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1.0 EXECUTIVE SUMMARY

Stantec Consulting Services Inc. (Stantec) has completed this Analysis of Brownfields Cleanup
Alternatives (ABCA) for the Manitou Manor property located at 1433 North éth Street (herein
referred to as the Site or Property} ulilizing the oufline provided in ch. NR 722 Wisconsin
Administrative Code (WAC) for a Remedial Action Opfions Report (RAOR). This ABCA was
completed utilizing brownfields revolving loan fund (RLF) grant funding provided to the City of
Manitowoc by the United States Environmental Protection Agency (USEPA).

The Properly is currently occupied by a 102-unit low/moderate income apartment complex
operated by the Housing Authority of the City of Manitowoc¢ as Manitou Manor (Figure 1 and
Figure 2). To address significant energy efficiency and safety issues, 499 original apartment
windows installed ca. 1968 by Public Facilities Associates, Inc (previous owner/developer) must
be replaced. The locations of the windows are illusirated on Figures 3a and 3b. However, an
asbestos inspection conducted by American Air Environmental Services, Inc. on January é, 2016
noted the concentration of chrysotile in approximately 7,081 linear feet of non-friable caulk
surrounding the windows as 8.6%. The presence of asbestos containing caulk around the
windows is a significant barrier to completion of the project as the caulk and material joined to
the caulk must be removed/managed/disposed of appropriately during removal.

The selected remedial approach includes:

e Removal of the window/casing/flashing as a single unit to minimize disturbance of
asbestos containing caulk and dispose of debiris offsite in an approved landfill.

Design with community in mind 1.1
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2.0 BACKGROUND INFORMATION

2.1 GENERAL SITE AND PROJECT INFORMATION

1. Project Title and Purpose

Project Title Manitou Manor
1433 North 6t Street
Manitowoc, Wisconsin
Purpose Satisfy the requirements of a brownfields RLF subgrant applicafion

2. Key Site Contact Information

Owner: | Housing Authority of the City of Manitowoc

1433 North éth Street

Contacis: Pauline Haelfrisch

Email: maniyhousing@att.net

Phone: {920) 684-5865

3. Architect information
Name: | Bob Grapentin, AIA

Firm: | Martin-Riley

Address: | 2169 Carlton Road: Oshkosh, Wisconsin 54904

Phone: | {920) 267-3600

Email: | rgrapentin@martin-riley.com

4. Site Information

Site Name: | Manitou Manor

Address: | 1433 North éih Street; Manitowoc, Wisconsin

Tax Parcels | 05281730105000

5. Regulatory Information

BRRTS No: | None

BRRTS = Bureau of Remediation and Redevelopment Tracking System

2.2 SITE DESCRIPTION

The general location of the Site and local topography is illustrated on Figure 1. The general
location of the Site and an orthophotograph from 2013 is provided on Figure 2. The Site is
approximately 5.92 acres in size.

The target property is located in Section 17 of Range 24 East in Township 19, which appears
undeveloped in 1835. By 1878, Section 17 was subdivided, and the target property appears part
of a larger 40 acre parcel owned by “C. Schumaker.” By 1893, the target property was part of a
20.17 acre parcel owned by “C.F. Schumacher" and a building (residence?) was present west
of the target property adjacent fo North 8th Street. The target parcel was transferred to “G.B.
Schumacher” by 1921. Historic orthophotography indicates the primary use of the target parcel
in 1946 was agricultural.

Ownership of the target property between 1921 and 1968 remains largely unknown; however, a
local newspaper article written in 1968 indicates the target property was owned at one time by
the Green Bay Catholic Diocese. The property record indicates the parcel was taxed as
“"Agricultural” as late as 1968.

Design with community In mind 2.1
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The cumrent Certified Survey Map indicates the target parcel had been subdivided from the
once larger 20.17 acre parcel by March 14, 1968 and the map indicates the property was
owned by Public Facilities Associates, Inc. Newspaper arlicles indicate Public Facilities
Associates, Inc. (previous owner/developer) began construction on the curent building in April
1968 and completed construction later that year. To address the need for low/moderate
income housing, a local newspaper article indicates the Federal Home Administrafion
contributed $1.3 million to cover construction costs. A letter dated October 28, 1949 from Public
Facilities Associates, Inc. acknowledges per the ierms established by the Coniract of Sale, they
were the owner-developer during construction utilizing appropriate State building codes and
transferred ownership to the Housing Authority of the City of Manitowoc after construction was
complete. As noted on the current deed, ownership of the target property, including the existing
building was transferred from Public Facilities Associates, Inc. to the Housing Authority of the City
of Manitowoc on December 4, 1968.

