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This Phase | Environmental Site Assessment Report for the undeveloped Building 13 site located at
the Majestic Freeway Business Center in Perris, California, dated June 30, 2022, was prepared by
Jay Vargas and reviewed by Justin Rauzon.

| declare that, to the best of my professional knowledge and belief, | meet the definition of
Environmental Professional as defined in §312.10 of 40 CFR 312. The resume for the individual
below is included in Appendix F. | have the specific qualifications based on education, training, and
experience to assess a property of the nature, history, and setting of the subject property. | have
developed and performed the all appropriate inquiries in conformance with the standards and
practices set forth in 40 CFR Part 312.

.

Justin Rauzon, R.E.P.A.
Senior Project Manager
SCS ENGINEERS

Qj_
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EXECUTIVE SUMMARY

SCS Engineers (SCS) was retained by Majestic Realty Co. to prepare a Phase | Environmental Site
Assessment (Phase | ESA) of the undeveloped Building 13 Site located at the Majestic Freeway
Business Center in Perris, California (the “Property”). This assessment was performed in
conformance with 40 CFR 312, Standards for Conducting All Appropriate Inquiries, and in general
conformance with ASTM E1527-13.

The Property, which is not currently associated with an assigned address, is located west of Harvill
Avenue between Perry Street and Martin Street. It comprises 17.82 acres of undeveloped land,
mostly covered with dry vegetation. No areas of environmental concern were identified at the
Property during the site inspection.

The 1901 topographic map showed a rural dirt road/path crossing the Property. By 1938, that dirt
road/path was no longer present. The Property has been undeveloped or agricultural land since at
least 1938.

Regulatory database information identified few known and suspected contamination sites in the
area surrounding the Property. Based on a review of the available information, it is unlikely that any
of these sites has negatively affected the environmental condition of the Property.

Conclusions

In summary, SCS performed a Phase | Environmental Site Assessment of the undeveloped Building
13 Site located at the Majestic Freeway Business Center in Perris, California, in conformance with
the scope and limitations of 40 CFR 312 and ASTM E1527-13. Any exceptions to, or deletions from,
this practice are described in Section 5 of this report.

In the opinion of the Environmental Professional, this assessment has revealed no evidence of
conditions indicative of recognized environmental conditions. Further investigation is not
recommended.

Phase | ESA - Building 13 Site www.scsengineers.com
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1 INTRODUCTION

SCS Engineers (SCS) was retained by Majestic Realty Co. (the “User”) to prepare a Phase |
Environmental Site Assessment (Phase | ESA) of the undeveloped Building 13 Site located at the
Majestic Freeway Business Center in Perris, California (the “Property”). A location map for the
Property is presented as Figure 1 in Appendix A. This assessment was performed in conformance
with 40 CFR 312, Standards for Conducting All Appropriate Inquiries (AAl), and in general
conformance with ASTM E1527-13.

2 PURPOSE

This Phase | ESA is intended to constitute appropriate inquiry into the previous ownership and uses
of the Property, as required to support the assertion of the innocent landowner, contiguous property
owner, and/or bona fide prospective purchaser defenses to liability (collectively the landowner
liability protections, or LLPs) under the Comprehensive Environmental Response, Compensation, and
Liability Act of 1980 (CERCLA a.k.a. Superfund), as amended by the Superfund Amendments and
Reauthorization Act of 1986 (SARA), and the Small Business Liability Relief and Brownfields
Revitalization Act of 2002.

The purpose of this investigation was to identify conditions indicative of releases or threatened
releases of hazardous substances as defined in CERCLA Section 101, and petroleum products, on,
at, in, or to the Property.

If known or suspected contamination is identified, Users seeking to maintain LLPs have
responsibilities in addition to completion of an AAl-compliant Phase | ESA. These “continuing
obligations” include taking “appropriate care” and “reasonable steps” with respect to known or
suspected releases of hazardous substances during the term of property ownership. In addition to
these requirements under federal law, there are different requirements under state law with respect
to liability protections. On request, SCS can provide support for clients with continuing obligations,
as appropriate.

3  SCOPE OF SERVICES

This Phase | ESA is based on:

e Interviews with past and/or present owners, operators, and/or occupants of the Property.
o Reviews of federal, tribal, state, and local government records.
e Visual inspections of the Property and adjoining properties performed on June 17, 2022.

o Review of historical Property use information (topographic maps, aerial photographs, fire
insurance maps, existing reports, etc.).

e Commonly known or reasonably ascertainable information about the Property (e.g.,
interviews with appropriate regulatory agency personnel and review of agency files review
of available documents, interviews with other knowledgeable persons).

o Degree of obviousness of the presence or likely presence of contamination at the
Property, and the ability to detect the contamination by appropriate investigation.

e |nformation provided as a result of the additional inquiries conducted by the User.

Phase | ESA - Building 18 Site www.scsengineers.com
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4  SPECIAL TERMS AND CONDITIONS

This Phase | ESA for the Building 13 Site, located in Perris, California, has been prepared specifically
for Majestic Realty Co. The report has been prepared in accordance with the care and skill generally
exercised by reputable professionals, under similar circumstances, in this or similar localities. No
other warranty, express or implied, is made as to the professional opinions presented herein.

No other party, known or unknown to SCS, is intended as a beneficiary of this work product, its
content, or information embedded therein. Third parties use this report at their own risk. Third party
reliance letters may be issued on request to SCS subject to approval of Majestic Realty Co. and
payment to SCS of a fee for such letters.

5 LIMITATIONS AND ASSUMPTIONS

The investigation focuses on releases and threatened releases of hazardous substances or
petroleum products that could be considered a recognized environmental condition (REC) and/or a
liability due to their possible presence in significant concentrations (e.g., above acceptable limits set
by the federal or state government) or due to the potential for contaminant migration through
exposure pathways (e.g., soil vapor migration or groundwater ingestion). Materials that may contain
substances which are not currently deemed hazardous by the U.S. Environmental Protection Agency
(EPA) or California Environmental Protection Agency (CalEPA) were not considered as part of this
study.

Unless specifically included in our scope of services, formal surveys for asbestos-containing
materials, lead-based paints, fire safety, vapor intrusion, indoor air quality, mold, and similar matters
were not part of this assessment. The Property was not evaluated for compliance with land use,
zoning, wetlands, or similar laws. This report is not intended to be an environmental compliance
audit.

Hazardous substances naturally occurring in plants, soils, and rocks (e.g., heavy metals, naturally
occurring asbestos, or radon) are not typically considered in these investigations. Similarly,
construction debris (e.g., discarded concrete, asphalt, etc.) is not considered to be of concern unless
observations suggest that hazardous substances are likely to be present in significant
concentrations.

Unless otherwise noted, sampling and laboratory analyses of soil, water, air, building materials, or
other media, were not performed as part of this investigation. Positive identification of hazardous
substances can only be accomplished through sampling and appropriate laboratory analysis.

