technician 

Electrical torque check Annually Licensed electrician 

Communications and 
firmware review 

Quarterly Operations staff 
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5.2 Tesla Megapack Maintenance 
Task Frequency Responsible Party 

Remote monitoring 
(automated) 

Continuous Tesla system / Operations 
staff 

HVAC/thermal inspection Annually Tesla-certified technician 

Fire suppression system 
test 

Annually Tesla-certified technician 

Megapack enclosure 
inspection 

Semi-annually LSE Sphinx LLC 

6.0 Vegetation & Pollinator Management 
Vegetation will be maintained through mechanical mowing (1–2 times per year) and the 
establishment of a pollinator-friendly seed mix. No pesticides or herbicides will be used. 
Pollinator habitat will be managed in accordance with zoning requirements and site 
conditions. 

7.0 Monitoring & Reporting 
The system will be monitored continuously via the AlsoEnergy platform. Alerts will be 
automatically sent to operations personnel for corrective action.​
​
Annual Reporting: An annual summary of maintenance, vegetation management, and 
system performance shall be submitted to the Planning Board in accordance with Section 
9.12.6. 

8.0 Emergency Response  
Emergency procedures will be coordinated with the Fire Chief prior to energization. The 
system is equipped with remote shutdown and clearly marked disconnects. Emergency 
access will be maintained via a locked gate with Knox Box access. Detailed procedures will 
be finalized with the Fire Chief and provided to the Town prior to energization. 

9.0 Decommissioning & Recordkeeping 
All maintenance activities will be documented and retained. Upon decommissioning, the 
system will be removed in accordance with the approved Decommissioning Plan, including 
equipment removal and site restoration. 
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