A certificate of occupancy was issued by the City of Manitowoc on December 1, 1949 to
“"Manitou Manor” to operate the Site as a multi-family low-income apartment complex.

23 PRIOR ENVIRONMENTAL SITE INVESTIGATIONS

As noted on the Wisconsin Department of Health Services (WDHS) Asbestos Project Notificafion
Form (Form F-00041) prepared by the remedial confractor and provided in Attachment A,
American Air Environmental Services, Inc. {AAES) conducted as asbestos inspection on January
6, 2016 and noted the concentration of chrysofile in approximately 7,081 linear feet of non-
friable caulk surounding the windows as 8.6%. No other environmental site investigations were
reviewed as part of this ABCA.

24 NATURE AND EXTENT OF IMPACTS

As noted above, AAES (2016) noted the concentration of chrysofile in approximately 7,081 linear

feet of non-friable caulk surrounding the windows as 8.6%. No additional media were sampled
by AAES.

Besign with community in mind 2.2
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3.0 REMEDIAL ACTION OPTIONS EVALUATION

3.1 PROPOSED SITE REDEVELOPMENT

To address significant safety and energy efficiency issues, the Housing Authority of the City of
Manitowoc will replace 499 windows installed in ca. 1968 in 102 low/moderate income
apartments at the Manitou Manor facility. The locations of the windows are illustrated on Figure
3a and 3b. The replacement of the windows will result in a significant energy cost savings, which
will allow the Manitou Manor to continue to serve the low/moderate-income community of
Manitowoc. In addition, functional windows will allow for an alternative egress option during a
fire.

3.2 WDNR EVALUATION CRITERIA

An evaluation of three remedial options was conducted ufilizing criteria presented in ch. NR
722.07(4) WAC to address asbestos containing materials. The remedial options evaluated
included the following:

1. Natural Attenuation (no action)

2. Scrape/remove asbestos containing caulk from windows using hand-tools and dispose
caulk offsite

3. Remove window/casing/flashing as a single unit and dispose of unit offsite

Although the cost to implement Remedial Alternative 1 is the least of the three opfions,
replacement of the windows cannot reasonably occur without removing the existing windows
and associated asbestos containing caulk. The overall exposure risk, magnitude, mobility. and
toxicity of impacts would not decrease within a reasonable fimeframe. Impacts would remain in
close proximity to sensifive receptors. The long-term effectiveness of encapsulating impacted
building materials {a slight altemative to Remedial Alternative 1) is unreliable and depends on
the integrity of encapsulating material.

Scraping and removing asbestos containing material from building materials using hand-tools
(i.e. wet scraping/etc.) is a common asbestos abatement method. This abatement method has
been shown to be effective in eliminating the short-term and long-term exposure risk and
reducing the mobiity, toxicity, and magnitude of existing impacts. However, the labor involved
in implementing Remedial Alternatfive 2 and confirming asbestos has been property removed
from each surface to allow for recycling is cost prohibitive. In addition, Remedial Alternative 2
requires physical disturbance of the caulk, which could lead to unintenfional exposure.
Remedial Alternafive 2 would maximize recycling of the demolition debris {mostly steel) and
minimize the amount of non-recyclable waste compared fo Remedial Alternative 3.

By cutting the window casing from the building wall, the casing. window, and flashing can be
removed as a single unit, thereby removing the asbestos containing caulk while minimizing
disturbance of the material. The window unit would be placed in a lined dumpster and
transported to an approved landfill for disposal. Remedial Alternative 3 is expected to eliminate
the short-term and long-term exposure risk and reduce the mobility, toxicity, and magnitude of
existing impacts. Remedial Alternative 3 would generate more non-recyclable waste compared
to Remedial Alternative 2.