SCS Engineers assumes no responsibility for the accuracy of information obtained from, compiled by,
or provided by third-party sources, such as regulatory agency listings. Unless obviously inaccurate or
if information exists to the contrary, SCS Engineers assumes that information collected during this
environmental site assessment is accurate and correct. Unless warranted, information collected has
not been independently validated as part of this assessment.

The following information is the responsibility of the User (40 CFR 312.22) and is not included in this
Phase | ESA:

e Specialized knowledge or experience of the User.

Phase | ESA - Building 18 Site www.scsengineers.com
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The relationship of the purchase price to the fair market value of the Property. The
purchaser of a Property is required to consider whether any differential between the
purchase price and the fair market value of the Property is due to the presence of
releases or potential releases of hazardous substances at the Property.

Certain other limitations could affect the accuracy and completeness of this report, as follows:

Site Access Limitations - None.

Physical Obstructions to Observations - None.
Outstanding Information Requests - None.
Historical Data Sources Failure - None.

Other Limitations - None.

6 GENERAL SITE CHARACTERISTICS
SITE LOCATION

The Property, which is not currently associated with an assigned address, is located west of Harvill
Avenue between Perry Street and Martin Street. Harvill Avenue forms the eastern boundary of the
Property. The site includes Assessor’s Parcel Numbers (APNs): 314-130-015, -023, -024, -026, and
-027. An APN map is provided in Appendix B.

GENERAL SITE DESCRIPTION

The Property comprises 17.82 acres of undeveloped land, mostly covered with dry vegetation.

ADJOINING PROPERTY USE

North - Perry Street adjoins the Property to the north. Undeveloped land is located
across the street to the north.

Northeast - A small strip of land south of Perry Street and west of Harvill Avenue is
situated outside the northeastern corner of the Property. A concrete stormwater drain is
located on this strip of land.

South - Martin Street adjoins the Property to the south. A new industrial warehouse
building was under construction across the road to the south.

East - Harvill Avenue adjoins the Property immediately to the east. Living Spaces
Distribution & Outlet Center is located across the street to the east (18810 Harvill
Avenue).

West - A new industrial warehouse building was under construction to the west of the
northern portion of the Property (address not yet assigned). Businesses at adjoining
sites west of the southern side of the Property include GreenBee Concrete (18890
Seaton Avenue), White House Sanitation (18916 Seaton Avenue), and an area with
dozens of mobile office trailers (23094 Martin Street).

Phase | ESA - Building 18 Site www.scsengineers.com
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7 PHYSICAL SETTING

PHYSIOGRAPHIC SETTING

According to the U.S. Geological Survey (USGS), Steele Peak, California 7.5-minute topographic
maps, the Property is located in the northern portion of the Moreno Valley (also known as the Perris
Valley) at an elevation of approximately 1,530 feet above mean sea level. Site topography is
generally flat with a slight regional slope to the east.

GEOLOGY AND SOILS

According to the Dibblee Geologic Map of the Steele Peak Quadrangle (2003), the Property is
underlain by unconsolidated Quaternary alluvial surficial sediments and older surficial sediments
consisting of sand that is commonly pebbly and alluvial fan gravel at the base of hill terranes. The
Moreno Valley is filled with alluvium to an average depth of 1,500 feet below ground surface (bgs).
The alluvium consists of alternating layers of impermeable, fine-grained, clay-rich strata and
permeable zones of sand and gravel, which represent buried stream channels. These permeable
zones occur as lenses and stringers that are not laterally or vertically continuous over extensive
areas.

GROUNDWATER

The Property lies within the Perris North Groundwater Basin. The alluvial deposits in the Moreno
Valley contain large quantities of aquifer water that is widely used as a water supply. Based on
review of recent data contained in the March Air Reserve Base Groundwater Monitoring Program
Report, groundwater is estimated to be approximately 120 feet bgs in the vicinity of the Property.
Direction of groundwater flow is anticipated to be to the east-southeast.

RADON

According to the California Department of Public Health’s February 2016 Radon Program report,
screening in the area of the Property (92570 zip code) found no locations (out of five tested) where
buildings had radon levels greater than or equal to 4 picocuries per liter (pCi/L), the EPA action level
(Appendix D). The maximum radon result for the Property’s zip code was 1.7 pCi/L. Note that
elevated radon levels may also be attributed to other radon sources such as leaking natural gas or
numerous building products such as drywall, cinderblock, concrete floors, brick, or stone products.
Based on the available information, elevated radon gas is not expected in the area of the Property.

8  SITE INSPECTION

Christopher Virgen and Justin Rauzon of SCS conducted an inspection of the Property and
surrounding area on June 17, 2022. An aerial image showing the Property is provided as Figure 3 in
Appendix A. Photographs of the Property are provided in Appendix B.

Access to the Property was authorized by Ms. Linda Casey of Majestic. At the time of the site
inspection, the Property was vacant and undeveloped. It is largely covered with dry, brushy
vegetation. One tree is present on the southwestern portion of the Property. Utility markings and
flags for water, electrical, telecommunications, etc. were observed along the northern edge of the
Property. One piece of gray plastic conduit was observed in this area, sticking out of the ground.

Phase | ESA - Building 18 Site www.scsengineers.com
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HAZARDOUS SUBSTANCES

No hazardous substances or hazardous wastes were observed at the Property. No staining,
distressed vegetation, or other signs of contamination were noted during the site inspection.

NATURAL DRAINAGE

Natural waterways are not currently located on the Property. Stormwater at the Property infiltrates
into the ground or flows overland to the adjoining streets or the large, concrete stormwater drain
situated at the northeastern corner of the Property.

DISTURBED AREAS

Small amounts of windblown trash were observed across the Property, but there was no evidence of
landfilled materials. A few dozen glass beer bottles were observed on the western side of the
Property, near the tree. They appeared to have been thrown over the fence from an adjoining site.

ELEVATORS AND OTHER HYDRAULIC EQUIPMENT

No elevators or other hydraulic equipment were observed at the Property.

WELLS

No monitoring or water supply wells were observed on the Property or in the immediately surrounding
area.

ELECTRICAL EQUIPMENT

No electrical transformers or other equipment that likely contains polychlorinated biphenyls (PCBs)
were observed at the Property.

WASTEWATER

Sanitary and industrial wastewaters are not currently generated at the Property.

DRINKING WATER

Drinking water is not currently supplied to the Property.

STORAGE TANKS

No evidence (fill ports, vent lines, or dispensers) of underground storage tanks (USTs) was observed
on the Property. No aboveground storage tanks (ASTs) were observed on the Property.

VISUAL INSPECTION OF ADJOINING SITES

No obvious evidence of a REC or indications of contamination (e.g. remediation equipment, staining,
USTs, etc.), were observed on adjoining sites during the site inspection.

