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1.0 Introduction

This Analysis of Brownfields Cleanup Alternatives (ABCA) was prepared for the Frankford
Transportation Center Transit Oriented Development Site (the Site). This ABCA was prepared on
behalf of Frankford Community Development Corporation (Frankford CDC), a 501 (c)(3), Non-
profit Organization through funding provided by the Philadelphia Industrial Development
Corporation (PIDC) under an EPA Remediation Revolving Loan Fund (RLF) Grant
Redevelopment of the Site. The Site will be remediated using loan funding from PIDC’s EPA RLF
Cooperative Agreements BF96349201 and BF95323401. The qualified Environmental Consultant
on the project is Verdantas LLC (Verdantas). The RLF Borrower is Frankford CDC. PIDC
manages the project on behalf of Frankford CDC.

The purpose of the ABCA is to evaluate brownfield cleanup alternatives that will remediate or
control contaminated media identified at the Site to provide protection of human health and the
environment. The ABCA includes information about the site and its previous use, site assessment
activities/findings, applicable regulations and cleanup standards, an evaluation of cleanup
alternatives considered, and the recommended cleanup alternative.
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2.0 Site Description, Current and Historical Uses

The Site consists of an irregularly shaped parcel of land located at 5129-35, 5119-25, 5113-17
Frankford Avenue, and 5102 Darrah Street, Philadelphia, Philadelphia County, Pennsylvania.
The subject property totals approximately 2.43 acres in size and is identified as Tax Parcels
882096000, 882754900, 885877900, and 622222400. The Site is zoned as “CMX-2”
(Neighborhood Commercial Mixed-Use-2) and “RM-1" (Residential Multi-Family-1). The subject
property is occupied by a 36,000 square foot commercial building and a 2,888 square foot
commercial building. Both buildings are currently vacant. The location of the Site is shown
below.
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Figure 1: Site Location and Setting

A Phase | Environmental Site Assessment (ESA) identified former uses of the Site included: auto
repair, service stations, and a gasoline station. A 550-gallon buried gasoline UST was shown on
historic mapping. These historical uses were identified as a recognized environmental condition
(REC) due to the potential prior storage of currently regulated petroleum products and other
chemicals. Also, petroleum impact to the subsurface soils, including odors on the soils and free
phase petroleum, were observed in geotechnical soil borings. The presence of apparent
petroleum impact to the subsurface is a REC for the Site.
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3.0 Environmental Investigations & Supporting Documentation

3.1 Reference Documents
The ABCA was developed using the following documents:

» A document titled: “Revolving Loan Fund Program Cleanup Information Needed for
Property and Borrower/Subgrantee Eligibility Approval” and dated April 12, 2023,
completed by Frankford Community Development Corporation (FCDC).

FCDC IRS Determination.

Proposal for Environmental Services dated January 12, 2023, and prepared by RT
Environmental Services.

» Environmental Budget document dated January 13, 2023, and prepared by RT
Environmental Services.

» Phase | Environmental Site Assessment (ESA) report prepared for 5129-35, 5119-25,
5113-17 Frankford Avenue, and 5102 Darrah Street, Philadelphia, Philadelphia County,
Pennsylvania dated December 7, 2022, and prepared by RT Environmental Services.

» Phase Il ESA report prepared for 5129-35, 5119-25, 5113-17 Frankford Avenue, and 5102
Darrah Street, Philadelphia, Philadelphia County, Pennsylvania dated December 21,
2022, and prepared by RT Environmental Services.

3.2 Current Environmental Status

According to the Phase | ESA, environmental investigations identified the following polynuclear
aromatic hydrocarbons (PAHSs) in soils at concentrations that exceeded the Pennsylvania’s
Department of Environmental Protection (PADEP) Land Recycling and Remediation Standards
Act (Act 2) residential Statewide Health Standards (SHS): benzo(a)athracene, benzo(a)pyrene,
benzo(b)fluoranthene, and dibenzo(a)anthracene. However, the Site attained the non-residential
SHS for sail.

