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DRAKE 
September 10, 2008 

Mr. John Hnat 
Wisconsin Department ofNatural Resources 
2300 North Martin Luther King Jr. Drive 
Milwaukee, WI 53212-3128 

RE: Bishop's Creek Community Development Corporation Property
Lot 2 Site Redevelopment Workplan 
4763 North 32nd Street, Milwaukee, Wisconsin. 
DNRBRRTS 02-41-306192; FID: 341055770; Drake Project J04013 

Dear Mr. Hnat: 

Attached please find the Lot 2 Site Redevelopment Workplan associated with the 

proposed redevelopment activities at the Bishop's Creek Community Development 

Corporation's (BCCDC's) Brownfield Redevelopment Site located in Milwaukee, 

Wisconsin. The Lot 2 Workplan provides a summary of the environmental conditions 

associated with this area of the BCCDC Brownfield Redevelopment site and identifies the 

anticipated methods, techniques and practices which are intended to address these 

conditions during the redevelopment at the site. This letter and the attached Lot 2 Work 

plan follows the August 2008 meeting between the Department, BCCDC, and 

CommonBond. 

As was discussed at the August 12 meeting, the parties are seeking a "comfort letter" 

from the Department regarding the remaining work that is to be done at Lot 2. The Lot 2 

work plan has been prepared to specify the tasks that must be undertaken in order to 

achieve closure for the known environmental conditions that exist at Lot 2. Therefore, 

the comfort letter would indicate that the Department has reviewed the Lot 2 work plan, 

and that the Department concurs that, once the work plan has been implemented, it should 

lead to a successful closure of the known environmental conditions at Lot 2. (Obviously, 

if additional environmental conditions are discovered that require additional investigation 

and remedial action, those will need to be addressed pursuant to Wisconsin law.) 

530 South 11th Street • Milwaukee, WI 53204 
Phone: (414) 384-1440 • 1 (800) 853-8440 • Fax: (414) 384-4344 • www.drake.cc 



If you have any questions or need additional information regarding the attached Lot 2 

Workplan, please call us at (414) 384-1440. 

Respectfully, 
DKAKE ConsultingGroup2 LLC 

Project Director 

Cc: Bishop Sedgwick Daniels 
John W. Daniels Jr., Esq. & George J. Marek, Esq. 
Daren Daniels- Holy Redeemer COGIC 
Andre Townsel, Esq. 
Ellen Higgins - CommonBond 
Michael H. Simpson, Esq. 

/A------
Chelsea M. Corson 
Project Manager 



LOT 2- SITE REDEVELOPMENT WORKPLAN 

BISHOP'S CREEK COMMUNITY DEVELOPMENT CORPORATION 

BROWNFIELD REDEVELOPMENT PROJECT 

4763 NORTH 32ND STREET 

MILWAUKEE, WISCONSIN 

This Lot 2 Site Redevelopment Workplan (Lot 2 Workplan) has been prepared to provide 

a framework for the redevelopment activities associated with CommonBond 

Communities ' proposed Bishop's Creek Housing Project which will be constructed 

within the boundaries of Lot 2 of the Bishop ' s Creek Community Development 

Corporation (BCCDC) brownfield redevelopment site located at 4763 North 32nd Street. 

Specifically, the Lot 2 Workplan aims to provide the WDNR with an understanding of 

the proposed redevelopment activities being contemplated for the area within Lot 2 and 

of the proposed remedial actions which are anticipated to address potential direct-contact 

risk concerns, reduce the contaminant mass at the site via source removal , and reduce the 

potential for future threat to groundwater via site capping activities, as well as to address 

the specific environmental conditions identified during a recent meeting with the WDNR 

with regard to the proposed redevelopment activities at Lot 2. The Workplan has also 

been prepared to address several of the issues identified in the WDNR's correspondence 

dated August 14, 2008 as they relate to the Lot 2 site. 