Phase | ESA — Building 18 Site www.scsengineers.com
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9 INTERVIEWS

SCS interviewed Ms. Cassey of Majestic about the Property by telephone. She referred SCS to the
previous environmental reports discussed in Section 11 of this report.

10 SITE HISTORY
Site history was evaluated from the following sources:
e Historical USGS topographic maps provided by Environmental Data Resources (EDR) (June
10, 2022).
e Historical aerial photographs provided by EDR (June 10, 2022).

e Asearch was made of the EDR-Sanborn collection and no maps of the Property were found
(June 10, 2022).

e Because the Property is not associated with any known addresses and other historical
records did not indicate historical onsite structures, SCS did not review building
department records.

o A City Directory review report provided by EDR (June 15, 2022).

Copies of historical topographic maps, historical aerial photographs, city directories, building permit
information, and the EDR Sanborn map report showing no coverage are included in Appendix C.

Year Description Source

The general area of the Property was part of Rancho El
Sobrante de San Jacinto during the Spanish/Mexican
periods and the early 19t Century. During that time,
the land was likely used for sheep and cattle grazing.
Pre-1900 In 1381 , when ’(he Sou"rhem California Railroad ' Online history

decided to build a railroad through the valley, Fredrick
Perris was charged with surveying and constructed the
route. Following the construction of the railroad line
and rail stop, the City of Perris grew up around the

depot.

Rural dirt roads were depicted crossing the center of the
Property.

Topographic
A railroad right-of-way was located approximately 0.2 miles | map

east of the Property. The dirt roads crossing the Property
continued to the east and west/southwest.

1901

Phase | ESA — Building 18 Site www.scsengineers.com
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Year Description Source

The Property was undeveloped agricultural land.

A dirt road adjoined the Property to the north. All adjoining )
1938 sites were vacant and undeveloped similar to the Property. | Aerial photo
A railroad right-of-way, several roads, rural residential
properties, and agricultural fields were present in the
surrounding areaq.

The Property was depicted as undeveloped land.

Topographic

1942 A dirt road was shown to adjoin the northern boundary moppg P

of the Property.

The Property and the surrounding sites were Topographic
1943 . .

unmapped in the 1943 topographic map. map

No significant changes to the Property or the Topoaranhic
1947 surrounding sites were noted from the 1942 mop grap

topographic map. P

No significant changes to the Property or the
1949 surrounding sites were noted from the 1938 aerial Aerial photo

photo.

No significant changes to the Property or the

surrounding sites were noted from the 1949 aerial Topographic
1953 photo. map and Aerial

The adjoining road to the north was depicted as Perry | Phofo

Street.

No significant changes to the Property or the
1959 surrounding sites were noted from the 1953 Aerial photo
topographic map.

No significant changes to the Property were noted

from the 1959 topographic map. )
1961 ) . Aerial photo
A dirt road appeared to adjoin the eastern boundary

of the Property.

No significant changes to the Property or the Topographic
1967 surrounding sites were noted from the 1961 aerial map and Aerial

photo. photo

No significant changes to the Property were noted Topographic
1973 .

from the 1967 topographic map. map

The Property and the surrounding sites were not .
1974 pictured in the 1974 aerial photograph. Aerial photo

Phase | ESA - Building 18 Site www.scsengineers.com
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Year

Description

Source

1978

No significant changes to the Property were noted
from the 1973 topographic map or the 1974 aerial
photo.

A dirt road was extended from the west along the
southern edge of the Property.

Topographic
map and Aerial
photo

1979

The Property and surrounding sites were unmapped in
the 1979 topographic map.

Topographic
map

1985

No significant changes to the Property or the
surrounding sites were noted from the 1978 aerial
photo.

Aerial photo

1989 and
1990

No significant changes to the Property were noted
from the 1985 aerial photo.

The adjacent land to west-southwest appeared to be
developed with various small structures in the southern
portion (18966 Seaton Avenue and 23094 Martin
Street), two structures and asphalt-paved surface in
the cenftral portion (18916 Seaton Avenue), and a
rectangular-shaped commercial building in the
northern portion (18890 Seaton Street).

Aerial photo

1992

Boyd Tanks Co. and a private individual were listed as
tenants of the adjacent site to the west-southwest
(23094 Martin Street). Designer Sash & Door Systems
and The Oak Door were listed as tenants of the
adjacent site to the west (18890 Seaton Avenue).
Price Roof & Building Co. was listed as a tenant of the
adjoining site o the west (18916 Seaton Avenue).

City directories

1994

No significant changes to the Property were noted
from the 1990 aerial photo.

The adjacent undeveloped land to the east and
northeast appeared to be cleared of vegetation.

Aerial photo

2002

No significant changes to the Property were noted
from the 1994 aerial photo.

The adjoining roads to the north (Perry Street), east
(Harvill Avenue), and to the south (Martin Street) were
paved and developed in their current configuration.

Aerial photo

2005

White House Sanitation was listed as a tenant of the
adjacent site to the west (18916 Seaton Avenue).

City directories

Phase | ESA - Building 18 Site
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Year Description Source
No significant changes to the Property were noted
from the 2002 aerial photo.
2006 The stormwater drain outside the northeastern corner Aerial photo
of the Property appeared to have been constructed,
possibly at the same time the adjoining roads were
developed.
2009 The Property remained undeveloped land. Aerial photo
The 2012 topographic map does not include site-
specific details. No significant changes were noted on | Aerial photo
2012 the Property from the 1979 topographic map or the and
2009 aerial photo. Portions of the perimeter of the Topographic
Property appeared to have been cleared of map
vegetation.
Universal Waste Systems Inc. was listed as a tenant of . . .
2014 the adjoining site to the west (18916 Seaton Avenue). City directories
2015 No significant changes from the 2012 topographic Topographic
map were noted on the Property. map
No significant changes to the Property or the
2016 surrounding sites were noted from the 2012 aerial Aerial photo
photo.
2018 No significant changes from the 2015 topographic Topographic
map were noted on the Property. map

HISTORICAL USE SUMMARY

The 1901 topographic map showed a rural dirt road/path crossing the Property. By 1938, that dirt
road/path was no longer present. The Property has been undeveloped or agricultural land since at
least 1938.

The existence of past agricultural activities on the Property and in adjacent areas indicates a
potential for pesticide and/or heavy metal (associated with dusting powders) contamination. In
SCS’s experience, it is not uncommon to find trace levels of pesticides in soils at former agricultural
areas in Southern California. However, these trace concentrations are rarely cause for
environmental concern. It is our opinion that, without specific evidence of pesticide storage or
mismanagement on the Property, past use for agricultural purposes does not represent a significant
environmental concern and collection and analysis of soil samples for pesticides is unwarranted.

