
SOMERSET POWER PLANTS REUSE STUDY
Final Report   |   December 2015   |   Prepared  by Ninigret Partners LLC 



Acknowledgements
This report would not have been possible without the feedback provided by the many citizens of Somerset who participated in public meetings and responded to the surveys. 
Your involvement is truly appreciated.  The report was completed under contract with the Massachusetts Clean Energy Center.

Additionally, the authors would like to acknowledge:

Senator Michael J. Rodrigues
Representative Patricia Haddad
Richard Brown
 Town Manager, Town of Somerset
Jim Burke
 Chair of Economic Development, Town of Somerset
Cleanwater Action
Dynegy Inc.
Equipower
Massachusetts Department of Environmental Protection
Massachusetts Office of Coastal Zone Management

Massachusetts Clean Energy Center Staff
Rachel Ackerman
Nils Bolgen
Rebecca Deusser
Robert Fitzpatrick
Sally Griffith
Emily Izzo
John Paul Smith
Cayman Somerville

Study Team
Ninigret Partners 
Consensus Building Institute 
Noble, Wickersham and Heart 
Tighe & Bond
Utile



Table of Contents
Page

Executive Summary
Introduction
Community Engagement
Factors in Site Reuse
The Approach:  Site Analysis, Design Principles & Scenario Development 
Brayton Point – Site Analysis
Brayton Point - Potential Energy Uses
Brayton Point - Development Implications
Brayton Point – Reuse Scenarios
Montaup – Site Analysis
Montaup - Potential Energy Uses
Montaup - Development Implications
Montaup – Reuse Scenarios
Appendices Listing

01
06
07
09
11
14
20
21
22
34
40
41
42
50



Executive Summary

• Illustrate the challenges and opportunities related to the redevelopment of
the site;

• provide residents opportunities to weigh in on principles that should guide
its reuse; and

• provide the community with feasible reuse options to inform future
discussions about development at both sites.

The goals of the Study are to:

Introduction
The Town of Somerset, in partnership with Massachusetts Clean Energy Center 
(MassCEC), undertook a study to identify, assess and analyze potential reuses of the 
Brayton Point and Montaup Power Plant sites.  Montaup shut down its coal-fired 
operations in 2010, and Brayton Point is scheduled to close in 2017.

The Study Approach
Approximately 180 people participated in study-related activities over eight months.  The 
study encompassed a combination of public input and expert analysis in order to design a 
set of feasible reuse scenarios.  Community activities included community meetings, 
interactive displays, community surveys, and targeted outreach.

The Study relied on three key steps:

1. Site Analysis to identify key site conditions.

2. Public Engagement on Site Reuse Principles to understand community
desires of sites reuse.

3. Scenario Development to produce a set of feasible reuse options.

Site Analysis
The Study Team, listed in the acknowledgements, analyzed a variety of environmental, 
cultural and regulatory conditions in order to understand the redevelopment potential of 
both sites.  Additionally, it conducted a “fatal flaw” analysis to determine whether there 
are any factors that would explicitly prohibit the potential for new energy generation on 
the sites.   

Public Engagement on Site Reuse Principles
Based on community input through a variety of channels, the Study Team developed a 
set of reuse principles to guide the development and evaluation of reuse scenarios for the 
sites.  Those principles are:

• Encourage diversification of uses to promote a sustainable tax base;
• promote waterfront uses and access;
• improve quality of life (e.g. minimize air pollution and noise, create amenities); and
• leverage existing infrastructure for future uses.

Scenario Development
The Study Team developed a set of reuse scenarios that illustrate the type and mix of 
uses that could occur on the two sites.  The scenarios were developed based on 
community site reuse principles and the site analysis.  They are not meant to represent 
an exhaustive list of options; rather, they are intended to illustrate the likely types of 
reuse and key redevelopment issues.  One element of a scenario could be adopted on 
its own or in conjunction with elements from another scenario.
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Executive Summary
About the Brayton Point Power Plant Site

About the Montaup Power Plant Site

Owned by: Somerset Riverside 1606 LLC, New England Power Co. 
Site Size:   26 acres
Plant opening:   1959
Closure:   2010
Employment:   40 employees at closure
Property Taxes:  $800k year of closure

Owned by:  Dynegy Inc.  
Site Size:   234 acres
Plant opening:   1963
Anticipated closure:   2017
Employment:   240 employees
Property Taxes:  $4.6 million in 2016

2



Executive Summary

Brayton Point Site Scenarios

Scenario 1A & 1B: Natural Gas Conversion 
These scenarios consider con ersion to natural gas. 

cenario  would support a   unit and
cenario B would double this capacity.  The rest of site 

would be dormant.

Scenario 2:  Green Energy Hub
This scenario maximizes the potential for cleaner types  
of energy uses.  

Brayton Point Site Analysis 
The site analysis for Brayton Point revealed several key development implications:

1. Closure of open ash sites and remediation of previously contaminated areas.  Brayton Point has one open ash landfill cell, which will need to be closed.  Any uses that disturb areas
designated with Activities and Use Limitations (AULs), which identify previous contaminant areas, require additional remediation if the areas are disturbed as a result of
redevelopment.

2. Local and state regulations limit what is possible for site reuse.  There are a variety of local and state regulations relating to a variety of issues on the site including wetlands,
floodplains and existing land use. The majority of the site is within a State-Designated Port Area (DPA).  DPAs are areas targeted for water-dependent uses, particularly those lands
which are within a DPA and Chapter 91 Tidelands jurisdiction (a small portion of the site does sit within both these designations).

3. Development of other forms of energy production is possible at the site.  Solar photovoltaic, anaerobic digestion, natural gas and offshore wind interconnection are all feasible.

Scenario 3:  Marine Industrial
This scenario emphasizes a mix of marine industrial uses 
and clean energy production.
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Executive Summary

Montaup Site Scenarios

Montaup Site Analysis 
The site analysis for Montaup revealed several key development implications:

1. Remediation of previously contaminate areas.  Montaup has three areas designated with Activities and Use Limitations (AULs), which identify previous contaminant ed 
areas that require additional remediation if the areas are disturbed as a result of redevelopment.

2. Adherence to local and state regulations.  There are a variety of local and state regulations to a variety of issues on the site including wetlands, floodplains, rare species, and
existing land use. The majority of the site is within a State-Designated Port Area (DPA).  DPAs are areas targeted for water-dependent uses, particularly those lands which
are within a DPA and Chapter 91 Tidelands jurisdiction (a small portion of the site does sit within both these designations).

3. Clean energy is possible at the site.  Solar photovoltaic and anaerobic digestion are feasible site reuse options.

Alternatives Not Explored
The Study Team considered some alternative uses for 
the site such as housing, commercial uses and rail 
barge connectivity.  These uses were not reflected in 
the scenarios primarily due to limitations to their 
feasibility given site or regulatory constraints.

Scenario 1:  Break Bulk Cargo
This scenario would create a break bulk cargo port.  
Break bulk is a way of transporting cargo as separate 
pieces rather than in containers.  It also includes a park 
to increase community access to the waterfront.

Scenario 2:  Green Energy
This scenario maximizes the potential for different clean 
energy uses.  The park is included in this scenario as well.
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Executive Summary
Next Steps
The Study’s aim has been to help facilitate an informed, productive discussion between the community and the owners of both the Montaup and Brayton Point sites.  It has done that 
through:

• Analyzing the challenges and opportunities related to the redevelopment of the site;
• developing design principles that can guide its reuse; and
• providing the community with a range, but not an exhaustive list, of feasible reuse options.

As these are private developments, ultimately, what happens next is up to the owners of both sites.    Moving forward, continued dialogue and information exchange with the 
owners will be essential to developing future uses for both sites that are feasible and desired by the community.
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Introduction
Somerset, Massachusetts is facing a challenging situation with the 2010 closure of the Montaup Electric Co. Plant (Montaup) and the anticipated 2017 closure of Brayton Point Power 
Station (Brayton Point).   Montaup and Brayton Point are among several coal plants being decommissioned in Massachusetts.  Their closures are part of a regional and national trend 
away from coal-fired power generation.  