Design with community In mind 3.1
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3.3 SUSTAINABILITY EVALUATION

The remedial alternatives were evaluated per the requirements of ch. NR 722.09{2m) WAC.
Remedial Alternative 1 is the least sustainable of the proposed alternatives as the remedial
objective will not be reached. Remedial Alternative 2 and Remedial Alternative 3 primarily rely
on utiliziing construction elements needed to replace the existing windows. Demolition debris will
be placed in lined roll-off dumpsters, which will be taken to the landfil only when full.
Transporting fully loaded dumpsters will minimize the number of unnecessary trips to the landfill
thereby lowering fuel consumption and decreasing the carbon foolprint of the project.
Demolition debris will be recycled to the greatest extent possible. Low sulfur diesel can be used
and a no-idle policy will further reduce the carbon footprint. Both Remedial Alternative 2 and
Remedial Alternative 3 will allow for confinved use of existing infrastructure and will not
significantly alter the building.

3.4 CLIMATE CHANGE CONSIDERATIONS

The property is located in the City of Manitowoc and is not located within the 100 year
floodplain.

Avuthoritative Resources. The WDNR Surface Water Data Viewer and National Food Insurance
Rate Maps from the National Aood Insurance Program were consulted for the project area. The
United States Environmental Protection Agency (U.S. EPA) website for Climate Impacts for the
Midwest was consulted (U.S.EPA website: hitp://www.epa.gov/climatechange/). The website
noted that the summers in the Midwest are hot and humid, and winters are cold, since the
region is far from the temperature-moderating effect of the oceans. Therefore variations in
climate will tend to be expressed without moderation in the project area.

Site Specific Risk Factors. Based on the physiographic location of the Site, some major climatic
risk factors do not apply to the project area. For instance, since Manitowoc is in @ municipal
areq, wildfires or forest fires are not arrisk factor. The primary climatic risk factors are the following:

» Changing dates for ground thaw/freezing - deceases in average temperatures long
term will shorten the already narow window of the Wisconsin growing season. Increases
in average temperature will increase the length of the Wisconsin growing season. These
factors could affect infiltration at the Site.

* Changing the environmental/ecological zones - Wil depend on the decrease or
~increase in average temperatures and future variations in precipitation. These factors are
interrelated with the changing dates for ground thaw/freezing. Variations in the growing
season will result in changes in bird nesting and migration ranges and dates and be
expressed in changes in the ecological diversity.

» Changing the air quality index - decreases in average temperature long term will result in
less heat index days, while increases in average temperature long term will result in more
heat index days, causing increased ozone formation in urban areas. This will make it
more challenging to meet air quality standards and will increase the risks of health
effects in these areas.

Design with community In mind 3.2
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Accommodation of Identified Climate Risk Factors. The evaluated remediation alternatives are
expected to have no effect on climate risk factors. Based on the information above, climate
change is not anficipated to significantly affect the effectiveness of the alternatives evaluated.

Design with community In mind
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4.0 SELECTED REMEDIAL ACTION OPTION
4.1 SELECTED REMEDIAL ACTION OPTION

Remedial Alternative 3 is the selected remedial alternative based on its short-term and long-term
effectiveness, implementability, restoration fime frame, economic feasibility, and sustainability.
Where possible, demolition debris will be recycled to the greatest extent practical. The selected
remedial action option includes elements described below:

Remedial Alternalive 3 - Remove window/casing/flashing as a single unit and dispose of unit
offsite. The window casing will be cut from the building and the window, casing. and flashing will
be removed as a single unit thereby removing the asbestos containing caulk from the building
while minimizing disturbance of the material. The demolition material will be placed in a lined
dumpster and transported to a licensed landfill for proper disposal.