HISTORICAL USE OF ADJOINING SITES

The area surrounding the Property was also primarily undeveloped land from the early 1900s
through the present. The highway east of the Property was improved and commercial businesses
increased east of the highway from the 1940s to the present. By 1989, the adjacent land to the
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west-southwest was developed with various small structures in the southern portion (18966 Seaton
Avenue and 23094 Martin Street), two structures and asphalt-paved surface in the central portion
(18916 Seaton Avenue), and a rectangular-shaped commercial building in the northern portion
(18890 Seaton Street). Businesses operating from these sites have included a wood window and
door manufacturer, a roofing company, and septic tank pumping company. In 2002, the roads
adjoining the Property were new or were improved.

11 COMMONLY KNOWN OR REASONABLY ASCERTAINABLE
INFORMATION

In order to identify commonly known or reasonably ascertainable information about the Property,
SCS attempted to review previous environmental reports and various regulatory agency files and
interviewed regulatory agency personnel. The following information was identified.

PREVIOUS ENVIRONMENTAL REPORTS

e SCS Engineers. Phase | Environmental Assessment, Majestic Freeway Business Center
88-8 Bond Property, Perris, California. November 2004.

e SCS Engineers, November 2004 (Updated to February 2005). Phase | Environmental
Assessment: Majestic Freeway Business Center, 88-8 Bond Property, Perris, California.
SCS Project No. 01204204.00.

A copy of the 2005 updated Phase | ESA report is provided in Appendix D.

SCS Engineers

In November 2004, SCS prepared a Phase | ESA of 108 parcels (not all contiguous) located along
the west side of the Escondido Expressway (I-215) and AT&SF Railroad between the Riverside
National Cemetery and Cajalco Expressway. The 2004 Phase | ESA included only the southwestern
corner of the Property (Parcel -026). In February 2005, SCS performed an updated Phase | ESA on
an expanded area encompassing 150 parcels (approximately 250 acres), including the whole
Property. The assessed area was largely vacant, undeveloped land covered with natural vegetation.
Based on the results of the 2004 and 2005 Phase | ESAs, SCS did not identify any RECs in
connection with the Property.

REGULATORY AGENCY RECORDS

Local regulatory agencies and other sources were contacted in an effort to identify any known or
suspected contamination sites or incidents of hazardous waste storage or disposal, which might
have resulted in soil and/or groundwater contamination, or volatile organic compound (VOC) vapor
migration to the Property. Generally, this includes records for the Property and adjacent parcels,
although relevant information for other sites of possible interest in the area (up to one mile) may also
be included. Within the City of Perris, the Riverside County Department of Environmental Health
(RCDEH) generally acts as the lead enforcement agency for UST compliance. If a tank has leaked
and groundwater contamination is suspected, the Santa Ana Regional Water Quality Control Board
(SARWQCB) generally becomes the lead agency in supervising contaminant characterization and
cleanup.
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California Environmental Protection Agency Files

The Property is not a listed site on the California Environmental Protection Agency (CalEPA)
Regulated Site Portal website (Appendix D).

Santa Ana Regional Water Quality Control Board Files

The Property does not appear as a listed site on the State Water Resources Control Board (SWRCB)
GeoTracker website. Recent SARWQCB case files, if any, would be listed on this website (Appendix
D).

Department of Toxic Substances Control Files

The Property does not appear as a listed site on the California Department of Toxic Substances
Control (DTSC) EnviroStor website. Recent DTSC case files, if any, would be listed on this website
(Appendix D).

South Coast Air Quality Management District Files

The Property does not appear as a listed facility on the South Coast Air Quality Management District
(AQMD) online Facility INformation Detail (FIND) website (Appendix D).

Riverside County Department of Environmental Health Files

Since the Property is undeveloped land and is not associated with any known addresses, SCS did not
submit an RCDEH file request for the Property.

12 REVIEW OF FEDERAL, STATE, TRIBAL, AND LOCAL
GOVERNMENT DATABASES

A database search for sites listed on various federal, state, tribal, and local databases in the area
around the Property was obtained from EDR (June 10, 2022). A description of each of the
databases searched is included in the report, which is attached as Appendix E. Among the
databases included in the EDR report are NPL (federal, tribal, and state-equivalent), proposed and
delisted NPL, CORRACTS (RCRA facilities subject to corrective actions), hazardous waste sites
identified for investigation or remediation (SEMS [Superfund Enterprise Management System,
formerly known as CERCLIS], State CERCLIS, VCP, Brownfields Calsites, etc.), LUST, sites with
engineering controls, former CERCLIS (NFRAP), RCRA and state hazardous waste generators, ERNS,
SWLF, USTs, and Toxic Pits.

Review of these records satisfies all requirements as set forth in 40 CFR Section 312.26 (b) and (c)
with regard to the review of federal, tribal, and state government records of databases of such
government records and local government records and databases of such records pertaining to both
the Property and the nearby or adjoining properties. Further, the search distances for each
particular database are as specified in 40 CFR 312.26 and ASTM E1527-13.

Any known or suspected contaminated sites included on these lists within 0.25 miles of the Property
are discussed in the following text. As a general rule, sites beyond 0.25 miles are not anticipated to
impact a site significantly. Any sites beyond 0.25 miles with a high potential to impact the Property
are also discussed. (Please note: the distances and directions listed in this report have been field
verified and might not always match those in the EDR report.)

Phase | ESA - Building 18 Site www.scsengineers.com



http://www.scsengineers.com/

Sites such as TSD facilities, hazardous waste generators, HAZNET, FINDS, SQGs, LQGs, USTs, HIST
UST, RCRA violations, and TRIS facilities with toxic chemical releases (generally in accordance with
permitting requirements - into the air, water, or land as reported under SARA Title 1ll) use or store
hazardous materials and thus may pose a potential problem in the event of a spill or leak. However,
unless these sites also appear in an agency list of contaminated sites, there is no evidence of any
problems at this time. Therefore, sites on these lists will not be discussed unless on or in close
proximity to the Property.

Please refer to Appendix E for further information on these sites.

PROPERTY LISTINGS
The Property is not listed in any of the databases searched by EDR.

ADJACENT SITE LISTINGS

DRT Grading Inc., 18810 Harvill Avenue (adjacent to the east across Harvill Avenue) - RCRA
NonGen/NLR - DRT Grading Inc., a construction services company, was listed as a non-generating
handler of hazardous waste. DRT Grading was likely a subcontractor associated with the
development of the site. No violations were noted. Based on the available information, this site is
not expected to negatively affect the environmental condition of the Property.

Gold Coast Gunite for Pools Inc., 23094 Martin Street (adjacent to the west-southwest) - RCRA
NonGen/NLR. Gold Coast Gunite for Pools Inc. (Gold Coast) was listed as a non-generating handler
of hazardous waste. No violations were noted for the former Gold Coast facility. Based on the
available information, this site is not expected to negatively affect the environmental condition of the
Property.