The still-active coal-fired plants were utilized in winter months, when energy demand was high and natural gas prices increased. However, outdated facility equipment, long start-up 
times of up to 24 hours, and growing state and federal pressure for energy producers to limit air pollution and greenhouse gas emissions, along with market forces in the emergence of 
natural gas, with its lower price and higher efficiency, combined to form the grounds for a phasing-out of coal from Massachusetts’ energy infrastructure. 

In light of this trend, the State Legislature charged the Massachusetts Clean Energy Center (MassCEC) with commissioning a reuse study in order to help the Town understand its 
options for the transition from coal-powered generation plants to alternative uses of the two sites.  MassCEC, in partnership with the Town of Somerset, undertook the study of the two 
plants with the following goals:

• Illustrate the challenges and opportunities related to the reuse of the site;
• give residents an opportunity to weigh in on principles that should guide its reuse; and
• provide the community with feasible reuse options to inform future discussions about development.

Final redevelopment decisions are up to the site owners. MassCEC and the Town of Somerset have engaged the site owners in this effort. The Study’s ultimate aim is to help facilitate 
an informed, productive discussion between the site owners and the community.
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Community Engagement
About 180 people participated across the Study’s activities over the course of eight months. The Study Team used a variety of ways to engage community members including:

Community Meetings
The Study Team held three public meetings in order to 
offer a face-to-face opportunity for community 
members to learn about the project, ask questions and 
provide input.  Here is a short summary of each meeting:

Meeting 1 (December 4, 2014):  
The Study kicked off by providing an overview of the 
project, taking participant questions and soliciting ideas 
on best ways to engage community members.

Meeting 2 (March 3, 2015):  
The Study Team presented an analysis of the current 
condition of each site.  Meeting participants provided 
input on principles that should guide reuse of the sites.

Meeting 3 (June 16, 2015):  
The Study Team presented reuse scenarios for the sites.  
Meeting participants provided feedback on the 
concepts.

Full meeting summaries are available in Appendix F of 
this report.

Mobile Workshop
This interactive display was hosted at the Somerset 
Public Library for two weeks between Community 
Meetings 2 and 3 in order to raise awareness for the 
project and solicit additional ideas on principles to guide 
reuse of the sites.  The display included a poster 
describing the project, a Site Book describing current site 
conditions and a survey that could be filled out at the 
Mobile Workshop station or connected to online 
through a QR code on the poster.  The Site Book is 
included as Appendix B of this report.

Online Workshop
The Mobile Workshop was complemented by an online 
version of the same activity where people could flip 
through an online Site Book and take the survey.

Community Survey
An online community survey was conducted 
following Community Meeting 3 to solicit 
additional feedback on the proposed scenarios.  
The survey provided a 30-day comment period 
so that people who were unable to make the 
Community Meeting could comment further.

Spreading the word   This project display 
was hosted at the Somerset Public Library.

Website & Email List
The project shared information through a website that 
had over 674 unique visitors and email list that had 98 
subscribers.

Additional Outreach
Additionally, MassCEC staff and the Study Team had 
multiple meetings with facility owners, city officials, 
local legislators and coordinated with other state 
agencies.  The purpose of these meetings was to check 
project assumptions, preview information and gauge 
scope and programs.  Also, MassCEC answered 
questions from the local media to spread the word 
about the effort.  The project was covered in over 160 
news stories.
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Community Engagement

Project Timeline

Community Meeting 1
December 2014

Community Meeting 2 
March 2015

Mobile & Online 
Workshops 

 April 2015

Community Meeting 3 
June 2015

Scenario Survey 
June & July 2015

Community conversations   Three 
community meetings were held as part of 
the project.
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Factors in Site Reuse

The development box
What’s possible for reuse of a site 
depends on the size of the box.

Every site has parameters that inform what’s possible for its reuse – we call this the “development box.” 

• Site remediation costs

• Environmental issues including floodplains, wetlands
and rare species habitat

• Infrastructure like roads, rail lines,  power lines and
pipelines

• Historic assets

• Site layout and configuration

The development box will be shaped by the number of 
these factors on a site; the greater number of 
parameters, the fewer the site options or the higher the 
redevelopment cost.  

Once the size of the “development box” for a site is 
understood, it’s helpful to think about that site’s reuse 
along a redevelopment continuum. Options along the 
continuum are going to depend on the potential for 
higher value redevelopment (development intensity) 
and the costs of site clean-up (remediation 
requirements). 

What’s possible along the continuum will depend 
on several factors:

• What the market will support;

• the site owner’s objectives;

• what the community desires as expressed through its
policies and regulations; and

• what the broader state and federal regulatory
framework will allow.

A site’s owner takes these factors among others into 
consideration in the redevelopment plan for a site.  As 
with any site, it’s entirely possible that no reuse occurs 
based on the factors above.  For example, the owner 
could  choose to meet the hazardous and solid waste 
requirements for site closure and not pursue any further 
redevelopment.

Many Limits
Few Options

Few Limits
Many Options
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Factors in Site Reuse
SITE REUSE CONTINUUM:  The more people intensive 
the reuse the higher the remediation cost.
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Development Intensity

Colorfield
Former steel plant now a 

wildflower field

Youngstown, OH

Green Industrial Park
Former landfill 

converting to solar and 
other industry
Bridgeport, CT

Glorius Ruin
Former gas plant now a 

public park
Seattle, WA

Conversion
Former coal plant 

converting to gas and 
mixed use
Salem, MA

Adaptive Reuse 
Former coal/gas plant 
converting mixed use 

Austin, TX
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The Approach
The Study relied on three key steps:

1. Site Analysis to identify key site conditions.

2. Public Input on Site Reuse Principles to understand community desires for site reuse.

3. Scenario Development to produce a set of feasible reuse options.

This section explains these three steps.

Site Analysis
In order to understand the size of the development boxes for both power plant sites, the 
Study Team first assessed a variety of environmental, cultural, economic, and regulatory 
conditions.  Factors included:

• Hazardous and solid waste

• Wetlands and waterbodies

• Floodplains

• Rare species habitat

• Historic assets

• Topography

• Land use

In addition, the Study Team conducted a “fatal flaw” analysis to determine whether there 
are any factors that would explicitly prohibit the potential for new energy generation on 
the sites.  This analysis looked at the potential for solar photovoltaic, wind, natural gas 
and anaerobic digestion.

The site assessments and fatal flaw analyses relied on “desktop” resources meaning that 
conditions were assessed using available public information about the sites, as opposed 
to an on-site analysis. A more intensive on-site analysis would be a necessary step in the 
actual redevelopment of the site. 

The site assessments and fatal flaw analyses identified several key conditions that have 
the potential to significantly impact the reuse of both sites.  The full analysis is available 
as an Appendix A of this report. 

Public Input and Site Reuse Principles
Community participants provided many ideas for potential reuse of both sites. The 
talking points on the next page represent ideas reported out by participants at the 
second community meeting (a full meeting summary can be found in Appendix F). 
These ideas, in combination with the site analyses, formed the basis for a set of design 
principles to frame what scenarios the Study Team developed.   

Design principles are an instructive way to help understand and organize a community’s 
hopes and concerns for the redevelopment of a site.  They can be signals to a developer 
about what types of proposals may have greater support in a community as opposed to 
trying to dictate a particular use that may or may not be feasible.

The principles are:

• Encourage diversification of uses to promote a sustainable tax base;

• promote waterfront uses and access;

• improve quality of life (e.g. minimize air pollution and noise, create amenities); and

• leverage existing infrastructure for future uses.
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The Approach
Brayton Point Reuse Ideas Montaup Reuse Ideas

The group suggested developing combined heat and power with 
natural gas, and to develop a portion of the land to take advantage 
of the deepwater port, potentially using the heat from the power 
plant to make it viable for various marine industries. This would 
provide a tax base, clean industry, and be sustainable. 

