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1. PURPOSE
Contaminated fill materials will be removed from the Williams + Russell site during site grading and redevelopment activities. If tanks or drywells/privy pits are encountered during these activities, they will be decommissioned per Oregon Department of Environmental Quality (DEQ) regulations. The purpose of this Work Plan and Sampling and Analysis Plan (SAP) is to ensure the soils left behind on the Williams + Russell property are in compliance with the property’s Prospective Purchaser Agreement (PPA), with applicable DEQ and U.S. Environmental Protection Agency (EPA) regulations, and that minimize potential risks to human health and the environment. 
This document describes the work and sampling activities to confirm site grading and excavation activities have removed the impacted fill material, and if encountered, HOTs, UICs and USTs have been properly decommissioned with any contaminated soils removed, and any contaminated soils remaining in-place are adequately characterized to eliminate a risk to future site occupants and the environment.
2. SITE DESCRIPTION
The Williams + Russell property consists of a vacant, 2.24-acre city block and the southern portion of N Knott St (no situs, Tax Lot 1N1E27AC 4100). The property is bound by the remainder of N Knott St to the north, N Williams Ave to the east, N Russell St to the south and N Vancouver Ave to the west in Portland, Oregon (Figures 1 and 2). 
Phase II Environmental Site Assessment (ESA) and geotechnical investigations on the property indicate fill materials are present to 5.5 feet below ground surface (bgs) at the northwestern corner of the property, between 0.5 and 6.5 feet bgs in the north central portion of the property, between 8 and 12 feet bgs on the eastern portion of the property, and between 0.5 and 4 feet bgs on the southwestern- and southcentral-portions of the property. The Phase II ESA laboratory testing indicates constituents of concern associated with the fill material on the property are metals, oil-range petroleum hydrocarbons, naphthalene, and semi-volatile organic compounds (SVOCs) above DEQ and EPA regulatory criteria. Groundwater is present at approximately 100 feet bgs at the property. Although not identified by a geophysical survey, it is possible the following items may be encountered during property redevelopment activities:

· Former heating oil underground storage tanks (HOTs) associated with former residences, church, and commercial buildings across the property;

· Former drywells and privy pits (Underground Injection Controls [UICs]) associated with former residences and commercial operations across the property; and
· Former drywells, dispenser island, and underground storage tanks (USTs) associated with former gas station operations at the southwest corner of the property.
3.  CONSTRUCTION ACTIVITIES

The Williams + Russell property will be divided into three parcels and developed by three separate owners as follows:

· A townhome development that will provide affordable home ownership on the northern portion of the block (Homeownership Parcel), 

· A four-story office building with retail spaces and plaza on the eastern portion of the block (Black Business Hub Parcel), and

· A six-story affordable apartment building on the southwest corner of the block (Affordable Apartments Parcel).

A site plan showing the Homeownership Parcel, the Black Business Hub Parcel, and Affordable Apartments Parcel is attached (Figure 3).
The property will be developed in stages. The first stage is the grading of the entire property scheduled to begin February 2025, immediately followed by the second stage, the development of the Homeownership Parcel. The third and fourth stages are the developments of the Black Business Hub Parcel and Affordable Apartments Parcel at later dates. 
The entire property will be graded and excavated with bulldozers and excavators of varying sizes beginning in February 2025 per the temporary grading plan (Appendix A, Sheet C100). Excavation depths will occur as follows in each parcel:

· Homeownership Parcel: 

· West and central areas: approximately 6 feet below current grade.

· Eastern area: approximately 13 feet below current grade.

· Black Business Hub Parcel:

· Western half: approximately 7 feet below current grade.

· Eastern half: between approximately 12 and 16 feet below current grade.

· Affordable Apartments Parcel:

· Across entire parcel: between approximately 1 foot and 6 feet below current grade.

Soldier piles and lagging will be installed in 5-foot sections at the deep excavations on the eastern and northeastern site perimeter. The piles will be drilled first using an auger drill rig, a five-foot bench will be excavated between piles, and then the lagging will be installed. This process repeats until the piles and lagging construction is complete.
Trucks will be loaded with excavated soil along N Russell St. An estimated 22 trucks (super solos or truck & pup) on weekdays between 7am and 6pm. The trucks will be completing 1.5 rounds to the Wasco County landfill and back per day. Stockpiling will be avoided; however, if stockpiling is determined to be necessary, the protocols in the Contaminated Media Management Plan (CMMP) shall be followed.