White House Sanitation/Universal Waste Systems Inc., 18916 Seaton Avenue (adjacent to the west)
- CERS HAZ WASTE, CERS TANKS, CIWQS, CERS, and RCRA NonGen / NLR. White House Sanitation
(WHS) is a septic tank pumping service company operating from an adjacent site to the west of the
Property. The WHS facility is listed as a generator of hazardous waste and a chemical storage
facility. No information regarding the types of hazardous waste or chemicals stored at the facility
was noted in the database listings. Various violations were noted for the WHS facility including
failure to comply with having records of inspections and tests for at least three years, failure to have
management or a professional engineer certify the Spill Prevention, Control and Countermeasure
(SPCC) and comply with certification requirements at a qualified facility, and failure to maintain and
operate the facility to minimize the possibility of a fire, explosion, or any unplanned sudden or non-
sudden release of hazardous waste or hazardous waste constituents to air, soil, or surface water
which could threaten human health or the environment. The latter violation was issued after a large
open oil pan and liquid in the secondary containment under a waste oil tank was observed during a
routine inspection conducted in November 2019. The WHS facility returned to compliance after
taking corrective action prescribed by the regulatory agency after each violation was issued.

Additionally, the WHS facility CERS TANKS database listing is associated with a waste oil AST located
on the site. Based on the available information, this site is not expected to negatively affect the
environmental condition of the Property.

GreenBee Yard, 18890 Seaton Avenue (adjacent to the west) - RCRA-SQG. GreenBee Concrete is a
concrete contractor specializing in the construction of concrete foundations. The GreenBee Yard
facility was listed as a small quantity generator of hazardous waste in 2018 of ignitable waste and
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other materials containing cadmium, chromium, and/or lead. No violations associated with the
GreenBee Yard facility were noted. Based on the available information, this site is not expected to
negatively affect the environmental condition of the Property.

OTHER DATABASE SITES

One site located within 0.25 miles appear in databases not typically associated with documented
releases, such as CERS HAZ WASTE, EMI, NPDES, CIWQS, CERS, and RCRA NonGen / NLR. Based
on a review of the database information, this site is not known to have any contamination at this
time; therefore, it is not anticipated to have negatively affected the environmental condition of the
Property.

March Air Force Base/March ARB (approximately one mile northeast of the Property) - DOD, NPL,
SEMS, RCRA-LQG, UST ENG CONTROLS, US INST CONTROLS, ROD, and PRP - March ARB has been
used for aircraft maintenance and repair, refueling operations, and training activities since 1918.
Beginning in 1980, efforts began to identify and clean-up hazardous waste sites on the base.
Eventually, forty-four separate sites within the base were identified as contaminated sites. These
included fire training areas, landfills, underground tank installations, an engine test cell, and recorded
spills. The identified areas of contamination included three zones of groundwater contamination.
Continued investigations determined that the contamination had migrated off base and impacted
private wells downgradient (southeast) of the base. Groundwater supply wells on the base and
contaminated wells off base were shut down in the late 1980s.

By the early 1990s, most of the source areas of the contamination had been remediated. The most
recent information suggests that attempts to remediate groundwater beneath the base and prevent
its continued migration off base have been largely successful through a groundwater extraction and
treatment system (GETS) installed in the early 1990s to remove VOCs such as trichloroethene (TCE)
and tetrachloroethene (PCE). Based on this information, the results indicate that the March ARB
extraction well treatment program has been effective.

Remedial efforts are ongoing. The system was expanded (EGETS) between 1996 and 1997 with the
installation of additional groundwater extraction wells, injection wells, and system monitoring wells.
The EGETS was expanded (EGETS2) once again from April through August 2020 (AECOM, 2020).
However, no attempt has been made to clean-up contaminated groundwater off base. A risk
assessment determined the off-base downgradient VOC plume is within an acceptable cancer risk
level. The selected remedy for the off-base plume is through natural attenuation. Based on a review
of groundwater maps, groundwater plumes at the main base are located cross- and downgradient of
the Property.

March ARB Operable Unit 2 (OU-2) comprised the western portion of the base, situated at least 1.3
miles north of the Property. Records of Decision (RODs) have been issued for various areas within OU-
2, some requiring no further action and some with institutional controls and continued groundwater
monitoring. Groundwater flow direction at Camp Y, the area nearest to the Property, is consistently
shown to migrate towards the east and sometimes to the east-northeast. This makes the OU-2 area
cross-gradient relative to the Property. Based on a review of March ARB information, including plume
maps, reported groundwater flow direction, and distance, the March ARB NPL site is not anticipated
to negatively affect the environmental condition of the Property.

Other sites situated beyond 0.25 miles are also not anticipated to have a negative effect on the
environmental condition of the Property.
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UNMAPPABLE OR ORPHAN SITES

Two unmappable sites were identified in the EDR report. Unmappable sites cannot be plotted due to
inaccurate or incomplete addresses. Based on review of the provided data, including the estimated
locations of the unmappable sites in relation to the Property, it appears unlikely that the unmappable
sites have adversely affected the environmental condition of the Property.

LANDFILLS

According to the EDR-provided review of the California Department of Resources Recycling and
Recovery (CalRecycle) Solid Waste Information System, no active or inactive landfills were identified
within 0.5 miles of the Property. Based on the available information, it is unlikely that landfills have
adversely affected the environmental condition of the Property.

OIL AND GAS WELLS

Available oil and gas well maps from the California Department of Conservation, Geologic Energy
Management Division (CalGEM) were reviewed to identify oil and gas wells on the Property or in the
nearby area. According to the CalGEM Well Finder online database, the Property is not located within
the boundaries of a delineated oil and gas field.

A map showing the location of the Property relative to nearby oil and gas wells is provided in
Appendix D. No oil and gas wells are located on the Property or within one mile of the Property.

NATIONAL PIPELINE MAPPING SYSTEM

SCS reviewed the National Pipeline Mapping System (NPMS) website for the Property and
surrounding area to identify any hazardous materials pipelines. The NPMS is a geographic
information system (GIS) created by the U.S. Department of Transportation, Pipeline and Hazardous
Materials Safety Administration (PHMSA), and Office of Pipeline Safety (OPS) in cooperation with
other federal and state governmental agencies and the pipeline industry. The NPMS consists of
geospatial data, attribute data, public contact information, and metadata pertaining to the interstate
and intrastate hazardous liquid trunklines and hazardous liquid low-stress lines as well as gas
transmission pipelines, liquefied natural gas (LNG) plants, and hazardous liquid breakout tanks
(tanks that receive and store liquids transported by pipeline) jurisdictional to PHMSA. The nominal
accuracy of geospatial data in the NPMS is +/-500 feet. The NPMS does not contain information on
interconnects, pump and compressor stations, valves, direction of flow, capacity, throughput, or
operating pressure. In addition, distribution and gathering pipelines are not included in the NPMS.

The NPMS is built from data submitted by pipeline, LNG plant, and breakout tank facility operators.
Since 2002, transmission pipeline and LNG plant facility operators are required to submit mapping
information to the NPMS and to update their submissions annually. Breakout tank operators are
able to submit data to the NPMS on a voluntary basis.