For groundwater, benzo(a)pyrene, benzo(b)fluoranthene, benzo(k)fluoranthene,
benzo(g,h,i)perylene, indeno(1,2,3-cd)pyrene and dissolved lead were identified at
concentrations that exceeded the Act 2 residential SHS.

The site was closed under a Site-Specific Standard using pathway elimination and institutional
controls limiting the Site to nonresidential use and restricting the use of groundwater. An
environmental covenant was recorded for the Site on May 4, 2016, establishing the Activity & Use
Limitations as follows:

Residential Use. Until such time as a party demonstrates attainment of one of a combination of
unrestricted standards under Act 2 for the regulated substances identified in soil at the Site
exceeding residential SHSs, as evidenced by PADEP’s written approval of a final report, the Site
shall only be used as a nonresidential property as defined under Act 2.

Groundwater Use. Until such time as a party demonstrates attainment of one of a combination of
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unrestricted standards under Act 2 for the regulated substances identified in soil at the Site
exceeding residential SHSs, as evidenced by PADEP’s written approval of a final report,
groundwater at the Site shall not be used for any purpose; provided, however, that nothing therein
shall prohibit the collection of groundwater samples or the installation of groundwater monitoring,
recovery, of extraction wells or similar devices used for or related to the performance of
groundwater assessment or remediation activities.

3.3 Known Environmental Conditions

In addition to the soil and groundwater impact discussed previously, several subsequent
environmental investigations were conducted by Frankford CDC as part of their due diligence
prior to acquiring the Site. The Phase | ESA identified Recognized Environmental Conditions
(RECs) related to the historic uses of the site and adjacent drycleaner operations.

» Based on discovery of "product" and odors observed during preliminary geotechnical
borings, in December 2022, Frankford CDC further engaged RT to prepare a Phase Il Soll
and Soil Vapor Investigation on the site. The Phase Il Soil and Soil Vapor Investigation
report was prepared December 21, 2022. The additional Phase Il assessment identified
metal impacts in soil exceeding the applicable PADEP Statewide Health Standards at two
locations and petroleum product present at one location.

» Based on RT's findings of the December Phase Il ESA, Frankford CDC engaged RT once
again in January 2023 to complete soil delineation activities to determine the vertical and
horizontal extent of the metal exceedances in soil and the extent of petroleum present at
the site.

» The Phase | ESA identified an abandoned in-place a 550-gallon gasoline underground
storage tank in the sidewalk near the northern border of the Site.

3.4  Proposed Project

The proposed redevelopment of the Site will convert a currently vacant and underutilized property
to a catalyst for further growth and investment along Frankford Avenue as well as provide much
needed access to affordable housing, healthy food and essential health services in a historically
underserved community. Also, the proximity of the Site to the Frankford Transportation Center, a
major public transit hub, makes it an ideal site to promote walkable and connected communities
near transit.

This proposed development is consistent with the goals and recommendations in the City of
Philadelphia’s 2035 Comprehensive Plan and the Delaware Valley Regional Planning
Commission, both of which call for high-impact transit-oriented developments that will increase
housing and commercial around transit center. Furthermore, the proposed development is
consistent with the specific recommendation to develop a health and wellness center adjacent to
the Frankford Transportation Center.

However, due to the restriction imposed on the use of the Site, Frankford CDC proposes to re-
enter the Site in PADEP’s Act 2 program to achieve the Site-Specific Standard for Residential
Use. Through this remediation, the overall project can be completed, which specifically involves
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the demolition of the existing buildings and new construction for use as a supermarket and health
center, as well as providing additional retail on the ground floors with 3-4 floors of housing above
the commercial use spaces.

3.5 Planned Remediation
Remedial activities include:

Asbestos abatement of existing buildings.
Soil excavation and disposal

Removal of the UST in the sidewalk

vV v v Y

Vapor barrier design, planning, and installation.