In addition to these ideas, our proposal would take advantage of 
the deepwater port and produce clean energy using biomass 
methane gas processes. Natural gas could be an option here. Part 
of the site would serve as a juncture point for offshore wind 
energy developments, and have light industry or manufacturing. 

The group explored several options including: biomass energy 
generation, conversion to water desalination plant, Town of Somerset 
purchasing the plant and operating it as municipal plant with lower 
load, maintaining a gas/coal mix for energy generation while selling a 
piece of the land in the north east corner for light industry. 

Small power plant using the existing 20-inch gas line until a bigger 
pipeline could be built. It would be mainly for base load power 
generation. In association with combined heat and power output 
and associated marine industrial park using the port facilities. 
Brayton Point would continue as an oil burner until natural gas 
conversion is possible. Power generation from solar panels could 
be placed on unusable contaminated land—the landfills—and 
anaerobic digesters could be used for additional power generation 
and creation of compost, with fees collected for waste disposal. 
The site would also transmit power from offshore wind energy. 

Create anaerobic digester/power generator with combined heat and power 
industrial parks or biomass power plant with CHP for industrial park. It would 
meet the community goal of generating tax revenue, but challenges are the 
smell from anaerobic digestion and smoke from biomass.

Consider residential impact while minimizing air, noise and light pollution. It would 
do something to take advantage of the deepwater port and combine light industry 
or manufacturing, commercial buildings, or research facilities that use water or in 
water research, or for profit education.  Residential or retail are not feasible. 

This area, or at least a parcel, could be an assisted living area. Group thought that 
an investor could develop where there were not restrictions, and then use the 
revenue to remediate and develop other portions of the site. 

Proposed to create commercial and residential mixed use area. Commercial on 
lower levels and residential space on levels 2 and 3 for those in the 55+ 
demographic. Expand the existing facility.  Riverfront could be used for high-end 
boat repair or other maritime commercial development. 

12



The Approach
Reuse Scenarios
The Study Team was charged with developing two to three scenarios for each site that reflected the design principles and represented a feasible development plan.  The scenarios 
needed to realistically address regulatory considerations and have the potential to be supported by the market.

The scenarios are presented as site maps to illustrate how much can fit given the parameters of each site and design characteristics of the uses.  Each scenario also includes an 
estimate of economic impact including jobs, taxes and municipal services. The economic estimates are conservative; they reflect only new developments and exclude land and any 
remaining buildings. 

The purpose of the scenarios is to test a variety of feasible ideas for reuse of each site, which could inform what the owners of the sites decide to do moving forward.  They are not 
meant as either/or development options; elements can be mixed and matched in a redevelopment plan.   Also, the scenarios do not represent an exhaustive list of reuse options.  The 
Key Considerations (Brayton Point page 22 and Montaup page 42) illustrate some key issues that were brought up by community members during the Study.  See the Appendix E 
for a summary of all public comments received about the scenarios and the Study Team’s responses.

The following sections present the site analysis and scenarios for each site.  This Study will address Brayton Point first, and then Montaup.
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Brayton Point - Site Analysis
Site at a Glance
The Brayton Point site is 234 acres.  The plant first opened in 1963 and is slated to close in 2017.  Its generating capacity is 1,510-1,560 MW.  When it was announced Brayton Point would 
close in 2013, the plant employed 240 people with an estimated $14 million in wages.

Beginning in 2012 the Town of Somerset entered into a payment-in-lieu-of-taxes (PILOT) agreement with owners due to a decrease in revenues.  This PILOT was entered into in part 
due to the changing economics of the power generation market which is no longer regulated through a rate structure.  Taxes are no longer absorbed into the rate structure but now 
impact the competitiveness of a power generation facility.  

The past four years of those payments have been:

2013:  $12.5 million 
2014:  $7.0 million 
2015: $5.5 million 
2016:  $4.6 million.  
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Brayton Point - Site Analysis
Hazardous and Solid Waste Areas
The existence of hazardous materials and solid waste are two common challenges to the reuse of power plant sites.  The Massachusetts Contingency Plan (MCP) regulates the clean-up 
of toxic releases and spills and tracks spills with Release Tracking Numbers (RTNs). 

There were 23 RTNs issued for releases at the Brayton Point site.  All RTNs are now closed, signifying that the toxic releases have been cleaned up.  However, two RTNs were closed with 
Activity and Use Limitations (AULs).  While each AUL represents a known contamination where access restrictions are necessary, it is likely redevelopment can proceed if it follows any 
additional work necessary to address AULs.

One of these RTNs includes an oil ash landfill and 
a wastewater canal filled with ash, and is covered 
by an AUL, restricting access to the ash (labeled 
Toxic Metals AUL on the map).  A second AUL 
was implemented for the closure of a No. 2 fuel 
oil release area (labeled No. 2 Fuel Oil AUL on the 
map).  

There are three 11 million gallon above ground 
storage tanks (No. 6 fuel oil) located on the 
southern tip of the property, and additional No. 2 
fuel oil storage to the north of these ASTs (within 
the No. 2 fuel AUL).  There is also an electrical 
substation where mineral-oil dielectric fluid 
(MODF)-filled equipment potentially containing 
PCBs is likely present, or may have been used on 
the site in the past.  

Eleven ash landfill areas exist at Brayton Point.  
Ten have been closed in accordance with the 
MassDEP solid waste requirements and the MCP 
and one is undergoing closure.
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Brayton Point - Site Analysis
Wetlands
The site is located at the mouths of the Taunton 
and Lee Rivers.  Additionally, there are some 
adjacent freshwater wetlands, salt marsh and a 
coastal barrier beach.

This map illustrates the designated wetlands and 
all buffers associated with the on-site wetlands 
and river.    Note that the measurement systems 
are different for the buffers; the 200-foot 
Riverfront Area buffer is measured from the 
river’s mean annual high water mark whereas the 
other buffers are measured from the boundaries 
of the wetlands and the bank of the river.

Any changes within these areas would require 
approval from the Somerset Conservation 
Commission in accordance with the MA 
Wetlands Protection Act.
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Brayton Point - Site Analysis
Floodplain
A floodplain is an area of land prone to flood 
events generally consisting of a flat area with 
areas of higher elevation on both sides.  A 
portion of the parcel falls within the 100-year 
floodplain (yellow shading on the map).   

Additionally, FEMA has mapped a portion of the 
parcel perimeter to the south and west as a 
Coastal Flood Hazard Area associated with the 
Taunton and Lee Rivers (pink shading). Work 
within regulated areas will require approval from 
the Somerset Conservation Commission.  Any 
development that reduces the site’s flood 
storage capacity must compensate for this loss.
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Brayton Point - Site Analysis
Regulated Tidelands
While almost the entire Brayton Point site is located within the Mt. Hope Bay Designated Port Area, it is evident from the Figure below that only a very small percentage of the 
Brayton Point site is also within Chapter 91 Tideland jurisdiction. Any additional state limitation on land uses within the DPA would only apply to this small area also within Chapter 91  
jurisdiction.

A DPA is an area regulated pursuant to Chapter 91 (the Massachusetts Public Waterfront Act), that limits the ability to use marine industrial waterfront space for other non-marine 
industrial uses.  DPAs have the necessary physical and operational features needed to support businesses that require close proximity to the ocean as well as to support 
manufacturing, processing, and production activities that require marine transportation or the withdrawal or discharge of large volumes of water.

For land within Chapter 91 areas and the DPA, 
water-dependent industrial uses are encouraged.  
However, the state does allow up to 25% of these 
lands to be used for industrial or commercial uses 
that support the marine industrial uses of the port.  
Uses on land that sit outside Chapter 91 but are 
within the DPA have no state Chapter 91 limitations 
on their use, but generally municipalities strive to 
ensure any uses are compatible with a marine 
industrial/ industrial character.