Based on review of the NPMS website, there are no hazardous materials pipelines within one mile of
the Property.

13 USER PROVIDED INFORMATION

A User Questionnaire was not returned to SCS for inclusion in the report. The User provided no
information beyond what is discussed above.
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TITLE RECORDS

No title report was provided to SCS for review.

ENVIRONMENTAL LIENS OR ACTIVITY AND USE LIMITATIONS

No information regarding environmental liens or activity and use limitations was provided to SCS. No
environmental liens or activity/use limitations were identified by SCS during the course of this
assessment.

SPECIALIZED KNOWLEDGE

No specialized knowledge regarding the Property was provided to SCS by the User.

VALUATION REDUCTION FOR ENVIRONMENTAL ISSUES

No property valuation information was provided to SCS.

14 DEGREE OF OBVIOUSNESS OF THE PRESENCE/LIKELY
PRESENCE OF CONTAMINATION ON THE PROPERTY

As discussed above, the Property has been undeveloped since the early 1900s. No historical
activities on the Property are considered a likely source of contamination.

15 DATA GAPS

A data gap represents an inability on the part of the environmental professional to obtain information
required by the standards and practices of 40 CFR 312 to fully identify conditions indicative of
releases or threatened releases of hazardous substances on, at, in, or to the Property.

No data gaps were identified during the preparation of this Phase | ESA.

16 FINDINGS AND OPINIONS

Based on the scope of work performed, SCS finds the following:

The Property, which is not currently associated with an assigned address, is located west of Harvill
Avenue between Perry Street and Martin Street. It comprises 17.82 acres of undeveloped land,
mostly covered with dry vegetation. No areas of environmental concern were identified at the
Property during the site inspection.

The 1901 topographic map showed a rural dirt road/path crossing the Property. By 1938, that dirt
road/path was no longer present. The Property has been undeveloped or agricultural land since at
least 1938.

Regulatory database information identified few known and suspected contamination sites in the
area surrounding the Property. Based on a review of the available information, it is unlikely that any
of these sites has negatively affected the environmental condition of the Property.

In summary, SCS performed a Phase | Environmental Site Assessment of the undeveloped Building
13 Site located at the Majestic Freeway Business Center in Perris, California, in conformance with
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the scope and limitations of 40 CFR 312 and ASTM E1527-13. Any exceptions to, or deletions from,
this practice are described in Section 5 of this report.

In the opinion of the Environmental Professional, this assessment has revealed no evidence of
conditions indicative of recognized environmental conditions. Further investigation is not
recommended.
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18 GLOSSARY/DEFINITIONS
AAIl - All Appropriate Inquiry

AUL - Activity and Use Limitations

ER - A business environmental risk is a risk which can have a material environmental or
environmentally-driven impact on the business associated with the current or planned use of
a parcel of commercial real estate, not necessarily limited to those environmental issues

required to be investigated in this practice.

BTEX - Benzene, toluene, ethylbenzene, and total xylenes

CERCLA - Comprehensive, Environmental Response, Compensation, and Liability Act

CERCLIS -- Comprehensive Environmental Response, Compensation, and Liability Information

System

CER - Code of Federal Regulations

CORRACTS -- Corrective Action Against Responsible Parties at a RCRA site

CREC -- Controlled Recognized Environmental Condition: A recognized environmental condition
resulting from a past release of hazardous substances or petroleum products that has been
addressed to the satisfaction of the applicable regulatory authority (for example, as
evidenced by the issuance of a no further action letter or equivalent, or meeting risk-based
criteria established by regulatory authority), with hazardous substances or petroleum
products allowed to remain in place subject to the implementation of required controls (e.g.,

property use restrictions, AULs, or institutional or engineering controls).

DOGGR -- Department of Qil, Gas, and Geothermal Resources

De Minimis Condition - A condition that generally does not present a threat to human health or the
environment and that generally would not be the subject of an enforcement action if brought
to the attention of appropriate governmental agencies. Conditions determined to be de

minimis conditions are not RECs or CRECs.
DTSC -- California EPA Department of Toxic Substances Control
EDR -- Environmental Data Resources, Inc.

EPA - Environmental Protection Agency
ERNS - Emergency Response Notification System
ESA -- Environmental Site Assessment

FINDS - Facility Index System

HAZNET -- California EPA Hazardous Waste Facility and Manifest Data
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HREC -- Historical Recognized Environmental Condition: A past release of any hazardous substances
or petroleum products that has occurred in connection with the property and has been
addressed to the satisfaction of the applicable regulatory authority or meeting unrestricted
use criteria established by a regulatory authority, without subjecting the property to any

required controls
LQG -- Large Quantity Hazardous Waste Generator
LUST -- Leaking Underground Storage Tank
MCL -- Maximum contaminant level
MTBE -- Methyl-tert-butyl-ether
NFA -- No Further Action determination
NFRAP -- No Further Remedial Action Planned
NPL - National Priority List (Superfund)
PAHSs -- Polynuclear aromatic hydrocarbons
PCBs -- Polychlorinated biphenyls

RCRA -- Resource Conservation and Recovery Act

RCRIS -- Resource Conservation and Recovery Information System

REC - Recognized environmental condition is defined by ASTM E 1527-13 as: “The presence or
likely presence of any hazardous substances or petroleum products in, on, or at a property:
(1) due to release to the environment; (2) under conditions indicative of a release to the
environment; or (3) under conditions that pose a material threat of a future release to the
environment. De minimis conditions are not recognized environmental conditions.”

ROD -- Record of Decision

RBSLs - Risk-based Screening Levels

RSLs - Regional Screening Levels

RWQCB -- Regional Water Quality Control Board

SARA -- Superfund Amendments and Reauthorization Act

92}

LIC -- Spills, Leaks, Investigations, and Cleanups database

g |

G - Small Quantity Hazardous Waste Generator

9]
=

IS -- Solid Waste Information System

SWLF -- Solid Waste Facility/Landfills
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TPH -- Total Petroleum Hydrocarbons

TRIS - Toxic Release Inventory System

TSD - Treatment, Storage, and/or Disposal Facility

User - The person or persons seeking to establish the innocent landowner defense, bona fide
prospective purchaser liability protection, and/or contiguous property owner liability
protection pursuant to CERCLA sections 101 and 107.

USGS - United States Geologic Survey

UST - Underground Storage Tank

VCP -- Voluntary Cleanup Program

VOCs -- Volatile organic compounds
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Appendix A
Figures 1 through 3
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Appendix B
Site Photographs
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Photo 16 — Small amounts of trash observed on the Property.



Appendix C

Historical Site Use Information
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Appendix D

Previous Environmental Reports and Regulatory Agency Review
Information
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March 24, 2005
File No. 01204204.00

Ms. Linda Casey

Majestic Realty Co.