These remedial activities coupled with redevelopment, which include building foundation and
pavements, will serve as a cap across the Site. This remedial plan will allow for the
demonstration of attainment of the residential SHS using engineering and institutional controls.
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4.0 Applicable Regulations and Cleanup Standards

PADEP Technical Guidance Manual

The Land Recycling Program Technical Guidance Manual (TGM) has been revised and was
finalized on January 19, 2019. The TGM provides guidance for implementing the Chapter 250
regulations promulgated pursuant to the Land Recycling and Environmental Remediation
Standards Act (Act 2 of 1995). An addendum to the TGM that provides guidance on the use of
caps at Act 2 sites was published in DEP’s eLibrary on Friday, March 26, 2021. The addendum
is titled “APPENDIX II-A: THE USE OF CAPS AS ACTIVITY AND USE LIMITATIONS” and is an
appendix to Section Il of the TGM.

PADEP Statewide Health Standards (SWH)

The SWH tables present the revised statewide health standards that were published
November 20, 2021, in the PA Bulletin. These standards became effective on that date. Any final
report or remedial action completion report using the statewide health standard that is submitted
on or after November 20, 2021, must demonstrate attainment of the standards in these tables in
order to receive the liability relief afforded by Act 2.

Removal of Underground Storage Tanks

The removal of underground storage tanks is regulated by the Pennsylvania Department of
Protection (PADEP) under 25 Pa. Code §245 Subchapter D. Corrective Action Process for
Owners and Operators of Storage Tanks and Storage Tank Facilities and other Responsible
Parties (25 Pa. Code 245 §301-314). This regulation establishes the requirements for suspected
releases and releases of regulated substances from storage tank systems regulated under the
act.

Management of Fill

Soils removed from the Site must be managed in accordance with PADEP’s Management of Fill
Policy, Document Number 258-2182-773, dated January 1, 2020. This policy provides DEP’s
procedures for determining whether fill is “clean fill,” as defined in the municipal and residual
waste regulations at 25 Pa. Code § 271.1 and § 287.1, respectively, or “regulated fill,” as defined
in this policy. Regulated fill may not be used outside of a project area or right-of-way of a project
unless a Solid Waste Management Act (SWMA) permit has been issued to the person using the
regulated fill.

Asbestos Abatement

Asbestos is regulated by Federal regulations 40 CFR Part 61 (NESHAP), 40 CFR Part 763
(AHERA), and the Resource Conservation Recovery Act (RCRA). Locally, abatement of
asbestos containing materials (ACM) is regulated by the City of Philadelphia Air Management
Services (AMS) under The Asbestos Control Regulation (ACR). A 10-day notification to the
AMS/EPA is required prior to the removal of ACM. Abatement contractors must be licensed by
the City of Philadelphia. An Asbestos Project Inspector licensed by the City of Philadelphia is
required to provide third-party oversight of abatement activities under the ACR.
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5.0 Evaluation of Cleanup Alternatives

5.1 Cleanup Alternatives and Estimated Costs

Three alternatives were considered for addressing the identified contaminants.
SOILS

Alternative #1: No Action

This alternative would involve no action, leaving the Site in its current condition. The primary
advantage to this alternative is cost savings — there would be no costs incurred if none of the
actions are taken. Based on a review of the analytical data collected at the Site, exceedances
of the residential direct contact or soil to groundwater SHS have been reported at the Site for
contaminants of concern (COCs), including VOCs, PAHs, and metals. The potential
nonresidential direct contact or soil to groundwater pathways related to impacted soils at the Site
would need to be addressed based on the potentially complete exposure pathways for future
residential use. The no remedial action option would not allow the Site to be redeveloped for the
intended future use (mixed commercial and residential).

Alternative #2: Complete Removal of Impacted Soil

The soil impacts identified at the Site are primarily associated with the historic fill materials
placed at the Site. This historic fill layer is present in thicknesses of up to 15 feet or greater
throughout the entire Site. Given the nature of the impacts identified in soil at the Site,
remedial excavations to address soil impacts would likely require the removal of all of the
historic fill materials placed at the Site due to the heterogeneous nature of the historic fill and
the distribution of materials impacted by COCs. Based on the size of the property and volume
of historic fill which would need to be removed and transported offsite for disposal, this option
would not economically feasible.