DELINEATION OF PROPERTY/SITE BOUNDARIES 

The attached figure, entitled "Exhibit A," depicts the proposed Certified Survey Map 

associated with the division of the Master BCCDC site, which comprises approximately 5 

acres of land near the intersection of Hampton A venue and 32nd Street in the City of 

Milwaukee, Wisconsin. The proposed subdivision of the property will result in the 

creation of Lot 1, Lot 2 and Lot 3 as depicted on the figure. 

For the purpose of conducting the CommonBond Communities portion of the 

redevelopment activities, BCCDC will work with the WDNR to have a new Bureau for 

Remediation and Redevelopment Tracking System (BRRTS) number assigned to Lot 2, 

in order to provide for a more streamlined approach to addressing the environmental 

conditions associated with the Lot 2 site. The issuance of this BRRTS number will also 



allow for the Lot 2 site to achieve case closure independent of the remainder of the 

BCCDC site (BRRTS No. 02-41-306192), pending the completion of the required 

environmental activities associated with the environmental conditions associated with the 

Lot 2 site as outlined in the Lot 2 Workplan. Following the submittal of the Lot 2 

Workplan, BCCDC will work with the WDNR to have the new number assigned for the 

Lot 2 site. 

As the Department is aware, the Wisconsin Department of Commerce has already issued 

a Leaking Underground Storage Tank (LUST) site identification number for two LUST 

sites which are located within or near the proposed Lot 2 boundary depicted in the figure 

entitled "Exhibit A." The Commerce Identification Number (COMM Id. ) assigned to 

the two LUST sites is 53209-6083-63 . There are two reported occurrences ("A" & "B") 

associated with COMM Id. 53209-6083-63 at the BCCDC site. The LUST sites are 

located near Building #16 and Building #17. 

t,t, i ~ 
/ 

The Building # 16 LUST site is identified as Occurrence ID# 18902 (Occurrence "A") and ?-. 
the Building #17 LUST site is identified as Occurrence ID#18903 (Occurrence "B"). - 1.-c-1"" 
The WDNR has previously granted closure of the Building #16 LUST site, and has 

required no further action with regard to this release. The Building #16 LUST site is 

located within the northern portion of Lot 2. The Building #17 LUST site is located in 

the central portion of Lot 2, near the northwestern corner of the existing Building #17 

location. 

DESCRIPTION OF PROPOSED IMPROVEMENTS - LOT 2: COMMONBOND 

COMMUNITIES HOUSING PROJECT 

The current plans for the Lot 2 site include the construction of a multi-story residential 

complex. The proposed construction of this complex constitutes the first phase of the 

redevelopment of the BCCDC brownfield site. 

The redevelopment plans for the Lot 2 site include the razing/demolition of the existing 

buildings located within the Lot 2 boundary (primarily Building #17). A buffer zone will 

be established around Lot 2 so that new construction activities can be commenced. 

BCCDC has contracted with a licensed asbestos and lead-based paint abatement firm 

(Braxton) to provide appropriate pre-demolition abatement/removal of these materials 



from the site in order to allow the selected demolition contractor (Cream City) to 

raze/demolish the targeted structures in accordance with all appropriate local, state and 

federal regulations. 

The razing/demolition activities will include the removal of all footings, foundations, 

basements, etc. and will include the capping, abandoning, sealing, grouting, or removal 

of other appurtenances and utility lines which are not anticipated to be re-used for the 

project. These activities will minimize and/or eliminate the presence of preferential 

pathway migration routes at the site. Representatives of Drake will be on-site during the 

demolition of the structures within the Lot 2 site and will evaluate these potential 

pathways (including the grated drains within the sub-basement of Building # 17) with 

regard to the potential for contamination to be present within these corridors. Preferential 

pathway migration routes in the vicinity of Lot 2 will also be assessed during the general 

site grading operations, in accordance with the soon to be finalized Master Site 

Redevelopment Workplan/Soil Management Plan. 