Communities can undertake a voluntary Municipal 
Harbor Plan, which can result in greater flexibility 
of land use types within the portion of the DPA 
that is under state jurisdiction through Chapter 91 
Waterways Program.  Any additional uses allowed 
through a Municipal Harbor Plan will need to be 
consistent with State tidelands policy as 
determined by the Office of Coastal Zone 
Management.  Somerset does not have a 
Municipal Harbor Plan to date.
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Brayton Point - Site Analysis
Land Use
Brayton Point is located in an Industrial Zoning 
District. Permitted uses include institutional uses 
such as essential municipal services, waterworks 
and pumping stations and industrial uses like 
electric generating plants.  Marine related 
fabrication and docking facilities on any parcel of 
land that has direct access to the waterfront and 
exceeds five acres in area are also permitted in 
this District. 

With respect to potential clean energy uses, 
Somerset’s Zoning Ordinance has guidelines for 
the siting of large-scale ground mounted solar 
facilities.  Anaerobic digestion will be subject to 
Town oversight.  Wind facilities are not 
addressed in the Zoning Ordinance so a 
discussion with the Town would be necessary.

Portions of the site sit within a Flood Overlay 
District, which means any new construction is 
allowed only by special permit by the Town and 
must also comply with MA State Building Code 
for coastal hazard areas.
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Brayton Point - Potential Energy Uses
The analysis considered what types of new energy production could occur on the site 
based on its location and current conditions. Other uses may be possible but were not 
evaluated.

This section presents a brief description of the options that have been suggested in 
community meetings and evaluated by the Study Team for the Brayton Point site.  
Individual options are assembled into specific reuse scenarios for each site.  The 
scenarios do not have to be adopted in their entirety.  The site owner could implement 
parts of the reuse scenarios or elect not to undertake any reuse at all.

Solar Photovoltaic
Solar photovoltaic (PV) modules (or “panels”) convert sunlight into electricity when light 
(photons) strikes and ionizes semiconductor material on the solar panel, typically 
consisting of silicon.  Factors that make a site attractive for a solar project include 
minimal topographic change across a site, lack of vegetation or shading, access to 
electrical infrastructure, minimal abutters, no sensitive environmental resources, and 
appropriate zoning.  Solar is a technically feasible use on the site because  there is 
adequate site area and it is possible to use a ballasted system to manage environmental 
issues. Shading from the large cooling towers would have to be considered in the layout 
of a solar PV system.

Natural Gas
Natural gas plants generate electricity through the combustion of natural gas.  The 
nearest gas pipeline runs generally southerly adjacent to the power line right of way that 
leads to the Brayton Point Power Plant.  While there is a gas unit at the site, the potential 
to convert existing facilities or build new units may be limited by the ability to deliver 
additional natural gas to the site.  New local gas distribution piping would likely be 
required.  Also, the region has experienced a shortage of overall natural gas transmission 
capacity into and across New England in recent winters.

Anaerobic Digestion
Anaerobic digestion (AD) is a biological process during which microorganisms break 
down organic material in the absence of oxygen to produce biogas containing a high 
percentage of methane.   The methane can then be burned in an engine to generate 
electricity and/or heat. Important considerations for siting AD include the type of 
feedstock available in the vicinity of the project, the management of the material that 
remains following the digestion process, sufficient access to haul routes, necessary 
equipment and room onsite to allow for easy drop off, storage, and management of 
feedstock.  AD is technically feasible on the site because there is adequate site area and 
access.  Additional study would be needed to determine the feedstock, project 
economics and potential modifications to equipment.

Wind
Wind power harnesses the energy of the wind to generate electricity.  Land based wind 
is not a feasible energy use for this site because there is a lack of wind resources but 
offshore wind interconnection has potential.  There is substantial planning under way 
for offshore wind development in federal waters south and southwest of Martha’s 
Vineyard.  Three companies have federal leases for enough area to support over 3,000 
megawatts of offshore wind generation.  In a September 2014 study commissioned by 
MassCEC, Brayton Point was identified as one of several potential interconnection 
points for future offshore wind development in these areas.  Under-water transmission 
cables could run up through Narragansett Bay and to Mount Hope Bay and make 
landfall at Brayton Point.  The cables would then interconnect with the existing 
electrical infrastructure at Brayton Point.  For more information about options for 
offshore wind interconnection the regional electric grid see http://www.masscec.com/
content/offshore-wind-transmission-study.  
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Brayton Point-Development Implications
The site analysis leads to several significant development implications for reuse of the Brayton Point site:

• The open ash landfill site needs to be closed and any uses within areas with AUL will require additional remediation.
• New uses will have to adhere to local and state regulations regarding filled tidelands, wetlands, floodplains, and existing land use.
• The DPA will limit uses on portions of the site to water dependent industrial.  Greater flexibility is possible if the Town drafts a Municipal Harbor Plan.
• Clean energy and marine industrial park uses are technically feasible on the site.

Technical and Market Considerations
Any reuse option will have to be more thoroughly evaluated prior to any decision on implementation, including a detailed evaluation of technical, environmental, market and economic 
conditions.  For example, development of additional electric generating capacity using natural gas would be influenced by the cost of bringing new gas supply to the site and long-term 
estimates of natural gas and electricity prices.  Development of a generating facility using AD would depend upon the availability of suitable organic feedstock.  And finally, a potential 
marine industrial park will be added to a marketplace that has approximately 77 million square feet, 16% vacancy (roughly 12.5 million square feet), property absorption rate of 90-100 
thousand square feet per quarter and rents 14% below the Boston region average.  (Jones Lang Lasalle Q1 2015 Industrial Real Estate Report). Each reuse option will have its own set of 
relevant external factors.
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Brayton Point - Reuse Scenarios

Remediation Costs

Key Considerations
The information provided on site remediation and demolition includes only general 
considerations.The following scenarios do not provide detailed information on site 
remediation costs or demolition of existing structures.  A more in depth site analysis 
including additional engineering would be required to more precisely estimate costs 
associated with these issues.  The general information below for site remediation and 
demolition  reflected here to help the community understand these two issues:

Site Remediation
The issue of remediation is critical in the reuse of any brownfield site.  In Brayton Point’s 
case, the active landfill will need to be closed and AULs will need to be addressed if 
those areas are disturbed.  There are approximately 4.5 acres of active landfill, which the 
Study estimates would cost $900,000 to close based on current regulations.  This 
$200,000 cost per acre includes the following types of expenses:

• Subgrade layer
• Gas venting layer

• Filter fabric
• Low permeability Layer

• Drainage layer

• Vegetative support layer

• Hydroseeding
• Erosion control blanket

It should be noted that federal regulations are presently in flux and closure requirements 
may change. Costs do not include additional site grading, fill for grading/shaping, 
disposal of any other material, or permitting.

With regard to the AULs, the total cost depends on the use proposed.  The Table below 
illustrates the estimated costs of soil remediation.

Note the following about the information in the Remediation Costs Table::

• These costs assume soil management applied to AUL area only.  Additional soil
management may be required for redevelopment.

• Costs are preliminary, rounded estimates are not suitable for design costs.  Additional
assessments are required for more accurate costs.

• Costs do not include any demolition or hazardous building materials abatement.

Size of Regulated Area
(Activity & Use Limitation)

Soil Cover over Urban Fill Clean Soil Cap
Multi-Family Residential 
Development

Soil Removal and Replacement

1 foot clean material over identified 
urban fill

2 feet of clean material across site
Replace top 3 feet of material where 
necessary, assume 60% site covered 
by building and paved areas

Remove top 2 feet of soil and replace 
with clean material

85,000 square feet $110,000-130,000 $190,000-220,000 $250,000-270,000 $630,000-660,000

67,250 square feet $90,000-120,000 $150,000-180,000 $200,000-230,000 $500,000-530,000
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Brayton Point - Reuse Scenarios
Site Demolition
The scenarios do not estimate specific demolition costs for the site.  If the owner chose to remove the buildings, the owner would need to conduct a hazardous building materials 
investigation in order to to help define the costs associated with demolition of the structures.  Demolition costs could be lowered by salvaging and selling steel. Scrap steel pricing is 
very fluid based on the global demand for steel and the availability of scrap product.