Alternative #3: Targeted Soil Excavation/Onsite Capping

The impacted historic fill materials are already capped across the Site as part of the existing
nonresidential developments at the Site. The planned mixed commercial and residential
redevelopment of the Site will also result in the Site being completely capped following the
completion of the construction which would effectively eliminate the potential direct contact
exposure pathways from the impacted historic fill and would also reduce stormwater infiltration.
The capping plan would involve minimal disturbance or management of the impacted historic fill
present at the Site. Onsite capping would have minimal financial impact since these capping
operations would be incorporated into the existing redevelopment plan and construction
operations at the Site. The onsite capping of the materials is therefore the most feasible remedial
approach for soil at the Site. A targeted soil excavation will be completed to address the
petroleum impacted soils prior to construction operations at the Site to remove the petroleum to
the extent practical.

Soil excavation and disposal, tank removal and installation of a vapor barrier for the proposed
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building are estimated to be $274,250.00.

Groundwater

Alternative #1: No Action

This alternative would involve no action, leaving the Site in its current condition. The primary
advantage to this alternative is cost savings — there would be no costs incurred if none of the
actions are taken. Based on a review of the analytical data collected at the Site, exceedances of
the residential groundwater SHS have historically been detected at the Site for contaminants of
concern (COCs) including volatile organic compounds (VOCs), PAHs, and metals, and only
PCE (tetrachloroethene) has been detected above residential SHS during recent sampling
completed in 2023 in one Site well. The no remedial action option would not allow the Site to be
redeveloped for the intended future use (mixed commercial and residential). The potential
residential groundwater pathways would need to be evaluated because the previous Final
Report assumed nonresidential use and additional data would be needed to demonstrate
attainment of the residential groundwater SHS.

Alternative #2: Active Groundwater Remediation

Based on a review of the analytical data collected at the Site, exceedances of the residential
groundwater SHS have historically been detected at the Site for COCs including VOCs, PAHSs,
and metals. PCE was the only constituent of concern detected above residential SHS during
recent sampling completed in 2023 in one Site well. The preliminary groundwater models
completed for the current PCE concentrations, and the previous models completed to support
the 2015 Act 2 Final Report, did not identify any completed groundwater receptor pathways.
Since groundwater at the Site will not be used and no sensitive receptors were identified within
the modeled plume extents, active groundwater remediation will not be needed to attain a
residential SHS or SSS for the Site.

Alternative #3: Groundwater Monitoring

The Site previously attained nonresidential SHS or SSS for groundwater. The final report did not
identify any groundwater users in the vicinity of the Site and no new groundwater users in the
Site vicinity were identified during the 2022 through 2024 remedial investigations. During 2023
groundwater sampling, PCE was detected above residential SHS in one Site well. A quarterly
groundwater monitoring program is recommended to collect groundwater data after the Site
redevelopment has been completed. The monitoring program would allow the collection of the
necessary groundwater data to develop and attain SHS or SSS based on pathway elimination
and groundwater modelling. Since no currently completed receptor pathways have been
identified, groundwater monitoring and attainment of SHS or SSS has been selected as the
remedial option for the Site. The groundwater use restrictions included in the existing
Environmental Covenant will be maintained in the updated Environmental Covenant.
Implementation of Alternative #3 is estimated to cost $33,015.00.
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Asbestos Abatement

Alternative #1: No Action

This alternative would involve no action, leaving the Site in its current condition. The primary
advantage to this alternative is cost savings — there would be no costs incurred if none of the
actions are taken. No action means that no abatement would be performed to minimize or
eliminate the potential hazards. The no action alternative would consist of leaving the building
in the current condition. In its current state, the property cannot be used for the planned
redevelopment. Although secured, there is the possibility the buildings could potentially be
entered by trespassers. Actions from trespassers could release asbestos and possibly expose
the public and contaminate the environment. There would be no mitigation of contaminant
migration or exposure pathways under this alternative. No long-term monitoring or maintenance
would be required under the No Action alternative.