The new facility will overlie the former location of Building #17, which is located 

adjacent to 32nd Street. The new facility will also overlie the former east-west access 

drive which formerly serviced the BCCDC site. Although the proposed residential 

facility will overlie the Building #17 leaking underground storage tank (LUST) site, the 

hot-spot removal of petroleum-contaminated soil will be conducted in the vicinity of the 

former location of the LUST. Hot-spot removal will be undertaken to the extent 

necessary to eliminate the risk to human health and the environment from this LUST site. 

the newly constructed building will act as both a barrier to the direct-contact exposure 

pathway and as an impermeable cap which will reduce future infiltration and minimize 

future threat to groundwater from the LUST site. 

The proposed residential facility will be constructed utilizing a "slab-on grade" building 

technique. This method will result in the construction of a barrier (first floor slab) which 

will eliminate or significantly reduce the potential for direct-contact with any residual 

soil contamination. The elimination of basements from the project design will also result 

in the elimination of risk associated with vapor/gas migration into such "basement" areas. 

The construction of the "slab-on-grade" first floor will also involve the installation of a 

moisture-barrier above a sub-grade granular material which will minimize potential 

moisture and vapor accumulation within the facility. Recommendations for sealing 

utility/plumbing connections have also been provided to the Department to reduce the 



risk of vapor transmission into the built environment, especially in the areas where 

petroleum soil contamination had been identified. 

LOT 2 - WORKPLAN DISCUSSION/MEETING WITH WDNR 

In response to the recently submitted "draft" Master Site Redevelopment Workplan/Soil 

Management Plan Report which addressed the entire BCCDC redevelopment site, 

WDNR representatives John ("Jay") Hnat and Mark Davis met with representatives of 

BCCDC, its consultant (Drake Consulting Group) and representatives of CommonBond 

Communities (Attorney Michael Simpson of Reinhart, Boerner, et. al. attended the 

meeting). 

During the meeting, copies of the proposed redevelopment plans including architectural 

plans prepared by Continuum Architects and site grading/elevation plans prepared by 

Graef Anhalt Schloemer were distributed. Copies of these plans are also attached to this 

Workplan. In addition, a site diagram depicting the soil boring/monitoring well locations 

for the entire Bishop's Creek Brownfield Redevelopment Project Site were distributed 

along with the tabulated analytical data from these locations. A copy of this previously 

distributed information is also attached to this Workplan for reference. 

As a result of the meeting between the parties, it was determined that the formulation of a 

W orkplan designed to address the remaining environmental conditions specific to the 

proposed redevelopment of Lot 2 would be of benefit to all parties. The formulation of 

the Workplan included a contingency protocol, which is included as an ancillary portion 

of the Lot 2 W orkplan. 

LOT 2- ENVIRONMENTAL CONDITIONS 

The environmental conditions remaining to be addressed which are specific to Lot 2 

consist of the following: 

• The presence of an "open" LUST site (Building #17 LUST site) 

• The presence of pooled water within the sub-basement of Building #17 

• The potential presence of a high-capacity well within the sub-basement of 

Building #17 



• The observed tank within the sub-basement of Building #17 (believed to be 

associated with the high-capacity water supply system) will be evaluated to 

determine its prior use/contents/purpose, if possible 

• The presence of soil contamination within the proposed playground area at Lot 2 

and other potential direct-contact soil risk exposure areas 

• The potential presence of asbestos containing building materials (ACBMs) and 

lead-based paint (LBP) materials in structures slated for demolition 

• Development of a contingency protocol to inform the WDNR of newly discovered 

conditions 

For the purpose of the Lot 2 Workplan, the environmental conditions identified above 

form the basis for environmental work associated with the proposed redevelopment of 

this area and represent the conditions present at the site which must be addressed in order 

for the Lot 2 site to achieve regulatory closure from the WDNR. 