To minimize safety concems and protect the communily from exposure to the caulk during
removal of the ACM, the windows will be removed in such a manner as to minimize disturbance
of the caulk by state licensed asbestos removal contractor personnel. Proper engineering
confrols, institutional controls (signs/etc.), and isolation/sealing methods will be used tfo isolate
the living spaces from the demolition work. The WDHS Asbestos Occupant Protection Pian (Form
F-44016) prepared by the remedial coniractor and provided in Attachment A of this ABCA notes
a poly banier will be placed on the ground at the exterior of the building and on the floor of the
interior of the apartment during active work to collect dust. A poly barier will be placed over
the window opening and red hazard tape will be used to delineate the work area. Asbestos
signs will be used to restrict access during active work. The windows will be removed using wet
removal methods and demolition debris wrapped in poly before being placed in a lined
dumpster for transport/disposal at a licensed landfill. Following removal, the demolifion area will
be cleaned with a high-efficiency particulate air. (HEPA) vacuum {as needed) and the area
around the window casing wet wiped to remove latent dust. Poly barriers will be wetted and
placed in a lined dumpster for fransport/disposal at a licensed landfill. Furthermore, residences
will be temporarily relocated during construction and air monitoring will be conducted to
confirm the integrity of the controls.

The following outlines the permits/approvals likely to be required to implement Remedial
Alternative 3:

o WDNR Form 4500-113 or use of the Asbestos Renovation and Demolition Nofificafion
System and

» Landfill disposal approval
4.2 SCHEDULE

The bid spec for the project was developed by Martin-Riley (Oshkosh, Wisconsin) and issued on
December 15, 2015, The project was advertised on The Daily Reporter (Milwaukee); F.W. Dodge;
and CMD Group. Plan holders for the project included: Fox Valley Builder's Exchange; Blue Print
Services; AGC/Milwaukee Builders Exchange; Hamann Consfruction; Lluech's Home
Improvement, Inc.; Sawfish General Construction; Delsman Construction Services; Silvercrest
Construction Group; Pella Window & Doors of Wisconsin; and Graham Architectural Products.
The pre-bid meeting held on January 5, 2016 was attended by Silvercrest Construction Group;
Lueck’s Inc.; Delsman Construction Services; and Hamann Construction Corp. Lueck's was
selected as the abatement contractor for the project.

Design with community in mind 4,1
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The housing authority began work in early April 2016 and anficipates completing work by Fall
2017. Proper engineering and institutional controls are required to protect residences from
potential exposure to asbestos containing material during construction. As such, each
apariment unit will be isolated and residences displaced during work. To minimize interrupfion
and accommodate displaced residences, the windows will be replaced at a rate of one unit
per day; therefore, the project schedule may extend over two construction seasons.

4.3 ESTIMATED COST

A preliminary estimate of the cost for implementation of Remedial Alternative 3 is presented on
the table below.

Cost Estimate for Remedial Alternative 3

RLF Subgrant
Task Budget
Removal of Asbestos $28.800
Disposal of Asbestos $7.100
Air Monitoring $400
TOTAL COST $36,300

The $445,175 in construction cost for the windows will be covered by U.S. Department of Housing
and Urban Development (HUD) Capital Funds, which are renewed on an annual basis and have
been secured for the project. The Housing Authority of the City of Manitowoc will provide $3,600
in in-kind services related to project adminisiration.

Although not a major funding stream, costs will be offset by Focus on Energy rebates/credits.
Where aluminum can be salvaged from the project without disturbing the asbestos containing
materials, materials will be recycled offsite and proceeds used to supplement funding sources.

44 RESTORATION TIME FRAME

As described in Section 4.2, removal of the asbestos containing caulk will occur concurrently
with window replacement, which is anticipated to be complete by Fall 2017.

4.5 PERFORMANCE MEASURES

Confirmation samples will not be collected. Air monitoring samples will be collected to confirm
the controls are appropriate for the project.

4.6 TREATMENT RESIDUALS

Demoilition debris will be characterized and disposed of at an approved disposal facility.

Design with community in mind 42
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SEALANTS ARE ASSUMED TO CONTAIN ASBESTOS, DISTURBANCE OF
ASBESTOS CONTAINING MATERIAL SHALL BE COMPLETED BY WISCONSIN
DEPARTMENT OF HEALTH AND FAMILY SERVICES (DHFS) CERTIFIED

MARTIN | -

architects-engineers

ASBESTOS SUPERVISORS AND WORKERS PURSUANT TO DHS 159, SEE 219 Carton Roud o il com
GENERAL REQUIREMENTS, #4, HAZARDOUS SUBSTANCES FOR TESTING o Wecorsia 36304 g
RESULTS AND CONTRACTOR'S RESPONSIBILITY REGARDING ACM. ORWB. EWT  ReveneDsr RG
REMOVE CURTAINS & STORE IN ROOM. PROTECT FROM DUST & DEBRIS 04 1211515

