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1.1

352-354 E. Broadway
BRS, Inc. for the City of Salem

INTRODUCTION & BACKGROUND

The subject site is located at 352-354 East Broadway in City of Salem, Salem County, New
Jersey. The site is comprised of 0.28 acres located in a mixed commercial and residential area
Northwest of North Elm Street and Northeast of East Broadway. See Site Location Map
provided as Attachment A.

The City of Salem (City) has contracted Brownfield Redevelopment Solutions, Inc. (BRS), to
prepare this Analysis of Brownfields Cleanup Alternatives (ABCA) in support of the use of
EPA grant funding. The purpose of the ABCA is to:

e Identify reasonable brownfields cleanup alternatives considered for addressing the
contamination identified at the site;

e Analyze the various factors influencing the selection of a preferred cleanup method,
including effectiveness, feasibility, costs, and sustainability;

e Select the preferred cleanup method, based on the analyses performed; and

e Provide community outreach and solicit public participation  and comment on the
remedial selection process prior to the final decision.

The City will promote and facilitate community involvement with the environmental cleanup
and site redevelopment project with the activities itemized below.

e The City will perform targeted outreach to notify communities of the availability of
this Draft ABCA..

e The City will provide an opportunity for members of the public to comment on the
ABCA in a public meeting. Additional details regarding the public notification process
will be presented in a Community Relations Plan to be prepared for the site.

e The City will prepare written responses to the comments received and document any
changes made to the cleanup plans and to the ABCA as a result of the comments.

A Brownfields Cleanup Decision Memo will be prepared at the end of the public comment
process, which will describe the cleanup options selected by the City. The ABCA and the
Decision Memo will be included with the Administrative Record. The Administrative Record
repository is located at the offices of the City.

The expected outcomes of the project include a Response Action Outcome (RAO) letter to be
issued by a New Jersey Licensed Site Remediation Professional (LSRP).

Site Description and Previous Uses

The site was first developed in the early 1900s as a sawmill. Between 1915 and 1923, the
property was redeveloped as a retail gasoline station. Thereafter, an automobile sales and
service building, a paint shop, and a garage were constructed. By 1947, the paint shop and
garage were removed, and the automobile sales and service building was expanded. In 1986
the property was sold and changed names to Keen’s Automotive Repair. According to 1986
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BRS, Inc. for the City of Salem

regulatory filings to NJDEP, leaded gasoline, unleaded gasoline, No. 2 heating oil, and waste
oil have been stored in USTs at the site. In July 1989, Keen’s removed the gasoline tanks,
but automobile repair operations continued. Between 2000 and 2005, Keen’s Kustard, later
Keen’s Kustard and Grill, began operating at the site alongside Keen’s Automotive Repair.
Between 2006 and 2010 the rear structure was razed leaving only the concrete pad. In 2014
the property was sold and began operating as Porter’s Auto Diagnostics. By 2019, all
operations at the property ceased. The City of Salem took ownership of the property in
January 2020.

The site is currently inactive. It consists of a front parking area (asphalt and concrete)
adjacent to Broadway and N. Elm Street, four interconnected structures (designated as
Buildings 1 through 4), and a concrete pad outside the rear of the buildings. The rear concrete
pad is the former floor of a building that collapsed or was demolished between 2010 and
2013.

Surrounding Land Use

The site is bordered by a residential property to the northwest, a residential property to the
southwest across East Broadway, and a church to the southeast across N. Elm Street. To the
northeast, an unnamed unpaved alley borders the City of Salem site, and beyond is the
concrete pad of former Tom Way’s Garage. The Tom Way’s site was first developed
between 1930 and 1947 as a motor freight station. It’s unknown when it began operating as
Tom Way’s Garage. The building collapsed in February 2010 and the debris was
subsequently removed by the City of Salem.