Excavated areas will be backfilled with aggregate upon their completion while excavation in other areas is being performed. The estimated timeline to complete excavation and backfill activities across the property is 10 to 12 weeks. The Black Business Hub and Affordable Apartments parcels will be backfilled with aggregate to match existing sidewalk and roadway grades upon completion of site grading and excavation activities. These aggregate-covered parcels will be redeveloped in 2026 and early 2027.  
4. PERSONNEL and COMMUNICATIONS
The general contractors who will complete the grading and excavation activities, and assist with the oversight and sampling activities are:

· Nate Reff, Senior Project Manager with Colas Construction

· 971-317-6173 (mobile)

· 
503-292-4025 (office)

· 
nate@colasconstruction.com

· Blake Turin with N8 Excavation 

· 503-867-4456 (mobile)

· 503-663-5472 (office)

· blake.turin@n8excavation.com

The Coles + Betts Environmental Consulting, LLC Team (Coles + Betts Team) personnel who will oversee grading and excavation activities, and any HOT, UIC and UST decommissioning activities; and complete soil sampling are: 
· Jill Betts, RG with Coles + Betts Environmental Consulting, LLC

· 503-819-2835 (mobile)

· 503-477-6150 (office)

· jill@colesandbetts.com
· Michael Reynolds, PE with Reynolds Engineering, LLC.
· 503-703-3374 (cell)

· msr@reynoldsengineeringllc.com
The licensed HOT and UST contractors who are available to assist with HOT and UST decommissioning activities, if they are encountered, are:  

· Universal Applicators, and/or
· 503-236-6359 

· Environmental Works. 

· 503-719-9715 

The geotechnical engineering firm who will oversee excavation backfill, foundation construction, and shoring installation activities and the field staff information to be filled in are below.
· Columbia West Engineering, Inc. 
· ______________________________________

· ______________________________________

The site lagging and building foundation installation representative(s) contact information will be filled in below:

· _____________________________

· ______________________________________

· ______________________________________

The general contractors will lead the grading and excavation activities, and the Coles + Betts Team will coordinate soil sampling activities and needs with the general contractors, geotechnical engineering firm, and building foundation installation company with the general contractor’s assistance as needed. The general contractors will provide excavators to assist with decommissioning and sampling activities. 
The general contractor will notify the Coles + Betts Team immediately upon discovery of any tank, drywell, or privy pit; and vice versa, and the CMMP protocols shall be followed. The Coles+Betts Team will consult with the general contractor, geotechnical engineer, and building foundation installation personnel prior to tank and UIC decommissioning activities, and any back filling of any excavations to ensure the soil sampling requirements have been met. The licensed HOT and UST contractors will also be involved in daily meetings when they are on site.

The general contractors will meet with the Coles + Betts Team daily to review the day’s activities and soil sampling needs; and will meet with the geotechnical engineer and building foundation installation personnel as needed. 
The owner, or owner’s representative, will be updated daily of oversight and sampling activities, and will be notified immediately if a HOT, UIC or UST is encountered. The owner’s and owner’s representative contact information are below:
· Azalea Renfield, MPA, MPP, MS-HRM

· Williams & Russell CDC

· Executive Director

· 503-482-8352

· azalea@williamsrussellcdc.org
· Joe Swank
· Adre

· Senior Development Manager
· 503-975-8183

· joe@adre.dev

The Coles + Betts Team will update DEQ on a regular basis, and as indicated in the CMMP. The DEQ Project Manager is:

· Deb Goldberg (Project Manager) 

· 971-985-9391

· Deb.Goldberg@deq.oregon.gov
· Wesley Thomas (Secondary Point of Contact)
· 503-229-6932 (office)

· 971-263-8822 (mobile)

· Wesley.THOMAS@deq.oregon.gov

5. CLEANUP GOALS AND STANDARDS

5.1 Fill Material 

5.1.1 Fill Material Contaminants Above Regulatory Criteria

The contaminants of concern’s concentrations within each future development parcel were determined from the Phase I ESA and Phase II ESA work and compared to these project reference levels: DEQ Clean Fill Criteria, Resource Conservation and Recovery Act (RCRA) Hazardous Waste Characteristic Screening Level, EPA remediation level for lead, and the DEQ Risk-Based Concentrations (RBCs) for the residential, occupational, construction worker, and excavation worker soil ingestion, dermal contact, and inhalation exposure pathways. The regulatory exceedances within each future development parcel are listed below. The tables summarizing data above reference levels and figures noting the locations of these exceedances are noted for each parcel.