Alternative #2: Partial Asbestos Abatement

The only reason to pursue this alternative would be to rehabilitate the current building for reuse.
Reuse of the current building would not allow for the proposed reuse of the site, which includes
a 5-story tall building that requires redevelopment of the entire parcel. Reuse of the existing
building does not achieve the goals of the redevelopment and would be costly to convert it to a
similar design. This alternative is not considered cost-effective and is not consistent with the
master planning for the area to revitalize the community through access to affordable housing,
healthy food and essential health services.

Alternative #3: Abatement of All ACM

Alternative 3, removal of all ACM associated with the building and off-site disposal at a permitted
landfill would allow for the demolition of the on-site building. Without this action, the building
cannot be demolished and the site cannot be redeveloped. Further, if the building were to be
used, asbestos abatement would still be required to allow for building rehabilitation/renovation.
Personnel monitoring and perimeter air monitoring would be required during abatement activities
to determine whether airborne asbestos is a potential threat to workers on site or to areas outside
of negative containment and downwind of the property. The estimated cost for Alternative #3 is
$175,000.

5.2 Recommended Cleanup Alternative

Based on the above evaluation, the recommended cleanup alternative for soil, groundwater, and
asbestos are “Alternative #3”. These alternatives address all identified Recognized Environmental
Conditions and best prepare the site for the proposed redevelopment project. Implementation of
this alternative is estimated to cost $482,265.



» ABCA- Frankford Transportation Center Transit Orientation Development Center
Frankford CDC
May 2026

6.0 Signature

Prepared by:

ﬁﬂﬂ%ﬂ%)&iﬂ’/@/

Jennifer L. Gresh, P.G.
Principal, Senior Consultant

Date: May 8, 2026
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STATE OF PENNSYLVANIA
COUNTY OF PHILADELPHIA

Eugene Cliett, being duly sworn, deposes and says that The Philadelphia Tribune is a newspaper published at 520-26 S.
16th Street, Philadelphia, Pennsylvania. The publication attached herein is exactly the same as the printed notice
published in the regular edition of the said newspaper on the following date (s) viz:

3/31/2026,,,, ,,

Affiant further deposes and says that he is an employee of the publisher of the said newspaper, and has been authorized
to verify the foregoing statement that he is not interested in the subject matter of the aforesaid notice or publication and
that all allegations in the foregoing statement as to time, place and character of publication are true.
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Eugene Cliett
Sworn to and subscribed before me on 03/31/2026
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Commonweaith of Pennsylvania - Notary Seal
Gerald Jones, Notary Public
Philadelphia County
My Commission Expires, June 28, 2027
Commission Number 1080070

STATEMENT OF ADVERTISING COSTS: $1056.77

VERDANTAS
211 N. 13TH STREET - SUITE 503
PHILADELPHIA, PA 19107

TO: THE PHILADELPHIA TRIBUNE for publishing the
notice of advertising attached hereto on the above dates

PUBLISHERS RECEIPT FOR ADVERTISING COST

The Philadelphia Tribune Co., Inc.

Publishers of The Philadelphia Tribune hereby acknowledge
receipt of the aforesaid advertising and advertising costs,
and certified that the same has been fully paid.

OFFICE: The Philadelphia Tribune Co.,
520 S. 16th Street
Philadelphia, PA 19146
Phone: 215-893-5700 / FAX: 215-735-3612

COPY OF NOTICE OF PUBLICATION

Frankford Plaza
5113 Frankford Avenue
Brownfield Cleanup Public Meeting

Frankford CDC will be hosting a virtual community meeting to present its plan to
address contamination at 5113 Frankford Avenue in NE Philadelphia, slated for
development into a five-story, 196,600-square-foot building combining retail,
healthcare, and 114 dweliing units. Cleanup of the site is being made possible by
Revolving Loan Funds from the Philadelphia Industrial Development Corporation
(PIDC) provided by the US Environmental Protection Agency (EPA). A draft Analysis
of Brownfield Cleanup Alternatives document, required by EPA will be presented with
an opportunity for questions and community feedback. The meeting will be held on
Thursday, April 30, 2026, from 6:00PM to 7:00PM. Meeting URL:

hnjg JlusD2web.zoom.us//86099104501 Ppwd=2hymOuDfixUSbw232JNWpaC1
NCbFHX.1&from=addon