Project Goal

The objective is to remove exterior subgrade structures and potential asbestos hazards inside
the building to facilitate safe remediation and support subsequent Phase 11/Site Investigation
(SI) activities that will be required to complete the project and allow for reuse.

Summary of Environmental Conditions

BRS has performed a Preliminary Assessment/Phase I Environmental Site Assessment of
the property located at 352-354 East Broadway in the City of Salem in conformance with
the scope and limitations of the NJDEP TRSR (N.J.A.C. 7:26E), the NJDEP PA Technical
Guidance Document (March 2018), and in general accordance with the ASTM Standard
Practice for Phase I Environmental Site Assessments (E1527-13). This PA/Phase I ESA
identified fourteen (14) areas of concern (AOCs) and/or Recognized Environmental
Conditions (RECs).

According to NJDEP records, leaded gasoline, unleaded gasoline, No. 2 heating oil, and
waste oil have been stored in USTs at the site. Sanborn maps indicate the presence of a
former paint shop, which likely used lead-based paints and solvents in its operations.

According to NJDEP Community Right to Know Survey Chemical Inventory Reports, the
site also stored acetylene gas, oxygen gas, automobile batteries, and antifreeze. As an
automobile repair facility, it is assumed that other petroleum-based automobile fluids were
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352-354 E. Broadway
BRS, Inc. for the City of Salem

stored at the site. In addition, a propane cylinder was observed at the site. No other evidence
or reports of the use or generation of hazardous materials and/or substances was observed or
is suspected.

In September 2025, a NJ-licensed structural engineer evaluated the structure to determine if
any precautions are needed to safely conduct future activities. A report of findings dated
October 27, 2025 was issued by AFS Engineering, LLC. The report characterized the
building’s overall condition as “fair”, with areas identified as “poor” and “grave”.
Investigation and remediation should not take place in the “poor” or “grave” areas without
stabilization or demolition being conducted.

In January 2025, Active Environmental Technologies performed a subsurface geophysical
investigation both inside and outside of the building and submitted a report of findings dated
January 20, 2025. The report identified nine areas of metallic anomalies, including a
suspected underground storage tank (UST), suspected former fuel pump island, and a
suspected oil/water separator.

Physical Setting

The Site is located approximately 9 feet above sea level, within the area identified as Salem.
The site is located within the 100-year floodplain and includes wetlands areas. Local
development is evident by the road network in downtown Salem. Keasbey Creek, Fenwick
Creek, and an unlabeled river are depicted approximately 2,000 feet northeast, 4,000 feet
north, and 1.1 miles northwest of the site, respectively. Additional unnamed tributaries are
shown approximately 1,700 feet southwest and 2,000 feet southeast of the site.

Exposure Pathways

In order for contaminants from a site to pose a human health or environmental risk, one or
more completed exposure pathways must link the contaminant to a receptor (human or
ecological). A completed exposure pathway consists of four elements:

° A source and mechanism of substance release;

o A transport medium;

o A point of potential human or ecological contact with the substance (“exposure
point”); and

° An “exposure route”, such as dermal contact, ingestion, etc.

Preliminary evaluation indicates the following potentially completed exposure pathways
related to the site in its current condition (i.e., pre-remediation):

1. Direct contact with Soil. Soil or building materials might be handled, inhaled or
ingested by occasional on-site construction workers or trespassers. This exposure
pathway will be mitigated immediately by implementation of the proposed cleanup
activities, which includes excavation and offsite disposal of certain contaminated
soils and building materials.

2. Direct contact with surface water. There is no surface water at the site.
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3. Direct Contact with, or Ingestion of, Groundwater. There are no current or
anticipated future uses of onsite groundwater.