· Homeownership Parcel: 

· Shallow soils (approximately 0.5 feet to 6 feet bgs) (Figure 4): 

· RBC and Clean Fill Criteria exceedances and EPA remediation level for arsenic, and the SVOC benzo(a)pyrene. Dibenz(a,h)anthracene laboratory detection limits exceed DEQ RBCs and Clean Fill Criteria across the property and may exceed this DEQ criteria.
· EPA remediation level for lead.

· Deep fill on the east side of the parcel (approximately 8 feet to 12 feet bgs)  (Figure 5): 

· EPA remediation level for lead.

· Black Business Hub Parcel:

· Shallow Soils (approximately 0.5 feet to 4.0 feet bgs) (Figure 6): 

· Clean Fill Criteria exceedances for arsenic, lead, oil-range petroleum hydrocarbons, and the SVOCs benzo(a)anthracene, benzo(a)pyrene, benzo(b)fluoroanthene, benzo(k)fluoroanthene, dibenz(a,h)anthracene, and indeno(1,2,3-cd)pyrene.

· RBC exceedances for arsenic, oil-range petroleum hydrocarbons, and the SVOCs benzo(a)anthracene, benzo(a)pyrene, benzo(b)fluoroanthene, benzo(k)fluoroanthene, dibenz(a,h)anthracene, and indeno(1,2,3-cd)pyrene.

· EPA remediation level for lead.

· Deep fill on the east side of the parcel (approximately 8 feet to 12 feet bgs) (Figure 7): 

· EPA remediation level for lead.
· Affordable Apartments Parcel:

· Shallow Soils (approximately 0.5 feet to 4 feet bgs) (Figure 8): 

· Clean Fill Criteria exceedances for arsenic, oil-range petroleum hydrocarbons, and the SVOCs benzo(a)anthracene, benzo(a)pyrene, benzo(b)fluoroanthene, benzo(k)fluoroanthene, dibenz(a,h)anthracene, and indeno(1,2,3-cd)pyrene. Dibenz(a,h)anthracene laboratory detection limits exceed DEQ RBCs and Clean Fill Criteria across the property and may exceed this DEQ criteria.
· RBC exceedances for arsenic, oil-range petroleum hydrocarbons, and the SVOCs benzo(a)anthracene, benzo(a)pyrene, benzo(b)fluoroanthene, benzo(k)fluoroanthene, dibenz(a,h)anthracene, and indeno(1,2,3-cd)pyrene.

· EPA remediation level for lead.

5.1.2 Fill Material Cleanup Goals and Standards

The goal of the grading and excavation activities is to remove the fill material and ensure the remaining native soils meet the following cleanup standards for the property as listed below. 

· Homeownership Parcel: Shallow and Deep Soils

· DEQ’s Residential and Construction Worker Soil Ingestion, Dermal Contact, and Inhalation Exposure Pathway RBCs. 
· EPA remediation level for lead (100 mg/kg).*
· Black Business Hub Parcel: Shallow and Deep Soils

· DEQ’s Occupational and Construction Worker Soil Ingestion, Dermal Contact, and Inhalation Exposure Pathway RBCs in areas with occupational use, and 
· DEQ’s Residential and Construction Worker Soil Ingestion, Dermal Contact, and Inhalation Exposure Pathway RBCs in publicly accessible open space.
· EPA remediation level for lead (100 mg/kg).*
· Affordable Apartments Parcel: Shallow Soils

· DEQ’s Residential and Construction Worker Soil Ingestion, Dermal Contact, and Inhalation Exposure Pathway RBCs.
· EPA remediation level for lead (100 mg/kg).*
* The EPA remediation level for lead (100 mg/kg) will be used for the property instead of DEQ RBCs for lead (400 mg/kg or 800 mg/kg).  
5.2 HOT, UST and UIC
If a HOT, UST or UIC is encountered, the protocols listed in the CMMP shall be followed. The cleanup goals for each HOT, UST and UIC are discussed herein.