Given the age and use of the site, various hazardous building materials would likely exist, including asbestos, lead paint, oil/hazardous materials, and potential polychlorinated 
biphenyls (PCBs) in building systems (paints, sealants, caulking, siding products, etc.).  

There may also be opportunities for the reuse of coated and uncoated asphalt, brick, and concrete (ABC) materials on-site as part of redevelopment.  The mechanical processing of 
these materials for on-site reuse (for example, as fill or roadway material) can present significant cost savings if redevelopment scenarios can accommodate these materials.  
Permitting with the MassDEP through a Beneficial Use Determination would be necessary for reuse of coated ABC materials.    

Other Energy Uses
Additionally, as the scenarios detail there is potential for different energy uses on the site including solar photovoltaic, natural gas, anaerobic digestion and offshore wind 
interconnection.  More detail on these options is in the Brayton Point – Potential Energy Uses section of this report.
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Brayton Point - Reuse Scenarios
Scenario 1A:  Natural Gas Conversion
Reuse Elements
Scenario 1A would produce electricity from gas on a portion of the site using the existing 
power plant footprint but most of the site would remain inactive.  

Estimated Impacts
This scenario would generate 400-500MW in gas power.  It would create 
approximately 10 jobs, paying $82,500 in average salary per person for total annual 
wages and benefits of up to $600,000.

Essentially every new natural gas unit built in New England has had a tax treaty with the 
host community associated with its development.  This has been required because of 
the open, competitive nature of the wholesale power markets where the energy price is 
no longer subject to state rate regulation.  Under the regulated system taxes were 
considered part of the rate base.  Now each power plant with access to the New 
England market competes to sell power and the level of taxation can contribute to 
making the power produced by that generator uncompetitive. 

In terms of tax impact, the revenue would be subject to negotiation based on 
considerations including:

• If district increment financing (DIF) helps pay for the repowering of the facility;
• if plant electricity revenue is considered as part of payment methodology; and
• if a basic PILOT agreement is required.

Regulatory Considerations
The following regulatory issues do not consider what would be required for the 
continued use of the power plant.  The regulatory issues only consider the 
information presented in the scenarios. 

Zoning  
Zoning should not be a barrier to Scenario 1A as the current power plant is 
considered an industrial use and fits within the parameters of the site’s Industrial 
Zoning District.  

Wetlands
If no site improvements are made, wetlands permitting should not be required for 
Scenario 1A.

Regulated Tidelands
The existing gas-fired power unit lies outside the Tidelands and would not be 
subject to DEP licensing.

Waste
If no site improvements are proposed, waste issues should not be a barrier to 
Scenario 1A.
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Brayton Point - Reuse Scenarios
Scenario 1A:  Natural Gas Conversion
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Brayton Point - Reuse Scenarios
Scenario 1B:  Natural Gas Conversion
Reuse Elements
Scenario 1B would produce electricity from gas on a portion of the site by adding 
another gas unit in addition to the existing gas unit.  The placement of the second unit 
is flexible.  

Estimated Impacts
This scenario would generate 800-1,000 MW in gas power. It would create 
approximately 20 jobs paying $82,500 in average salary per person for total annual 
wages and benefits of up to $1,200,000.

Regulatory Considerations

Zoning  
Scenario 1B would face the same issues regarding zoning as in the first scenario. 

Wetlands
Any work occurring within wetlands buffers or the Riverfront Area would require 
approval from the Somerset Conservation Commission.

Regulated Tidelands
If both gas units were located outside the Tidelands they would not be subject to 
DEP licensing.

Waste
Scenario 1B would face the same issues regarding waste as in the first scenario. 

26



Brayton Point - Reuse Scenarios
Scenario 1B:  Natural Gas Conversion
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Brayton Point - Reuse Scenarios
Scenario 2:  Green Energy Hub
Reuse Elements
Scenario 2 maximizes the potential for different clean energy 
uses.  It includes 43 acres of solar arrays, 10 acres devoted to 
an anaerobic digester (AD) and 5 acres for an offshore wind 
interconnection.  This scenario could also include a gas plant 
on the current facility’s footprint.

Estimated Impacts
This scenario would generate 9 MW of solar power,      
500 kW from the AD and 400-500 MW if the gas plant 
is included.  The Study Team estimates 15-20 jobs would 
be created across the three uses for a total of $1.1 million 
in annual wages and benefits: 

• Solar would produce 3-5 jobs with $35,000 average
salary per person.

• AD would produce 2-5 jobs with $40,000 average
salary per person.

• Gas would produce approximately 10 jobs with $82,500
average salary person.

Estimated tax revenue from this scenario is between 
$128,000 to $828,000 for the clean energy projects. Tax 
impacts are dependent on the nature of any tax agreements 
entered into by the Town of Somerset with the clean energy 
developer.  Payment in Lieu of Taxes (PILOTs) are common 
with clean energy development to help make the projects 
financially feasible.  It is highly unlikely that the Town will 
share in any tipping fees generated by the AD Facility.  
Tipping fees are the monies paid by commercial haulers who 
would bring organics to the facility as opposed to landfills.

Tipping fees will be an important revenue source to support 
the financial viability of the project.  The natural gas facility 
would be subject to a tax agreement as well for the 
reasons explained in Scenario 1. 

Regulatory Considerations

Zoning  
Zoning should not be a barrier to Scenario 2 as the gas plant 
and offshore wind interconnection should be considered an 
industrial use fits within the parameters of the site’s 
Industrial Zoning District.  Additionally, the Somerset Zoning 
Ordinance establishes specific guidelines for the siting of 
large-scale ground mounted solar facilities. Large-scale 
ground mounted solar facilities have a minimum nameplate 
capacity of 250 kW-DC and must be installed on at least five 
acres of land.  They are permitted by As-of-Right Site Plan 
Review from the Planning Board.  Anaerobic digestion will 
be subject to Town oversight.  

Wetlands
Any work occurring within wetlands buffers or the Riverfront 
Area as well as impacts to coastal wetland resources 
associated with the electrical interconnection for the 
offshore wind project would require approval from the 
Somerset Conservation Commission.  If any dredging or 
impacts to navigable waters of the U.S. occur as a result of 
trenching for the transition between the subsurface cables 
and the above-ground conduit for offshore wind  
interconnection, approval may be required from MassDEP

or the Army Corps of Engineers pursuant to Section 401 
and 404 of the Clean Water Act, and/or Section 10 of the 
Rivers and Harbors Act. 

Regulated Tidelands
The proposed solar farm, anaerobic digester, and offshore 
interconnection lie outside of Tidelands and would not be 
subject to MassDEP licensing.  To the extent that the 
offshore interconnection element lies within Tidelands 
jurisdiction along the shoreline or in the water, it should 
qualify for MassDEP licensing under provisions relating to 
offshore renewable energy infrastructure facilities.    

Waste
Development of solar on the closed landfills will require a 
Post-Closure Use Permit from MassDEP. The AD facility is 
exempt from the requirement to obtain a Board of Health 
site assignment, but it would have to qualify for a MassDEP 
“permit by rule” or a Recycling, Composting and Conversion 
permit, depending on the size and operations of the facility.  
If soils within the AULs are disturbed and excess soil is 
generated by these activities Soil Management Plans and 
possibly off-site soil disposal will be required.

Air Permitting
A turbine(s) to generate electricity from the gas produced 
from the digester(s), would require an air pollution permit 
from MassDEP. 
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Brayton Point - Reuse Scenarios
Scenario 2:  Green Energy Hub
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Brayton Point - Reuse Scenarios
Scenario 3:  Marine Industrial Park
Reuse Elements
Scenario 3 includes a mix of marine industrial uses and 
clean energy production.   It includes 40 acres of 
marine industrial park divided on two parts of the site 
and a port/staging area.  It also includes 43 acres of 
solar and 5 acres for offshore wind interconnection 
(same as in Scenario 2).