As was discussed during the meeting with the WDNR, the overall BCCDC Brownfield 

Redevelopment Project Site has historically exhibited little evidence of pervasive, 

widespread groundwater contamination and as such, remedia1 ion of groundwater is not 

anticipated to be integral to the successful overall environmental remediation or 

redevelopment of the BCCDC site or the Lot 2 site. A combination of engineered 

controls (including paving, construction of buildings, site capping, etc.) will be 

implemented throughout the redevelopment of the site, and the planned redevelopment 

activities will reduce the potential future threat to groundwater resulting from the 

observed incidence of soil contamination at the site. Although current groundwater 

conditions do not indicate pervasive, widespread groundwater contamination at either the 

Lot 2 or the larger BCCDC site, post-development groundwater monitoring of both the 

Lot 2 and larger BCCDC site will be addressed (if necessary to obtain closure from the 

WDNR), via the installation of select monitoring wells. 

If site conditions require placement of the sites on the WDNR's groundwater GIS 

Registry, both the Lot 2 site and the BCCDC site will be placed on the groundwater GIS 

Registry. Placement of these sites on the GIS Registry is not anticipated to have any 

marked effect on the prospect for redevelopment of these sites, because the sites are 

serviced by a municipal water supply system and local ordinances prevent the installation 

of potable wells at the sites. 



WORKPLAN COMPONENTS 

BUILDING #17 LUST SITE- HOT SPOT SOIL EXCAVATION 

The hot-spot petroleum contamination soil removal activities associated with the 

Building #17 LUST site will be overseen by Drake. BCCDC intends to have Drake 

coordinate the completion of this activity with the remainder of the site redevelopment 

activities. 

The removal of petroleum contaminated soils in the vicinity of Building #17 will result in 

either the off-site disposal of excavated materials or disposal of the resultant soils at a 

WDNR-approved soil management area within the larger BCCDC site (which will be 

located outside of the boundary of Lot 2 and related buffer area). Drake will follow its 

standard operating procedures for confirmation sampling following hot-spot soil 

excavation. Depending on the size of the excavation, an appropriate number of post

excavation soil samples will be obtc.ined to verify the removal of contamination and to 

provide an assessment of the amount <md type of C0!1tamination r ~maining in place, if 

any. Drake's standard procedures include the collection of sidewall samples and floor 

sample(s) depending upon the size of the excavation. 

CHARACTERIZATION/DISPOSAL OF POOLED WATER WITHIN BUILDING 

#17 SUB-BASEMENT 

As discussed with the Department, the sub-basement of Building #17 presently contains a 

significant quantity (>5,000 gallons) of pooled water, which may have come into contact 

with contaminants. The source of some of the pooled water is likely associated with the 

lack of an intact roof structure overlying Building #17 (i.e. openings are present in the 

existing roof structure which allows precipitation in the form of rain and snow to drain 

into the sub-basement). Additionally, some of the pooled water may have been conveyed 

to the sub-basement area via overland drainage during fire-suppression activities 

conducted at the site. 

Prior to the demolition of the Building #17 structure, the pooled water will be tested for 

contaminants and the results will be evaluated in order to determine the proper disposal of 

these liquids. If the pooled water requires environmental management, BCCDC will seek 



both City and treatment facility approval to discharge the pooled water to the Milwaukee 

Metropolitan Sewerage District's treatment facility. If testing of the water indicates that 

conveyance and discharge to the storm-water system servicing the site is acceptable, the 

pooled water will be pumped at a permissible discharge rate into the storm-sewer system 

or an alternative option will be implemented. 

At the time of the completion of this report, Drake has submitted a representative sample 

of the pooled water to an analytical testing laboratory and is awaiting the results of the 

testing. Depending upon the outcome of the testing, a proper method of disposal will be 

implemented. 

POTENTIAL ABANDONMENT OF HIGH-CAPACITY WELL LOCATED 

WITHIN BUILDING #17 

As discussed with the Department, a high-capacity well is believed to be located within 

the sub-basement of Building #17 on the Lot 2 site. The high capacity well will be 

abandoned prior to the constmction of the CJm!llorBond facility if it is located within the 

Lot 2 site. 