AND REINSTALL UPON COMPLETION OF PROJECT GO 72077

PROTECT ALL EXISTING SURFACES INCLUDING FLOORING FROM g = -
CONSTRUCTION RELATED DERBIS DAMAGE & WEAR THROUGHOUT

COURSE OF PROJECT

FIELD VERIFY ALL DIMENSIONS

DISPOSE OF ALL NON-RECYCLED CONSTRUCTION WASTE LEGALLY OFF A202

SITE

REAR ELEVATIONS



ATTACHMENT A
ASBESTOS PROJECT NOTIFICATION and
ASBESTOS OCCUPANT PROTECTION PLAN



JEPARTMENT OF HEALTH SERVICES ' . . STATE OF WISCONSIN

Jivislen of Public Health Bureau of Environmental & Occupational Health
00041 (5/09) DHS 159, Wis. Adm. Code
‘age 1 of 4 .

ASBESTOS PROJECT NOTIFICATION

sompletion of this form is mandatory for regulated asbestos projects under ch. DHS 159, Wis. Adm. Code. This form may not be used to
1eet the notification requirements for the Department of Natural Resources, chs. NR 4086, 410, and 447, Refer to page 2 and the instructions

or help compileting and submitting nofification. Shaded areas are for Department use only.
ompany projectNo. (0 |5 D77 _ - - | Submitted : DHS No.
ROPERTY INFORMATION o

roperty type (chéck most accurate response) ] Commercialfindustrial/Business [] Public (church, library, etc.) [ K-12 School
] Govemment University $<ResidentialNo. Units )01 [ ] Owner-occupled [ Rental] [ Other:

acility/bullding name, If appiicable i - .
: — Manthiwe Manoy . '

: ; } T X .
PO MAPTT fuokine Heelfviseh ' TS0 ~ls 84 ~58bS
: . . : I A
e Manitowiot, Housing- Avkhovity @58y ~586s
fire code add r N G '
pooTReReTNA3 N, bth st (@ Manitowee, [ Pyds0”

wcation of proiect on premises

— Window S v Eest, west, Soudh, Novah _eleve Fiows
SBESTOS PROJECT TYPE Chack all that apply . .

Removal []Enclosure [ Encapsulation [J Repair (X} Other (describe): Camth vewmdva ! Borine-window 0l :
ructure will be: DdOccupled [ Vacant  (if cccupled, complete and post an Asbestos Occupant Protection Plan, Form F-44016)
JTICE TYPE . . . . i

Original . .El Canceflation .| [] Revision, No.  Revising: [ Schedule [ Type/amount of ACM ] Other:

Planned renovation project _ Start date(mm/dd/yy): §=4~ ) p Enddate: 9 — | — /|, [ sub-project No:

IOJECT SCHEDULE Start date includes project set-up- _ ‘ I

atement dates (mm/dd/yy)  Start daterd~— /. Enddate: G — | — |, Work hrs:7: 30 [ am.[Jp.m.

stk days (Check all that apply) ] Mon. [X] Tues. [X] Wed. X Thurs. [T Fri. [ Sat. [J Sun. o3 Oeam. X pm.
E-PROJECT ASBESTOS INSPECTION . ' .

_p_ection date(s) (mm/ddlyy) - Inspector name . . Inspactor DHS certification No.
=Sl Madthens wiedenhoft | AlN=197/10.