Estimated Impacts
This scenario would generate 9 MW of solar power, 
255,000 square feet of building space (at build-out) 
and 10 acres for the port/staging area.

The uses would create 150-400 or more jobs for a 
total of $12.4 million in annual wages and benefits:
• Solar would produce 1-3 jobs with $35,000 average

salary per person.
• Marine industrial would produce 150-400 jobs with

$62,500 average salary per person.

• Port job estimates vary but  will likely maintain a
$40,000 average salary per person.

The tax impacts will depend on the nature of any tax 
agreements between the Town and site owner.  Solar 
would likely require some form of PILOT as explained 
in Scenario 2.  The range of tax revenue is $40,000 to 
$175,000. 

Regulatory Considerations

Zoning  
Zoning should not be a barrier to Scenario 3 as the 
proposed uses fit within the parameters of the site’s 
Industrial Zoning District as long as the solar meets the 
solar guidelines in the Somerset Zoning Ordinance. 

Wetlands
Scenario 3 would face the same wetlands issues as in 
Scenario 2.

Regulated Tidelands
The proposed solar farm and industrial park lie outside 
of Tidelands and would not be subject to DEP licensing. 
Under DEP Tidelands regulations, the uses within the 
Marine Industrial Park would need to be primarily 
water-dependent industrial uses.  

The offshore wind interconnection should be managed 
the same as in Scenario 2.

Waste
Development of marine industrial on the closed landfills 
will require a Post-Closure Use Permit from MassDEP.  
If soils within the AULs are disturbed and excess soil is 
generated by these activities Soil Management Plans 
and possibly off-site soil disposal will be required.

New industrial development will also likely require 
some form of tax agreement based on the competition 
for industrial location.  Tax agreements have become a 
standard component of most commercial and industrial 
economic development activity. The tax yield from any 
agreement will be highly dependent on the nature of 
the industrial business.  For example, a 
biopharmaceutical facility will have a different taxable 
basis than a seafood processor.  There is a possibility 
that the port facility may need to be a public authority 
of some form given the amount of infrastructure 
required to maximize its deep water capability.  For 
instance, most ports in New England and around the 
country are publicly owned (e.g. MassPort, Quonset). If 
there is a private terminal operator there will likely be a 
tax agreement, the amount of which will depend on the 
cargo.  
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Brayton Point - Reuse Scenarios
Scenario 3: Marine Industrial Park
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Brayton Point - Scenarios At A Glance

Economic Capacity

Employment

Municipal Taxes

Municipal Impact

Scenario 1A & B
Natural Gas Conversion

Scenario 2
Green Energy Hub

Scenario 3
Marine Industrial Park

Power Generation:        
Gas Plant: 400-1,000 MW

Power Generation:
Gas Plant:  400-500 MW

Digester:  500 kW

Solar:  9 MW

Power Generation: 
Solar:  9 MW

Building Space:
255,000 square feet

10 acre port staging area

Gas Plant:  10-20 jobs at $82,500 
average salary per person

Total annual wages & benefits:  
$1.2 million

Gas Plant:  10 jobs at $82,500 
average salary per person

Digester: 2-5 jobs at $40,000 
average salary per person

Solar: 3-5 jobs at $35,000 
average salary per person

Total annual wages & benefits:  
$1.1 million

Solar: 1-3 jobs at $35,000 average 
salary per person

Port: Variable jobs, likely $40,000 
average salary per person

Industrial:  150-400 jobs at 
$40,000 average salary per person

Total annual wages & benefits:  
$12.4 million

Subject to negotiation $40,000-$175,000 
Gas Plant:  Subject to negotiation

$128,000-$828,000
Industrial:  Subject to negotiation

Minimal Minimal Moderate - potential fire service 
requirements
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Brayton Point - Scenarios At A Glance

Encourage diversification of uses 
to promote a sustainable tax base

Promote waterfront uses and access

Improve quality of life  (e.g. 
minimize air pollution and noise 
over prior active use, create 
amenities

Leverage existing infrastructure for  
future uses

-

-

+

+ 

-

+

+ +

+ + 

+ 

+ 

+ +

Design Principles 
These principles were developed through 
community input and were used to guide 
scenario development.

+ +

Scenario 1A & B
Natural Gas Conversion

Scenario 2
Green Energy Hub

Scenario 3
Marine Industrial Park
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Montaup - Site Analysis
Site at a Glance
The Montaup site is 26.2 acres.  The plant first opened in 1959 and closed in 2010.  Its generating capacity was 174 MW.  At its closing Montaup employed 40 people.  

The year of its closure Montaup’s tax bill was $800,650.  Its 2015 taxes were $131,493.

In 2015, National Grid acquired a portion of the site (yellow line illustrates updated parcel lines).  The National Grid land is outlined in red.
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Montaup - Site Analysis
Hazardous and Solid Waste Areas
As noted in the Brayton Point site analysis, the existence of hazardous materials and solid waste are two common challenges to the reuse of power plant sites.  The Massachusetts 
Contingency Plan (MCP) regulates the clean-up of toxic releases and spills and tracks spills with Release Tracking Numbers (RTNs).  

There were 11 RTNs issued for releases at the 
Montaup site.  All RTNs are now closed, signifying 
that the toxic releases have been cleaned up. 
However, three RTNs were closed with Activity and 
Use Limitations (AULs).  While each AUL represents 
a known contamination where access restrictions 
are necessary, it is likely redevelopment can 
proceed if it follows any additional work necessary 
to address AULs.  The three AUL areas are noted on 
the accompanying map.  

There are at least four large-capacity fuel oil above 
ground storage tanks on the property.  These tanks 
and their associated piping runs represent other 
possible contaminant source areas to release to 
the subsurface.  Other potential contaminant 
sources include the transformer oil tanks and 
transformer repair house.
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Wetlands
The site is located along the Taunton River, 
which means it is subject to regulations that 
protect the river bank and an area 200 feet 
from the river. This site has no protected 
habitat area.

This map illustrates the approximate 100 foot 
buffer to the bank of the river and the 200 foot 
Riverfront Area.  Note that the measurement 
systems are different for the buffers; the 200 
foot Riverfront Area buffer is measured from the 
mean annual high water mark line whereas the 
other buffers are measured from the boundaries 
of the wetlands and the bank of the river.

Any changes within these areas would require 
approval from the Somerset Conservation 
Commission in accordance with the MA 
Wetlands Protection Act.

Montaup - Site Analysis
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Montaup - Site Analysis
Floodplain
A floodplain is an area of land prone to flood 
events generally consisting of a flat area with 
areas of higher elevation on both sides.  A portion 
of the parcel falls within the 100-year floodplain 
(orange shading on the map).   Additionally, 
FEMA has mapped a portion of the parcel 
perimeter to the south and west as Coastal Flood 
Hazard Area associated with the Taunton and 
Lee Rivers (pink shading). Work within regulated 
areas will require approval from the Somerset 
Conservation Commission.  Any development 
that reduces the site’s flood storage capacity 
must compensate for this loss.
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Montaup - Site Analysis
Regulated Tidelands
While a significant portion of the Montaup site is located within the Mt. Hope Bay Designated Port Area, it is evident from the Figure below that only a very small percentage of the 
Montaup site is also within Chapter 91 Tideland jurisdiction.   Any additional state limitation on land uses within the DPA would only apply to this small area also within Chapter 91 
Tidelands jurisdiction.

A DPA is an area regulated pursuant to Chapter 91 (the Massachusetts Public Waterfront Act), that limits the ability to use marine industrial waterfront space for other non-marine 
industrial uses.  DPAs have the necessary physical and operational features needed to support businesses that require close proximity to the ocean as well as to support manufacturing, 
processing, and production activities that require marine transportation or the withdrawal or discharge of large volumes of water.