Following the demolition of Building #17, access to the sub-basement of Building #17 

will be more readily obtainable and such access will therefore allow for proper well 

abandonment procedures to be conducted. The high-capacity well abandonment will be 

conducted in accordance with applicable WDNR requirements, or if necessary by virtue 

of site conditions, variances from the specified abandonment requirements will be 

requested from the appropriate WDNR Water Supply Program representative (Sharon 1 C J \ 

Schaver, at present). If site conditions allow, a representative sample of the water from / e-' \ 
the high-capacity well will be submitted for laboratory analysis, per the WDNR's request. 

In accordance with the WDNR's request, Drake has contacted a representative of the 

WGNHS with regard to the planned abandonment of the high-capacity well. 

The construction of the new residential structure (cap) over the former location of the 

high-capacity well will also minimize and largely eliminate potential contaminant 

infiltration to the underlying aquifer via downward migration in the vicinity of the former 

high-capacity well . 



SOIL CONTAMINATION - DIRECT CONTACT RISK MITIGATION AT 

PLAYGROUND AND NON-CAPPED AREAS WITHIN LOT 2 

As depicted in the attached site grading figures, it is anticipated that the general grading 

of the site will result in a situation whereby some areas of the site may exhibit the 

potential for direct-contact risk (i.e. the presence of accessible contaminated soil is 

located within four feet of ground surface elevation). At those areas of the site where 

direct-contact does present an issue, engineered barriers (e.g. liners, clay caps, berms, 

swales, etc.) may be placed to minimize the potential for direct-contact; impaired soil 

may be excavated and properly disposed, or alterations to the proposed plan elevations 

maybe made. 

Dependent upon the establishment of final design elevations, the proposed playground 

area may require additional remedial measures to be undertaken. If the playground / 

elevation places the direct-contact soil at an accessible position relative to ground surface, 

excavation of the underlying contaminated soils may be required. 

ln the event that site grading operations cause direct-contact issues to be present, the 

direct-contact issues will be addressed and the contaminated soil will be either managed 

via off-site disposal or the implementation of other capping/barrier techniques, as 

discussed earlier in this report. 

The primary determining factor with regard to the placement of capping or barriers will 

be the need to eliminate direct-contact risk (i.e. if contamination above permissible levels 

is present within 4 feet of final ground surface, it will need to be addressed via removal or 

capping/barrier techniques). 

ACBM/LBP PRE-DEMOLITION ABATEMENT ACTIVITIES 

BCCDC has required its contractors to conduct the proposed abatement/razing/demolition 

activities at the site in accordance with all local, state and federal regulations. A 

representative of the WDNR (Mark Davis) has been provided with copies of the pre

demolition asbestos reports which contain information regarding the presence of ACBM 

or LBP materials previously identified in the stmctures within Lot 2. Mr. Davis has also 

conducted site visits to monitor the progress of the on-going ACBM and LBP abatement 

activities which are being conducted by Braxton Environmental, Inc. 



Following the completion of the abatement activities, the demolition contractor (Cream 

City) will then initiate the razing/demolition activities for the structures located within the 

boundary of Lot 2. As indicated above, BCCDC has required its contractors to conduct 

the proposed work in accordance with all local, state and federal regulations. 

CONTINGENCY PROTOCOL 

The Lot 2 Workplan also includes a contingency protocol which will be used to alert the 

WDNR to the discovery of unanticipated conditions if they arise. 

As the Department is aware, certain "clean-sweep" activities have already been conducted 

at the site, which have reduced the possibility of discovering unknown hazardous or non

hazardous materials at the site. The "clean-sweep" activities resulted in the removal of 

the accessible and visually apparent drums, containers, and other associated items which 

may have affected future redevelopment activities. 

In the event that previously unknown USTs, drums, or other regulated items aJe .,., N~ l 

~ encountered during the site redevelopment activities, the WDNR will be contacted in 

order to inform the Department of the discovery of unknown conditions, and to 

coordinate appropriate actions to address these "unknown" conditions. 