The goal of the HOT and UST decommissioning activities is to remove the tanks, sample soils, and remove any impacted soils to the extent practicable by following the DEQ HOT and UST Programs’ decommissioning rules. 
The goal of the UIC decommissioning activities is to remove the UIC (as practicable), sample soils, and remove any impacted soils to the extent practicable by following the DEQ UIC Program rules.

The cleanup goals for HOT, UIC and UST decommissioning are to remove all accessible impacted soils, and to ensure any remaining impacted soils meet the following DEQ RBCs as applicable:

· Homeownership Parcel and Affordable Apartments Parcels Soils:

· DEQ RBCs for:
· Residential and Construction Worker Soil Ingestion, Dermal Contact, and Inhalation Exposure Pathways.
· Residential Volatilization to Outdoor Air.
· EPA remediation level for lead (100 mg/kg).
· Black Business Hub Parcel Soils

· DEQ RBCs for:
· Occupational and Construction Worker Soil Ingestion, Dermal Contact, and Inhalation Exposure Pathway RBCs in areas with occupational use, and 
· Residential and Construction Worker Soil Ingestion, Dermal Contact, and Inhalation Exposure Pathway RBCs in publicly accessible open space.
· EPA remediation level for lead (100 mg/kg).
5.3 Eliminated Cleanup Standard 
The DEQ Leaching to Groundwater Exposure Pathway for soils is eliminated as a cleanup goal for fill material, HOTs, UICs, and USTs since the depth to groundwater is approximately 100 feet bgs.
5.4 Soil Gas Evaluation  
While not anticipated, the DEQ Vapor Intrusion into Buildings exposure pathway will be evaluated as needed, with soil gas testing method and analyses completed based on the type of contaminants remaining in-place (e.g., discovery of previously unknown contamination such as a leaking UST) and DEQ review and approval. The soil gas data would be compared to the soil gas DEQ Vapor Intrusion into Buildings RBCs for the following exposure pathways:
·  Homeownership Parcel and Affordable Apartments Parcels Soils:

· Residential.
· Black Business Hub Parcel Soils

· Occupational.
6. PERMIT REQUIREMENTS
Stormwater management during construction will occur per the forthcoming DEQ 1200C Stormwater Permit and its’ Erosion and Sediment Control Plan (ESCP) (Appendix A, Sheets C400 through C405). The ESCP includes the placement of sediment fencing, filter fabric inserts placed in catch basins, wattle installation placed on slopes, and construction access stabilized with a wheel wash area (as required) and clean rock. The Permit application with the stormwater management plan is currently being reviewed by DEQ. Any revisions to the ESCP will be placed in the CMMP. The excavation and construction staff that come into contact with property soils will review and follow the forthcoming 1200C permit and provide copies of employee training logs to DEQ upon request.
7. SITE ACCESS AGREEMENTS
There are no site access agreements required to implement the work described in this report.

8. IMPORTED FILL MATERIAL
The contractor will provide documentation regarding imported fill material sources, and documentation that the materials meet DEQ Clean Fill Criteria.

9. OFF-SITE DISPOSAL FACILITY
The site redevelopment plans will not reuse excavated soils on-site, and all disturbed soils will be disposed of at Wasco County landfill located at 2550 Steele Rd in The Dalles, Oregon. The soils are not characterized as hazardous waste.
10. SPECIAL DESIGN/IMPLEMENTATION OR TECHNICAL PROBLEMS

There are no special design/implementation or special technical problems anticipated for this project.

11. INSTITUTIONAL CONTROLS
Institutional controls are not anticipated during and/or after construction activities. DEQ will be consulted if a need for an institutional control arises during construction activities.
12. DOCUMENTATION AND VALIDATION OF WORK
The Coles + Betts Team will complete a daily field report (Appendix B) that will summarize and photo document the construction activities relevant to their work. The daily field report will contain field observations of soil conditions, pertinent discussions, phone calls and decisions; and any other items of note. Photographs documenting items of significance will be included in the field report. The daily field report will be filed in the Coles + Betts Team project folder and will be available upon request.