13191 Crossroads Parkway North, Sixth Floor
City of Industry, California 91746-3497

(562) 948-4336

FAX (562) 695-2329

SUBJECT: UPDATED PHASE I ENVIRONMENTAL ASSESSMENT, 88-8 BOND
PROPERTY, PERRIS, CALIFORNIA

Dear Ms. Casey

Enclosed are three copies of the subject report. No recognized environmental conditions were
identified on the site, and no further investigations were recommended. However, we did
identify a machine shop on one parcel and have recommended a re-inspection of that parcel
whenever access can be secured. Should you have any questions about this report, please feel
free to call Mr. Tom Dong or the undersigned.

J. Rodney Marsh, REA
Project Manager
SCS ENGINEERS

Offices Nationwide
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roject Manager
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EXECUTIVE SUMMARY

SCS Engineers (SCS) was retained by Majestic Realty to prepare a Phase I Environmental
Assessment of the Majestic Freeway Business Center (88-8 Bond Property) located in Perris,
California (the “Property”). This assessment was performed in general conformance with ASTM
E1527-00 guidelines for Environmental Assessment Reports.

The Property consists of 150 assessor’s parcels located along the west side of the Escondido
Expressway (I-215) and AT&SF Railroad between the Riverside National Cemetery and Cajalco
Expressway. The combined area of the parcels (some of which are discontinuous) is
approximately 250 acres.

The Property is currently largely vacant and undeveloped and overgrown with natural vegetation.
Most of the Property appears to have been either agricultural or recently (within the last six
months) graded. Small amounts of trash and debris were observed on several of the parcels. No
appreciable staining was noted on the soil in these areas. No evidence of the past use, storage,
manufacture, or disposal of hazardous substances was observed on the Property, with the
possible exception of the Perris Valley Machine Works, a machine shop located at the southeast
comner of Harvill and Old Oleander Avenues.

The parcel occupied by the Perris Valley Machine Works is a potential concern as machine shops
may use oils and solvents. The parcel did not appear to be paved. A more comprehensive
inspection and possible site investigation is recommended for this parcel (314-040-027)
whenever access can be secured.

Several soil piles and small mounds were noted that appeared to be artificial. Soil types observed
on these elevations appeared to be consistent with those observed elsewhere on the Property,
suggesting that these mounds were created with soil from the Property, perhaps during the
development of the various roads traversing the area. If the soils were brought in from off site,
limited testing might be warranted to ensure that contaminated soil was not placed on the
Property. However, as these soils are likely to be graded, spread across the Property, and
incorporated into the native soils, any such contamination is likely to be de minimis.

The Property was undeveloped agricultural land from at least 1953 through the present. No
evidence of structures was found on the Property. The streets traversing the Property appear to
have been constructed between 1986 and 1997.

Regulatory database information identified few known and suspected contamination sites in the
area surrounding the Property. It is unlikely that any of these sites have impacted the Property
directly. However, the presence of the March AFB Superfund Site to the north and northeast
continues to pose a threat to the groundwater beneath the Property, although based on the current
status of the cleanup activities, the threat would appear to be minimal.

In summary, SCS has performed a Phase I Environmental Site Assessment of the Majestic
Freeway Business Center (88-8 Bond Property) located in Perris, California, in general
conformance with the scope and limitations of ASTM Practice E1527-00. This assessment has
revealed no evidence of recognized environmental conditions in connection with the Property.
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With the exception of a follow-up inspection of the Perris Valley Machine Works parcel no
further investigations are recommended.
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PHASE I ENVIRONMENTAL ASSESSMENT
MAJESTIC FREEWAY BUSINESS CENTER
88-8 BOND PROPERTY
PERRIS, CALIFORNIA

INTRODUCTION

SCS Engineers (SCS) was retained by Majestic Realty to prepare a Phase I Environmental
Assessment of the Majestic Freeway Business Center (88-8 Bond Property) located in Perris,
California (the “Property”). A location map for the Property is presented as Figure 1 in
Appendix A. This assessment was performed in general conformance with ASTM E1527-00
guidelines for Environmental Assessment Reports.

PURPOSE

The purpose of this investigation was to identify any recognized environmental conditions as
defined in ASTM Standard E1527-00:

«...the presence or likely presence of any hazardous substances or petroleum products
on a property under conditions that indicate an existing release, a past release, or a
material threat of a release of any hazardous substances or petroleum products into
structures on the property or into the ground, groundwater, or surface water of the
property. The term includes hazardous substances or petroleum products even under
conditions in compliance with laws. The term is not intended to include de minimis
conditions that generally do not present a material risk of harm to public health or the
environment and that generally would not be the subject of an enforcement action if
brought to the attention of appropriate governmental agencies.”

This assessment is intended to constitute an appropriate inquiry into the previous ownership and
uses of the property consistent with good commercial or customary practice, as required by the
innocent landowner defense under the Comprehensive Response, Compensation, and Liability
Act of 1980 (CERCLA ak.a. Superfund), the Superfund Amendments and Reauthorization Act
0f 1986 (SARA), and the Small Business Liability Relief and Brownfields Revitalization Act of
2002. This process satisfies one requirement to qualify for the innocent landowner defense to
CERCLA liability.

SCOPE OF WORK
This Phase I Environmental Assessment is based on:

e TField observations made during Property reconnaissance performed on November 4,
2004 and February 7, 2005.

e Review of federal, state, and local regulatory databases. The search distances are those
specified by ASTM E1527-00.
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e Review of historical Property use information (topographic maps, aerial photographs,
fire insurance maps, existing reports, etc.).

e Interviews with appropriate regulatory agency personnel and review of agency files.

SPECIAL TERMS AND CONDITIONS

Property Access

The Property was largely vacant, undeveloped, and unfenced. There were no restrictions on site
access except for the interiors of approximately six residences and a machine shop located on the

Property.

Use by Third Parties

This Phase I Environmental Assessment for the Majestic Freeway Business Center (88-8 Bond
Property), Perris, California has been prepared specifically for Majestic Realty. The report has
been prepared in accordance with the care and skill generally exercised by reputable
professionals, under similar circumstances, in this or similar localities. No other warranty,
expressed or implied, is made as to the professional opinions presented herein. This report is not
a legal opinion. |

No other party, known or unknown to SCS, is intended as a beneficiary of this work product, its
content or information embedded therein. Third parties use this report at their own risk. Third
party reliance letters may be issued on request and upon approval of Majestic Realty and payment
of a fee for such letters.

LIMITATIONS AND ASSUMPTIONS

The investigation focused on potential sources of hazardous substances or petroleum products
that could be considered a recognized environmental condition and/or a liability due to their
possible presence in significant concentrations (e.g., above acceptable limits set by the Federal or
state government) or due to the potential for contamination migration through exposure pathways
(e.g., groundwater). Materials that may contain substances which are not currently deemed
hazardous by the federal or state of California EPA were not considered as part of this study.