2 APPLICABLE LAWS AND CLEANUP STANDARDS

All Site remediation to be performed under this grant would be conducted in accordance with
the New Jersey Site Remediation Reform Act, N.J.S.A. 58:10C-1 et seq.; the Brownfield and
Contaminated Site Remediation Act, N.J.S.A. 58:10B-12 and implementing regulations in the
Administrative Requirements for the Remediation of Contaminated Sites, N.J.A.C. 7:26C; the
Technical Requirements for Site Remediation, N.J.A.C. 7:26E; and the Toxic Substances
Control Act (TSCA), 15 U.S.C. § 2605(e). The most current versions of the NJDEP Technical
Guidance documents will be referenced, including:

e Underground Storage Tank Rules, N.J.A.C. 7:14B-9

o NJDEP Technical Guidance for Investigation of Underground Storage Tank
Systems

e Presumptive and Alternate Remedy Guidance Technical Guidance Document, and

e various other NJDEP guidance documents applicable to the project.

The project will adhere to N.J.A.C 8:60 (Asbestos Safety Program), applicable NJDEP solid
waste regulations under N.J.A.C 7:26 for construction/demolition debris handling and
disposal, and applicable OSHA standards for hazardous material removal and demolition. An
independent third party will complete asbestos project monitoring consisting of the collection
and analysis of background air samples during removal activities. In addition, post abatement
visual survey and air sampling will be conducted in accordance with NJDOH requirements.

The reference remediation standards for soil will be NJDEP’s published numeric values for
Non-Residential Direct Contact Soil Remediation Standards (NRDCSRS), NJDEP’s
Residential Direct Contact Soil Remediation Standards (RDCSRS), and Soil Remediation
Standards for the Migration to Groundwater Pathway (SRSMGW).

The effective implementation of the applicable laws and guidance will be managed and
overseen by a Licensed Site Remediation Professional (LSRP), to be retained for the Site by
the City. Any Response Action Outcome (RAO, i.e., NFA-equivalent) for the Site will be
issued by the LSRP. Project reports, RAOs, etc. will be submitted on behalf of the City to the
NIDEP, which retains the authority to audit the project and/or review and potentially reject
any documents submitted.

3 EVALUATION OF CLEANUP ALTERNATIVES

This section identifies various reasonable remediation alternatives that were considered in
response to the environmental contamination issues at the site. The following potential
remedial alternatives were considered:

Alternative No. 1)  No action
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Alternative No. 2)  Removal of UST and hydraulic lift, with asbestos abatement
performed after installing temporary building stabilization measures

Alternative No. 3)  Removal of UST and hydraulic lift, with controlled demolition of
the building due to building stability and the presence of asbestos

The following evaluation criteria were considered in comparing the remedial alternatives.

3.1

3.1.1

3.1.2

3.1.3

3.1.4

3.15

A. Effectiveness in providing compliance with NJDEP regulations and increased
protectiveness to public health and the environment;

B. Feasibility of the considered alternative;

C. Cost of the considered alternative; and

D. Sustainability and Resilience considerations.

Alternative No. 1 — No Action
If no environmental cleanup remedy were performed at this site:
e The site would remain out of compliance with NJDEP’s regulations; and

e The potential for exposure to contaminated soil, water, and asbestos containing
materials (ACM) by human and ecological receptors would remain.

Effectiveness

The “no action” alternative is not effective in that it does not provide for compliance with
NJDEP regulations and it fails to provide for the beneficial reuse of the site.

Sustainability and Resilience

The “no action” approach would not meet project remediation goals because the
contamination would remain in place, untreated, and without a barrier. As such, the “no
action” approach would present a continuing risk to the public. Based on this, evaluation of
the approach with regards to other sustainability criteria is not relevant.

Implementability

The “no action” alternative is technically feasible, although the presence of contaminants of
concern would not be in compliance with NJDEP regulations, and the ACM containing
materials would remain in place.

Operation and Maintenance

Because there is no remedy implemented, there would also be no operation and maintenance
requirements at the Site.

Institutional Controls

Because there is no remedy implemented, there would be not institutional controls at the
Site.
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3.1.6 Cost

3.2

3.2.1

3.2.2

There are no costs associated with this remedial alternative.