For land within Chapter 91 and DPA areas, water-
dependent industrial uses are encouraged.  
However, the state does allow up to 25% of these 
lands to be for industrial or commercial purposes 
that support the marine industrial uses of the port.  
Uses on land that sit outside Chapter 91 but are 
within the DPA have no state Chapter 91 limitations 
on their use, but generally municipalities strive to 
ensure any uses are compatible with a marine 
industrial/ industrial character.

Communities can undertake a voluntary Municipal 
Harbor Plan, which can result in greater flexibility in 
land use types and percentages allowable within 
the portion of the DPA that is under state 
jurisdiction through the Chapter 91 Waterways 
Program.  Any additional uses allowed through a 
Municipal Harbor Plan will need to be consistent 
with state tidelands policy as determined by the 
Office of Coastal Zone Management.  Somerset 
does not have a Municipal Harbor Plan to date.
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Montaup - Site Analysis
Land Use
Montaup is located in an Industrial Zoning District. Permitted uses include institutional uses such as essential municipal services, waterworks and pumping stations and 
industrial uses like electric generating plants.  Marine related fabrication and docking facilities on any parcel of land that has direct access to the waterfront and exceeds five 
acres in area are also permitted in this District.  

In 2015, National Grid acquired 11 acres of the site 
for additional substation capacity.  At Somerset’s 
2015 Town Meeting a Business Industrial Overlay 
district was created (shaded in blue).

With respect to potential clean energy uses, 
Somerset’s Zoning Ordinance has guidelines for 
the siting of large-scale ground mounted solar 
facilities.  It is likely that an anaerobic digester 
would be permitted as an electric generating plant 
but this use should be confirmed with the Town.  

Portions of the site sit within a Flood Overlay 
District, which means any new construction is 
allowed only by special permit and must also 
comply with MA State Building Code for coastal 
hazard areas.
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Montaup - Potential Energy Uses
The analysis considered what types of new energy production could occur on the 
site based on its location and current conditions. Other uses may be possible but 
were not evaluated.

This section presents a brief description of the options that have been suggested in 
community meetings and evaluated by the Study Team for the Montaup site.  Individual 
options are assembled into specific reuse scenarios for each site.  The scenarios do not 
have to be adopted in their entirety.  The site owner could implement parts of the reuse 
scenarios or elect not to undertake any reuse at all.

Solar Photovoltaic
Solar photovoltaic (PV) modules or panels convert sunlight into electricity when light 
(photons) strikes and ionizes semiconductor material on the solar panel, typically 
consisting of silicon.  Factors that make a site attractive for a solar project include 
minimal topographic change across a site, lack of vegetation or shading, access to 
electrical infrastructure, minimal abutters, no sensitive environmental resources, and 
appropriate zoning.  Solar is a technically feasible use on the site because  there is 
adequate site area and it is possible to use a ballasted system to manage environmental 
issues.

Natural Gas
Natural gas plants convert natural gas into electricity.  Based on information from Liberty 
Utilities, a high pressure natural gas main runs under Riverside Dr.  There are no active 
lines into the Montaup facility at this time, however, there are two connection points to 
the north and south of the property.  The state of the gas lines into the property is not 
known. There is also a gas pipeline line that runs under the river.  Depending on the state 
of the gas transportation infrastructure a natural gas generation facility may be possible. 

Anaerobic Digestion
Anaerobic digestion (AD) is a biological process during which microorganisms break 
down organic material in the absence of oxygen to produce biogas containing a high 
percentage of methane.  The methane can then be burned in an engine to generate 
electricity and/or heat. Important considerations for siting an AD facility include the type 
of feedstock available in the vicinity of the project, the management of the material that 
remains following the digestion process, sufficient access to haul routes, necessary 
equipment and room onsite to allow for easy drop off, storage, and management of 
feedstock.  AD is technically feasible on the site because there is adequate site area and 
access.  Additional study would be needed to determine the feedstock, project 
economics and potential modifications to equipment.

Wind
Wind power harnesses the energy of the wind to generate electricity.  Wind is not a 
feasible energy use for this site because there is a lack of wind resources.
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Montaup-Development Implications
The site analysis leads to several significant development implications for reuse of the Montaup site:

• Any uses within areas with AULs will require additional remediation.
• New uses will have to adhere to local and state regulations regarding filled tidelands, wetlands, floodplains, and existing land use.
• The DPA will limit uses on portions of the site to water dependent industrial.  Greater flexibility is possible if the Town drafts a Municipal Harbor Plan.
• Clean energy uses are feasible on the site.

Technical and Market Considerations
Any reuse option will have to be more thoroughly evaluated prior to any decision on implementation, including a detailed evaluation of technical, environmental, market and 
economic conditions.  For example, development of additional electric generating capacity using natural gas would be influenced by the cost of bringing new gas supply to the site 
and long-term estimates of natural gas and electricity prices.  Development of a generating facility using AD would depend upon the availability of suitable organic feedstock.  And 
finally, a cargo facility will be competing with seven New England existing ports stretching from Boston to New Haven.  Prior work in these cities suggests that scrap and 
recyclable material are a market opportunity.   Each reuse option will have its own set of relevant external factors.
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Montaup - Reuse Scenarios

Remediation Costs

Key Considerations
As noted in the Brayton Point section, the Montaup scenarios do not provide detailed 
information on site remediation costs or demolition of existing structures.  Here are 
some general considerations based on the Montaup site:

Site Remediation
The issue of remediation is critical in the reuse of any brownfield site.  In Montaup’s 
case, the AULs will need to be addressed if those areas are disturbed.  There are 171,570 
square feet of AUL regulated area.

The Table below illustrates the estimated costs of soil remediation based on new use 
type.  The following should be noted:

• Costs assume soil management is applied to AUL area only.  Additional soil
management may be required for redevelopment.

• Costs are preliminary, rounded estimates and are not suitable for design costs.
Additional assessments are required for more accurate costs.

• Costs do not include any demolition or hazardous building materials abatement.

Site Demolition
The scenarios do not estimate specific demolition costs for the site and the scenarios 
assume the existing power plant structure remains.  If the owner chose to remove the 
buildings a hazardous building materials investigation would be necessary to help 
define the costs associated with demolition of the structures.  There may be significant 
offsets in demolition costs related to the salvage value of steel. Scrap steel pricing is 
very fluid based on the global demand for steel and the availability of scrap product.

Given the age and use of the site, various hazardous building materials would exist, 
including asbestos, lead paint, oil/hazardous materials, and potential polychlorinated 

biphenyls (PCBs) in building systems (paints, sealants, caulking, siding products, etc.).  

There may also be opportunities for the reuse of coated and uncoated asphalt, brick, 
and concrete (ABC) materials on-site as part of redevelopment.  The mechanical 
processing of these materials for on-site reuse (for example, as fill or roadway material) 
can present significant cost savings if redevelopment scenarios can accommodate 
these materials.  Permitting with the MassDEP through a Beneficial Use Determination 
(BUD) would be necessary for reuse of coated ABC materials.    

Soil Cover 
over Urban Fill

Clean Soil Cap
Multi-Family Residential 
Development

Soil Removal and 
Replacement

1 foot clean 
material over 
identified urban 
fill

2 feet of clean 
material across 
site

Replace top 3 feet of 
material where necessary, 
assume 60% site covered by 
building and paved areas

Remove top 2 feet 
of soil and replace 
with clean material

$230,000-
250,000

$390,000-
420,000

$510,000-530,000
$1,200,000-

1,250,000
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Montaup - Reuse Scenarios
Alternative Ideas Not Explored
The Study Team considered a third scenario that would have incorporated commercial/retail with senior housing on the Business Overlay District zone.  The Study Team test fit 
different building sizes on the site to see what would be possible given the parking requirements.  Test fits help communities understand how much building can be developed on a 
given site.  A test fit takes typical building dimensions and examines zoning and parking requirements and determines through a test model how much building can fit on a property 
and meet the parking, set back and other zoning requirements.  