The contingency protocol outlined above will also be used if conditions arise such that 

additional contaminated soil is identified beyond the known "hot-spot" areas near the 

proposed playground area and the Building #17 LUST site. In such a situation Drake 

personnel will respond, as necessary (for example, during the Lot 2 grading operations) in 

order to field-screen, further evaluate and if necessary, remediate suspect areas of 

contamination which may be encountered. 

SUMMARY OF WORKPLAN OBJECTIVES 

As detailed in the Lot 2 Workplan, the proposed activities seek to address the presence or 

potential presence of contaminated soils, pooled water, a high-capacity well, ACBM and 

LBP materials, and provide for a mechanism with which to address newly discovered 

conditions at the site if they are encountered. 



Following the completion of the remedial activities contained within this Lot 2 Workplan, 

an evaluation of site conditions will be conducted and recommendations for closure of the 

Lot 2 site will be made to the Department based on the anticipated mitigation of all 

known environmental risks associated with the Lot 2 site. 



Following the completion of the remedial activities contained within this Lot 2 

Workplan, an evaluation of site conditions will be conducted and recommendations for 

closure of the Lot 2 site will be made to the Department based on the anticipated 

mitigation of all known environmental risks associated with the Lot 2 site. 
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!SYMBOl I BOTANICAL NAME !COMMON NAME S!ZE SPACING I MATURE SIZE 
I I ! ! 
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Swale Seed Mix 
Apply Saed at a rate or 27.52lbsJAcre 
Botanical Nama 

Pennanent OrnseeiSed es: 
Alll1/Ul<."lQOIIQill<lJ'dJi' 

Car~>-~ oomostt 
Ctlrtl')('Cristett>Ua 
Csrex lurtQs 
Care:~: spargamordes v. cephalotd"!!a 
CsrBx vul mordsa 
FlmiiSIIr t111CIJ.<J 

Glyctme sm8fe 
Pamcum vt arum 
Set usatrovrrens 
Set usc nnus 
Spartin11 pec/malfl 

Temporary Cover. 
Avena saiNa 
Lohwn mvllrflowm 

Forbs: 
All.<>mll 'I 

Asc/l'lpm., incf!m~fR 
A 5l19r novee-BnQI•afl!t 
Coroo sts tn tens 
Eu alomJm mact1/atum 
Iris v1 inica 
IIHin'l.'llllt:~fi'J 

Lol>el!a cardrnahs 
1 obR/13 !II hlllttC~ 

So rttanalatrfolta 
Sri IIIUfll tOJte/Jrn/lllnacetlm 
Verbena hasfa/a 
Ziz1a aurae 

PLS 
Common NamiJ OunciJsfAcriJ 

Bi. Bluestem 12.00 
flnstl Sedge ') 00 
Crf!ste<l Ovai-Se<:! e 2 00 
Bottle Brush Seo e 2 t:~O 
Rough Clusl>:~red SMoa 3 00 
Brown Fox Sedge 3 00 
Vir rma W1ld R e a 00 
FOWl Menna Grass 1 00 
s-,...,tchGrass 2.00 
Dark Green Rush 2 00 
WoolGrass 050 
Pra•ne Cord Grass 2 50 

Total 40.50 

Cornmon Oat 360.00 
Annual R e 28 00 

Total 388.00 

Water Planta•n Vano1.1s Mn( 1 00 
Swamp Milkweed 2.00 
New En1rand Aster 0 50 
Tall Coreops1s 2 00 
Spotted Joe~Pye Weed 0 25 
Blue Fla Ins 3 00 
Marsh Blaz1n Star 2 00 
Cardinal Flower 0 25 
Great Hiue Lobel•a 0 bO 
Aroad Leaf ArrowMead 0 75 
P1a1ne Dock 1.00 
Blue Verva1n 1 00 
Golden Alexanders 0 75 

Total 15.00 

NO MOW LAWN SEED MIX 
(As Mfg. By Prairie Nursery) 
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