Meeting I1D: 860 9910 4501/Passcode: 770110

If unable to attend, the ABCA and presentation will be available for public review and
comment at hitps./frankiordcdc.org/. Any questions or comments regarding the
cleanup plan should be directed to Jennifer Gresh at jgresh@verdantas.com.




5/8/26, 8:44 AM Frankford CDC | REIMAGINING BRIDGE AND PRATT

REIMAGINING BRIDGE AND PRATT

Reimagining Bridge and Pratt — As part of a public private partnership with Mosaic Development Partners and the Philadelphia Dt
Health, Frankford CDC has begun work on the large-scale transit oriented development project at the Frankford Transporation Ce
to be completed by 2025, will consist of a mixed-use development, anchored by a supermarket, municipal health center, and 134

market rate rental housing.

FRANKFORD TOD ENVIRONMENTAL PUBLIC MEETING 04.30

VIEW OUR COMMUNITY INVOLVEMENT PLAN

VIEW PUBLIC NOTICE FOR A BROWNFIELD CLEANUP

VIEW REMEDIAL INVESTIGATION REPORT AND CLEANUP PLAN

VIEW PUBLIC INVOLVEMENT PLAN

https://frankfordcdc.org/reimagining-bridge-and-pratt/ 1/3


http://mosaicdp.com/
https://www.phila.gov/departments/department-of-public-health/
https://www.phila.gov/departments/department-of-public-health/
https://mosaicdp.sharepoint.com/sites/MDPProjectDocuments/Shared%20Documents/Forms/AllItems.aspx?id=%2Fsites%2FMDPProjectDocuments%2FShared%20Documents%2F15%205113%2D35%20Frankford%20Project%20Files%2F04%20Geotech%5FEnvironmental%2FEnvironmental%2FEnvironmental%2FFrankford%20TOD%20Environmental%20Public%20Meeting%2004%2E30&p=true&ga=1
http://frankfordcdc.org/wp-content/uploads/2026/03/CIP-19898-Frankford-CDC-March-2026.pdf
http://frankfordcdc.org/wp-content/uploads/2026/03/Public-Notice-Frankford-CDC.pdf
http://frankfordcdc.org/wp-content/uploads/2026/03/73539-04-RIR-Cleanup-Plan-March-2026.pdf
http://frankfordcdc.org/wp-content/uploads/2026/03/PUBLIC-INVOLVEMENT-PLAN-3-25-26.pdf

5/8/26, 8:44 AM Frankford CDC | REIMAGINING BRIDGE AND PRATT
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SIGN UP OUR MAILING LIST

Your E-Mail

SUBMIT -

https://frankfordcdc.org/reimagining-bridge-and-pratt/ 3/3



211 N 13t Street, Ste. 503

verdantas e o-s451296
Meeting Minutes

Date April 30, 2026

Prepared By Jennifer Gresh, P.G.- Verdantas

Subject EPA BF Community Involvement Plan (CIP)

Project Frankford Transportation Center Transit Oriented Development Project

Frankford Community Development Center (Frankford CDC)

Meeting Date: April 30, 2026

Meeting Time: 6:00 PM EST

Meeting Type: Virtual (Zoom)

Advertised: March 31, 2026 in the Philadelphia Tribune and on Frankford CDC Website
https://frankfordcdc.org/reimagining-bridge-and-pratt/

Chat Sign-in:

Walter Hungarter — RT Environmental
Jen Gresh — Verdantas

Kimberly Washington — Frankford CDC
Barnini Mitra - Mosaic Development
NO QUESTIONS WERE ASKED.
Meeting concluded at 6:45 PM EST.

A recording of the meeting is available on the Frankford CDC website (cited above).
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