Alternative No. 2 - Removal of UST and hydraulic lift, with asbestos abatement
performed after installing temporary building stabilization measures

Under this alternative, the remedial action will consist of leaving the building in place,
removing the exterior underground structures, conducting and performing asbestos
abatement based on an ACM survey. The deteriorated condition of the building would
require construction of temporary stabilization measures in order to ensure safe working
conditions for asbestos abatement. Further details of the remediation plan would include:

e Removal of UST observed in front of Building 1 and hydraulic lift located under
the rear concrete pad.

e The UST and hydraulic lift shall be removed from the excavations following
cleaning activities. They should be made unusable by cutting a hole through the
metal top and hauled to a scrap facility for recycling.

e Groundwater encountered during UST/Ilift and soil removal will be pumped from
the excavation cavity to an onsite holding tank and disposed of offsite.

e Restore exterior excavation areas with certified clean backfill and DGA stone.
e ACM Survey
e Asbestos Abatement

e LSRP oversight and reporting

Effectiveness

This alternative will be constrained by the building’s unsound condition. Full asbestos
abatement will be difficult due to the structural instability of the building. Alternative #2
would effectively remove exterior underground structures but would not meet the intended
reuse for the property as subgrade structures will remain inaccessible in the building. The
building cannot be reused in its current condition and would continue to deteriorate..
Asbestos abatement would be completed under this alternative as an interim measure, even
though demolition would still be required later for reuse of the site.

Sustainability and Resilience

This approach would result in the need for future demolition to access UST’s and Hydraulic
lifts that remain under the building. This alternative does not address the need for removal
of other hazardous building materials. It is expected to compare unfavorably to Alternative
3 in resilience metrics due to the importance of performing a full demolition for future reuse.
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3.2.3 Implementability

This alternative is difficult to implement. Due to the building conditions, there is a high risk
when working in and around the building if it is not demolished. This presents challenges
such as restricted access, worker safety risks, and the potential for incomplete removal. The
asbestos abatement will only be permitted once the building has been made safe by a
contractor. Removal of structures/abatement near the deteriorated wall will not be permitted
due to danger of collapse.

3.2.4 Operation and Maintenance

This approach, upon successful implementation, would have ongoing maintenance to keep
the building in sound condition. No ongoing operation and maintenance of remedial systems
would be required, however remediation would remain incomplete.

3.2.5 Institutional Controls
This alternative will require the following Institutional Controls:
e All required NJDEP permits, reporting, and inspection requirements.

e A CEA for groundwater
3.2.6 Cost

To implement this strategy, asbestos will need to be removed, as well as the exterior
underground structures, which would be excavated, disposed of, and replaced with clean
fill. Total project costs for this alternative are estimated at $170,000.

3.3 Alternative No. 3 - Removal of UST and hydraulic lift, with controlled demolition of
the building due to building stability and presence of asbestos

Under this alternative, the remedial action will include demolition of the building under
controlled demolition, which would include disposal of the debris as ACM, and would not
include abatement prior to demolition. This approach would also include removal of the
exterior underground structures consisting of a UST, and hydraulic lift. Following
demolition, this approach would also allow for removal of subsurface structures within the
footprint of the building, which Alternative #2 excluded. Therefore, this approach would
result in complete remediation.

This combination of remedies will prevent exposure to residual site contaminants and allow
for a future Phase II assessment as well as facilitate reuse of the site. This alternative also
addresses the appropriate level of demolition and disposal of associated ACM and lead based
paint.

Further details of the remediation plan would include:

e Removal of UST observed in front of Building 1 and hydraulic lift located under
the rear concrete pad.
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The UST and hydraulic lift shall be removed from the excavations following
cleaning activities. They should be made unusable by cutting a hole through the
metal top and hauled to a scrap facility for recycling.

Groundwater encountered during UST/lift and soil removal will be pumped from
the excavation cavity to an onsite holding tank and disposed of offsite.