Soil sample locations will be noted on scaled maps. The Coles + Betts Team will also file laboratory chain of custody documentation and laboratory correspondence in the project file.

Photographs of site conditions, sample locations, and pertinent activities will be logged in the Coles + Betts Team project file. Photographs documenting items of significance will be included in the daily field report. 
The Coles + Betts Team will work with the general contractor with regards to imported fill material and soil disposal records per the CMMP.
DEQ will be updated by phone call for urgent matters, and on a regular basis via e-mail by the Coles + Betts Team.
13. SAMPLING and ANALYSIS PLAN (SAP)
The Williams + Russell SAP documents all proposed sampling and monitoring activities to be conducted during construction activities, including confirmation sampling conducted following excavation to verify that the work requirements and specified cleanup levels have been attained.

13.1 Proposed Sampling Locations, Frequency, Parameters and Rationale  

Soil samples will be collected from the remaining, native soils that will be left in-place upon completion of property grading and excavation activities. The samples will be collected prior to backfill and/or landscaping, building or impervious surface construction activities.
Soil samples will be collected from 30 locations within each development area (i.e., Homeownership Parcel, Black Business Hub, and Affordable Apartments). The sample locations within each development area will be determined per a statistically randomly spaced sampling grid. The calculated grid spacing is listed below and shown on Figure 9. Random grid worksheets are in Appendix C.
· Homeownership Parcel:  31,620 square feet. Grid spacing = 32 feet.
· Black Business Hub Parcel: 37,925 square feet. Grid spacing = 36 feet
· Affordable Housing Parcel: 37,925 square feet. Grid spacing = 36 feet.

Modifications were made to the grid spacing as needed so all 30 sample locations were included within their respective development area.

The 30 discrete soil samples will be collected from 0.0 to 0.5 feet below the final excavation depth. The discrete samples will be processed and subsampled by the laboratory prior to analysis using Representative Sampling Methodology (RSM), which is consistent with Incremental Sampling Method (ISM) sample preparation methods. The RSM protocols include air drying soils and cool grinding of the entire sample to form a well-mixed sample of approximate 50-micron diameter particles. The processed samples across each development area will be composited into 1 sample representing the 0 to 0.5 foot sample interval. 
13.2 Sample Collection  

Soil samples will be collected using hand tools (i.e., shovel, trowel, hand or electric auger) for shallow soil samples, and the excavator bucket for deep soil samples. Soil samples will be field screened for evidence of contamination (e.g., sheen, odor, discoloration) and a photoionization detector (PID) may also be used to screen soils. The soil samples will be placed in laboratory-supplied containers and placed in a cooler with ice. 

If a UIC or UST is encountered, and soil analyses for gasoline-range petroleum hydrocarbons or VOCs are required, the samples will be collected using EPA Method 5035.

The hand tools will be decontaminated prior to each use at each sample location, and new nitrile gloves will be donned before collecting each sample.
13.3 Quality Assurance and Quality Control

There will be one replicate per development for post fill material removal activities, with each replicate taken from three randomly selected locations from each of the depth intervals (0 to 0.5 foot, and 0.5 to 1.0 foot). Each replicate will be analyzed for contaminants of concern. The replicate sample will be collected using the same sample collection process outlined in Section 14.2. 

Duplicate samples for HOT, UIC, and UST removal activities will be collected as recommended by the Coles+Betts Team and/or as approved by DEQ.
13.4 Analytical Laboratory Testing
13.4.1 Confirmatory Fill Material Removal Soil Sample Analyses
The samples (including replicates) will be submitted to Apex Labs of Tigard, Oregon, or other Oregon Accredited Lab if timelines cannot be met, under chain of custody protocols, on a rush-turn analyses for the following:

Homeownership Parcel:
· 
· Arsenic and lead by EPA Method 6010.

· 
·  Polynuclear aromatic hydrocarbons (PAHs) by EPA Method 8270 SIM.

· 
· 
· 
Black Business Hub Parcel:
· 
· Arsenic and lead by EPA Method 6010.