ATEMENT CONTRACTOR INFORMATION ) _ . _
npany name o ] R .o DHS Certification No. & Expiration Date
iek's Inc. - : : CAP=394bD

iress . ) Contact person name R Office Telephone No.

i So. Main Street : : Joff Lueck - - (920) 235 - 0106

r - | State ' Zip ‘ “Celiular Telephone No,

wkosh W 54902- - . (320)430- /(o 5]

3£ AND AMOUNT OF ASBESTOS See page 2 for guidance " Location: [ Interior [} Exterior Total Amount of Asbestos
Friable - Submit notification for: [[] < 260 linear feet .[] < 160 square feet. [] < 35 cubic feet )

] Any amount of asbestos in résidential bulldings with fewer than 5 units 70¢%] ' Linear Feet
Type: [] Pipes/ducts [] Surfacing Iﬁ Other friable ACM: : — —
Non-Friable - Submit notification for asbestas projects involving: * « '
[ Flcoring: ] Any amount, intact manual methods, or, [J <160 square fest, mechanical chipping 120 Square Feet
[ Roofing: [] Any amount, intact manual metheds, or, [ <5,580 square feet, power-sawing
[ siding: Any amount, intact methods only

Other non-friable ACM: window caulking . - N Cubic Feet
'S See Page 2 for payment methods, See Instructions Page 2 for more on fees [] No fee required Fee

Jriginal notice, 2 or more working days | [] Sub-project [] Revision, less than 2 working days X $50

)riginal notice, less than 2 working days | [J Planned renovation project notice 1 $100

)JE(}T NOT!FICATION AFFIDAVIT ~| am an authotized representative of the abatement company named above. | certify that the
mation provided on this form is comect to the best of my knowledge and that this project complies with Ch. DHS 159, Wis. Adm. Code.

A9 %ﬂ ) ACS—=13083] 3=33-b

JATURE —Authorized Representative { DHS certification number - Déte Sighed
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STATE OF WISCONS

Bureau of Environmental and Occupaticnal Hez

ASBESTOS OCCUPANT PROTECTION PLAN

DHS 158, Wis. Adm. Cc

Th!s occupant protection plan shall remain posted for the duration of the asbestos project,
Only certifled persons using appropriate personal protection may enter regulated areas,

Contractor - Describe the actions taken to ensure the health and safety of building occupants during this project in space below.

If handwritten, write clearly and leglbly. Post this plan in plain view outside the regulated area for the project.

Occupants. - Aspestos Is a hazardous substance. The actions described below are meant to protect you and others
nearl?y qunpg tfus asbestos removal project. It is Important to stay out of work areas while work is in progress and untl
permission is given to re-enter upon completion, The contractor will do daily clean-up, but the regulated work area may

still contain dangerous levels of asbestos until final

cleaning is completed.

ASBESTOS COMPANY INFORMATION

e L uE kS k.

s b B a7 | osfins]

Company Contact Person '
Te £E_Laeck

Telephone No

(7 235 -2/

ASBESTOS PROJECT INFORMATION :
Property Type or Proptery Name .

AJIESS 1032 N, (h st

Ui AUThov iy
A . :
"M anitowoe

Property Contact Person /f/ /

;l'elephor;e No. /U /ﬁ

Project start date (mmiddlyy) ' | Froject end date (mmiddlyy) | Projact work shifis

L4-Y ~1{ q /'/ 1, Ram® EpmS [ night

PROJECT DESCRIPTION (Type of ppdject, ifcluding type and amount of asbestos-containing material)
Winapw replacemenT ”"5‘“"":17 AV - Frighle windaw dau/ ve mova)

PROTECTIVE MEASURES (Describe below actions taken to ensure occupant safety — attach additional sheet, if needed

Containment or barrier system (including negative air system, gloveba

Poly barrier op éround at GxTener, and on Floor oF TnTerior .

&rﬂl—l" oy alm/éal IR”W .
ﬂpoj/,du,/ﬁpca anung gork ARER
) S AT ENTr 2azd Room .

g, full containment, mini-containment, eic.)

Ventilation system shutdown /U/
/22

Work practices (such as wet methods, debris-lowering system, waste handling)

Wer meriods

Plaee Aobris w Ry, Wregping and 4//5,0,.7544 10 el AumpSTer

Po)y boom 71t o -h«unsgw-'r Constructio

n debws to %V‘oahdb.

Final cleaning and clearance description (such as air scrubbing, HEPA vacuuming, wet cleaning, encapsulant, air sampling)

Hepa. VAC fIREA pS 4.
Wsudl Cleivance

Wet wife Hrea a:man(/ Mﬂ/m«)

DEPARTMENT OF HEALTH SERVICES - ASBESTOS PROGRAM CONTACT

Asbestos and Lead Section (%08 ) 261-6876