Restore exterior excavation areas with certified clean backfill and DGA stone.
ACM Survey
Controlled Wet Demolition and removal of ACM debris related to the building

Controlled Wet Demolition to also remove other hazardous materials such as mold,
PCBs, and lead based paint, consistent with an aging, vacant structure.

Community Air Monitoring Plan (CAMP) will be developed.

Removal of subsurface structures and contaminated soil in the footprint of the
building.

3.3.1 Effectiveness

This approach would effectively achieve project remediation goals by:

Removal of hazardous materials associated with the building, specifically ACM
contaminated debris and structures;

Removal of subsurface structures and related system components both interior and
exterior to the building, replacing them with a clean backfill;

Achieving technical and administrative compliance with the NJDEP site remediation
regulations;

3.3.2 Sustainability and Resilience

This criterion evaluates the degree to which the remedial alternative may reduce greenhouse
gas discharges, reduce energy use, employ alternative energy sources, reduce volume of
wastewater to be disposed, reduce volume of materials to be taken to a landfill, and/or allow
for the reuse or recycling of materials during cleanup is considered, where applicable.

This alternative will remove the building in its entirety and the subgrade exterior structures.
This will include filing UST registration and closure forms, and backfilling the resulting
cavities with clean fill, excavating potentially contaminated soil surrounding the UST and
Hydraulic Lift.

This approach would generate more removal of materials and therefore truck traffic from
the site as compared to Alternatives 1 and 2. However, it would allow for complete
remediation and eliminate the risk of further building deterioration, therefore improving
overall resilience.
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352-354 E. Broadway
BRS, Inc. for the City of Salem

Implementability

Demolition will eliminate the need for asbestos abatement and removal of other hazardous
historic materials that may be found in the building such as lead based paint. The contractor
will be able to remove all contaminants during demolition, rather than using a targeted
approach. Emplacement of clean soils as a type of remedy is a widely used and accepted
practice for remediating the fill impacted contaminated soils.

Operation and Maintenance

This approach, upon successful implementation, would allow for unrestricted use of the
developed portions of the Site. No ongoing operation and maintenance of remedial systems
would be required.

Institutional Controls
This alternative will require the following Institutional Controls:
e All required NJDEP permits, reporting, and inspection requirements.

e A CEA for groundwater.
Cost

The costs for completing remediation under this approach were estimated using the
following elements and assumptions:

1) Project and Grant Management tasks, including public notification;
3) Prepare project specifications and bid documents;

4) Conduct procurement process;

5) Community Air Monitoring Plan (CAMP) will be developed;

6) Removal of UST/Hydraulic lift as well as associated systems and surrounding
contaminated soil;

7) Controlled Demolition and removal of asbestos/lead-based paint contaminated
building debris from the building

8) Procurement and testing of clean fill materials;
9) As-built drawings;
10) Compliance with Davis Bacon Act;

11) Prepare a Summary memo of the completed remediation including any
regulatory reporting requirements.

The estimated cost for this cleanup alternative is $260,000.
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Preferred Alternative

The preferred alternative is Alternative No. 3 — “Removal of UST and hydraulic lift, with
controlled demolition of the building due to building stability and presence of asbestos”.
Demolition is a proven method, easily and quickly implementable, environmentally
effective, and cost-effective. Complete demolition of the building will remove all potentially
harmful substances without worker safety risks. While abatement is possible, demolition
will entirely remove any possible asbestos, mold, PCBs, and lead based paint. Additionally,
the demolition would allow USTs and hydraulic lifts to be removed safely in subsequent
remediation. In contrast to Alternative No. 2, this option involves a comprehensive removal
of hazardous structures and buildings. Alternative No. 2 is less expensive; however, the
building’s unsafe condition will make comprehensive abatement challenging, and
remediation would remain incomplete. Alternative No. 3 is able to complete remediation
and make the site safe and viable for reuse.
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