· 
· Oil-range petroleum hydrocarbons by NWTPH-Dx.

· PAHs by EPA Method 8270 SIM.

· 
· 
· 
Affordable Apartments Parcel:
· 
· Arsenic and lead by EPA Method 6010.

· 
· Oil-range petroleum hydrocarbons by NWTPH-Dx.

· PAHs by EPA Method 8270 SIM.
13.4.2 HOT, UIC and UST Soil Sample Analyses
If a HOT, UIC or UST is encountered, the samples will be submitted to Apex Labs of Tigard, Oregon, or other Oregon Accredited Lab if timelines cannot be met, under chain of  protocols, on a rush-turn analyses for one or more of the following as determined by field observations and consultation with DEQ:

· Gasoline-range petroleum hydrocarbons by NWTPH-Gx;

· Diesel-range petroleum hydrocarbons by NWTPH-Dx; and 

· Total Resource Conservation and Recovery Act (RCRA)-8 metals by EPA Method 6010. 

· If diesel- and/or oil-range petroleum hydrocarbons are detected up soil samples will be analyzed for:

· Polychlorinated biphenyls (PCBs), as necessary, by EPA Method 8082A, 

· PAHs in 1 or 2 worst case diesel samples by EPA Method 8270 SIM,

· VOCs in 1 or 2 worst case samples gasoline or as indicated by field screening (e.g., sweet odor) by EPA Method 8260C.

· Samples will be submitted for toxicity characteristic leaching procedure (TCLP) analyses as needed by EPA Method 6020/1311.
13.5 Reporting
The analytical results within each development area will be compared to the cleanup criteria stated in Sections 5.1.2 and 5.2.
A data packet summarizing the field activities and observations, map, analytical laboratory results, and recommendations will be submitted to DEQ on a weekly basis, or other timeline agreed to by the Coles + Betts Team and DEQ.  This information will also be included in the final report submitted to DEQ upon completion of construction.

DEQ will be notified immediately of any regulatory criteria exceedances and the proposed action to address the exceedance (e.g., additional soil removal). 
13.6 Residuals Management Procedures
Residual contamination above DEQ RBCs or EPA lead levels are not anticipated for grading and excavation activities since all fill material will be removed, and are not anticipated for HOTs, UICs, or USTs since soils exceeding these criteria will be removed. If soils above these criteria cannot be removed, DEQ will be consulted and the remaining soils characterized with DEQ approval (e.g., sample collection locations, depths and laboratory analyses), and if necessary, institutional controls such as an Easement & Equitable Servitudes will be initiated.
14. LIMITATIONS
Coles + Betts Environmental Consulting, LLC (C+BEC) has prepared this report in collaboration with Reynolds Engineering, LLC (RE) for use by Williams + Russell CDC and the Black Business Hub and is subject to the terms and conditions of its contract with Black Business Hub LLC. C+BEC’s findings have been prepared using generally accepted professional practices related to the nature of the work accomplished. 

The findings of this report are based upon the information made available to C+BEC and the conditions of the property at the time the referenced information was collected. If additional information is made available or site conditions change, this information contained in this report may require revision. 
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Please contact Jill Betts, R.G. at 503-477-6150 if you have any questions or comments regarding this document.
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16. GLOSSARY OF ABBREVIATIONS

bgs


below ground surface

C+BEC

Coles and Betts Environmental Consulting, LLC

CMMP

Contaminated Media Management Plan

DEQ

Department of Environmental Quality

EPA

U.S. Environmental Protection Agency 

ESA

environmental site assessment

HOT

heating oil tank

mg/kg

milligrams per kilogram

mg/L

milligram per liter

NAPL

non-aqueous phase liquid
PCB

polychlorinated biphenyls

PID

photoionization detector
PPA

Prospective Purchasers Agreement
ppm

parts per million
RBC

risk-based concentration

RCRA

resource conservation and recovery act

RE


Reynolds Engineering, LLC

SAP

Sampling and Analysis Plan

SVOC

semi-volatile organic compounds

TCLP

toxicity characteristic leaching procedure

UIC

underground injection control
UST

underground storage tank
VOC
volatile organic compounds
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