The senior residential building assumed a single floor 
development to manage construction cost and parking 
impact.  Additional clarity is required to determine what 
the parking requirements are for the typology of senior 
housing (nursing home, assisted living, etc.). One of the 
key lessons from this test fit approach is for the Town to 
carefully consider its parking requirements which can 
have a substantial impact on the development footprint 
and viability of a project. 

This scenario was not pursued further because the 
senior housing would have relatively few units on a 
single floor. A small number of units would likely create 
financial challenges for a viable real estate development.  
If the development were to include a second floor it 
would trigger additional parking requirements.  Also, 
certain types of senior housing may put additional 
demands on emergency municipal services. None of 
these limitations make senior housing impossible, but 
they do make it unlikely.

Other Energy Uses
Additionally, as the scenarios detail there is potential for different energy uses on the site. The most likely uses include solar photovoltaic and anaerobic digestion. More detail on these 
options is in the Montaup – Potential Energy Uses section of this report.
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Montaup - Reuse Scenarios
Scenario 1:  Break Bulk Cargo
Reuse Elements
Scenario 1 would create a break bulk cargo port.  Break bulk is a way of transporting 
cargo as separate pieces rather than in containers.  Examples of break bulk include:  
mechanical equipment, steel, pallets, automobiles and scrap metal.  The lack of rail 
direct to the site means all cargo movements will be dependent on truck traffic.  There is 
a rail line in Fall River and a rail barge option was suggested.  The issues surrounding the 
viability of a rail barge connection to the rail line are addressed in Appendix D. 

Estimated Impacts
This scenario would create a 5.5-acre port landside capacity with a 5 acre landside 
laydown/staging area.  A bulkhead and a pier exist but a more detailed analysis is 
necessary to determine load capacity, which would inform what cargo types are 
possible.  Jobs created would depend on the cargo types so no reasonable jobs 
estimate is possible for this Study; the likely average annual salary per person for port 
jobs created is $40,000.

The local tax revenue will vary significantly depending on the nature of cargo and port 
operations but will not be substantial. Municipal service impact would be minimal.

Regulatory Considerations

Zoning  
Zoning should not be a barrier to Scenario 1, assuming that a break bulk operation would 
be considered an Industrial Use by the Town.  The underlying permitted uses are 
allowed, if they meet the requirements of the development regulations and the 
Massachusetts State Building Code for construction in floodplains and coastal high 
hazard areas.  All new construction within a coastal high hazard area must be located 
landward of the reach of mean high tide.   

Wetlands
Any work occurring within wetlands buffers or the Riverfront Area would require 
approval from the Somerset Conservation Commission. 

Regulated Tidelands
Portions of the salvage facility are likely to be located within Tidelands and the DPA 
would require a Chapter 91 license. A break bulk cargo operation, which typically relies 
upon waterborne shipment of materials, would likely qualify as a water-dependent 
industrial use within a DPA, and be a licensable use under the DEP regulations.

Waste
If soils within the AULs are disturbed and excess soil is generated by these activities, 
Soil Management Plans and possibly off-site soil disposal will be required.
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Montaup - Reuse Scenarios
Scenario 1:  Break Bulk Cargo
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Montaup - Reuse Scenarios
Scenario 2:  Green Energy
Reuse Elements
Scenario 2 would focus on creating green energy as well as providing public access to 
the waterfront through the creation of a park.  It would allocate 5 acres to solar arrays, 

5.5 acres to an anaerobic digester (AD) and 2 acres to a public park.  

Estimated Impacts
This scenario would generate 1MW in solar power and 500 kw from the AD.   It would 
create one to two solar jobs paying $35,000 in average solar salary per person. The 
AD would create four to five jobs paying $40,000 in average salary per person.  Total 
annual wages and benefits are estimated at $175,000.

Revenue generation for the Town for this scenario could range between $30,000 and 
$161,000. Tax impacts are dependent on the nature of any tax agreements entered into 
by the Town and the clean energy developer.  Payment in Lieu of Taxes (PILOTs) are 
common with clean energy development to help make the projects financially feasible. 
It is highly unlikely that the Town will share in any tipping fees generated by the AD.  
The tipping fees will be an important revenue source to support the financial viability of 
the project. 

Municipal services impacts will depend on how the park was developed and managed.

Regulatory Considerations
Zoning  
Zoning should not be a barrier to this scenario assuming that the solar and AD would be 
considered an industrial use and fit within the parameters of the site’s Industrial Zoning 
District.  Additionally, the Somerset Zoning Ordinance establishes specific guidelines for 
the siting of large-scale ground mounted solar facilities. Large-scale ground mounted solar 
facilities have a minimum nameplate capacity of 250 kW-DC and must be installed on at 
least five acres of land.  They are permitted by As-of-Right Site Plan Review from the 
Planning Board.   While certain commercial uses are allowed within the Business Industrial 
Overlay district the current parking requirements may constrain the building size.

Wetlands
Any work occurring within wetlands buffers or the Riverfront Area would require 
approval from the Somerset Conservation Commission.

Regulated Tidelands
The proposed solar array, retail, and commercial elements lie outside of Tidelands and 
the DPA and would not be subject to DEP licensing or CZM review.   If the AD facility is 
positioned close enough to Riverside Avenue to remain outside the limited area of 
Chapter 91 Tidelands jurisdiction, no license would be required for the facility, and the 
DPA designation would have no impact on the project. 

Waste
If soils within the AULs are disturbed and excess soil is generated by these activities, 
Soil Management Plans and possibly off-site soil disposal will be required.

Air Permitting
A turbine(s) to generate electricity from the gas produced from the digester(s), would 
require an air pollution permit from MassDEP. 
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Scenario 2:  Green Energy
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Montaup - Scenarios At A Glance

Economic Capacity

Employment

Municipal Taxes

Municipal Impact

Scenario 1
 Break Bulk Cargo

Scenario 2 
Green Energy 

Power Generation: 
Solar:  1 MW

Digester:  500 kW

Job estimates vary widely 
depending on cargo

Average break bulk salary 
$40,000 per person

Total annual wages & benefits:  
Depends on cargo

Solar: 1-2 jobs at $35,000 
average salary per person

Digester: 4-5 jobs at $40,000 
average salary per person

Total annual wages & benefits:  
$175,000

Vary based on cargo &  port/terminal 
ownership

$30,000 - $161,000 depending 
on nature of PILOT agreement

Depends on park development Depends on park development

Port Capacity:
5.5 acre port landside capacity

5 acre landside laydown area
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Montaup - Scenarios At A Glance

Encourage diversification of uses 
to promote a sustainable tax base

Promote waterfront uses and access

Improve quality of life  (e.g. 
minimize air pollution and noise 
over prior active use, create 
amenities

Leverage existing infrastructure for  
future uses

-

+

+ 

+ 

Design Principles 
These principles were developed through 
community input and were used to guide 
scenario development.

+ 

Scenario 1
Break Bulk Cargo

Scenario 2     
Green Energy 

+ + + +

+ +
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Appendices
All appendices listed below can be found in the companion document for the Reuse Study. 

A:  Site Analysis Technical Memo

http://www.cbuilding.org/sites/default/files/Somerset_Technical_Memo_Final.pdf

B:  Montaup and Brayton Point Site Book
http://www.cbuilding.org/sites/default/files/SomersetSiteBook_HardCopy_Apr6.pdf

C:  Definitions & Acronyms

http://www.cbuilding.org/sites/default/files/DefinitionsAcronymsv2.pdf 

E:  Scenario Public Comments & Responses

F.  Meeting Notes

Community Meeting #1

http://www.cbuilding.org/sites/default/files/SomersetReuseKick-OffMtgSumv1.pdf

Community Meeting #2

http://www.cbuilding.org/sites/default/files/SomersetMeeting2_Summary_vf.pdf

Community Meeting #3

http://www.cbuilding.org/sites/default/files/2015_0616_Somerset_Mtg3Summary.pdf
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D:  Rail Barge Information
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