Unless specifically included in our scope of services, formal surveys for asbestos-containing
materials, lead-based paints, fire safety, indoor air quality, mold, and similar matters were not
part of this assessment. The Property was not evaluated for compliance with land use, zoning,
wetlands, or similar laws. This report is not intended to be an environmental compliance audit.

Hazardous substances naturally occurring in plants, soils, and rocks, (e.g., heavy metals, naturally
occurring asbestos, or radon) are not typically considered in these investigations. Similarly,
construction debris (e.g., discarded concrete, asphalt) is not considered to be of concern unless
observations suggest that hazardous substances are likely to be present in significant
concentrations.
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Unless otherwise noted, sampling and laboratory analyses of soil, water, air, building materials,
or other media, were not performed as part of this investigation. Positive identification of
hazardous substances can only be accomplished through sampling and appropriate laboratory
analysis.

SCS Engineers assumes no responsibility for the accuracy of information obtained from,
compiled by, or provided by third-party sources, such as regulatory agency listings. Unless
obviously inaccurate or if information exists to the contrary, SCS Engineers assumes that
information collected during this environmental site assessment is accurate and correct. Unless
warranted, information collected has not been independently validated as part of this assessment.

GENERAL SITE CHARACTERISTICS

Site Location and General Site Description

The Property consists of 150 assessor’s parcels (Table 1, Appendix A) located along the west
side of the Escondido Expressway (I-215) and AT&SF Railroad between the Riverside National
Cemetery and Cajalco Expressway. Figures 2 and 3 show the layout of the Property. The
combined area of the parcels (some of which are discontinuous) is approximately 250 acres.
Roads bordering or traversing portions of the Property include Nandina Avenue (unimproved),
Oleander Avenue (unimproved), Old Oleander Avenue (unimproved) Harvill Avenue, Markham
Street, Commerce Center Drive, Perry Street, Messenia Lane, Martin Street, Seaton Avenue, and
Palatium Circle. The Property is largely vacant and undeveloped except for a strip along either
side of Harvill Avenue between Old Oleander Avenue and Nance. Several residences and a
machine shop are located in this area.

Description of Adjoining Properties

Much of the land surrounding the Property is also vacant and undeveloped or agricultural.
Exceptions would include the Riverside National Cemetery (on former March Air Force Base
land) to the north, residential developments along the west side of Seaton Avenue, commercial
and light industrial development along the south side of Cajalco Expressway, railroad-related
services along the northeastern edge of the Property, and a retention basin at the northwest comer
of Messenia Lane and Commerce Center Drive.

Just to the northeast of the northernmost portion of the Property is the Western Municipal Water
District’s March Wastewater Reclamation Facility, a small (0.75 MGD) wastewater treatment
plant. This plant has been in existence since at least 1953, originally serving March Air Force
Base to the north. Most of the treated water goes to water the Riverside National Cemetery and
nearby golf courses.

ENVIRONMENTAL SETTING

thsiograﬂhic Setting
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According to the U.S. Geological Survey (USGS), Steele Peak (1967, photorevised 1978),
California 7.5-minute topographic map, the Property is located along the western side of the
Moreno Valley at elevations of approximately 1,500 to 1,540 feet above mean sea level. Site
topography is generally flat with scattered raised areas. The Property has a slight regional slope
to the east.

Geology and Soils

The Property is situated within the Peninsular Ranges geomorphic province of southern
California, which is primarily characterized by northwest trending mountain ranges. Surficial
sediments in the area of the Property have been mapped as alluvial/fluvial deposits consisting of
sand, silt, and clay (Santa Ana Watershed Project Authority).

Hydrogeology

The Property is located within the Perris North Subbasin of the Santa Ana River Basin (Eastern
Municipal Water District, April 2004). The latest Groundwater Annual Report (April 2004) for
year 2003 indicates that the average depth to groundwater in the Perris North Subbasin is
approximately 140 feet below ground surface (bgs). Groundwater contours developed using
Spring 2003 groundwater elevation data indicated that groundwater in the vicinity of the Property
is located at depths of approximately 85 to 95 feet bgs and flows southwesterly.

Radon

According to the United States Geologic Survey’s Report 93-292-1 “Geologic Radon Potential of
EPA Region 9,” screening in the area of the Property has produced a mean screening level of 0.7
pico Curies per liter of air (pCi/L). The California Environmental Protection Agency Department
of Toxic Substances Control, formerly the Department of Health Services (DHS), has produced a
report “California Statewide Radon Survey Interim results,” which states that buildings surveyed
in Southern California (including Riverside County) had average radon concentrations of 0.6
pCi/L. Fewer than 0.5 percent of the buildings surveyed in a six-county area had radon levels in
excess of 4 pCi/L. The alluvial geology of the Moreno Valley is not normally associated with
elevated radon levels. Based on the available information, therefore, elevated radon gas is not

~ expected in the area of the Property.

SITE INSPECTION

An inspection of the Property and surrounding area was conducted on November 4, 2004, by J.
Rodney Marsh of SCS. A sketch map and photographs of the Property are provided in Appendix
B.

The Property is currently largely vacant and undeveloped and overgrown with natural vegetation.
Most of the Property appears to have been either agricultural or recently (within the last six
months) graded. Small amounts of trash and debris were observed on several of the parcels —
notably 295-310-041, 295-310-042, 295-310-043, and 295-310-035. The debris included empty
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drums and 5-gallon containers that appeared to have been used for roofing tar/asphalt. No
appreciable staining was noted on the soil in these areas.

Several parcels along Harvill Avenue between Old Oleander Avenue and Nance are occupied by
residences. The parcel at the southwest comner of Harvill and Old Oleander Avenues is occupied
by a machine shop. These parcels were not accessible for close inspection. The machine shop
parcel appeared to be unpaved.

Hazardous Substances

No evidence of the past use, storage, manufacture, or disposal of hazardous substances was
observed on the Property, with the possible exception of the machine shop parcel.

Natural Drainage

A drainage channel was observed extending from the cul-de-sac terminus of Markham Street to
the retention basin. The topographic map shows a seasonal creek roughly following the path of
the current Cajalco Expressway. In general, though, natural waterways are not currently located
on the Property. Runoff from the Property drains internally or to the surrounding streets.

Disturbed Areas

As noted above, scattered trash and debris were observed on the Property. In addition, several
soil piles and small elevations were noted (parcels 314-110-004-5, 314-300-001-2, 317-100-016,
and 317-100-017, and along the south side of Commerce Center Drive west of Harvill Avenue)
that appeared to be artificial. Soil types observed on these elevations appeared to be consistent
with those observed elsewhere on the Property, suggesting that these mounds were created with
soil from the Property, perhaps during the development of the various roads traversing the area.

Elevators and Other Hvdraulic Equipment

No evidence of the past existence of elevators or other subsurface hydraulic equipment was
observed on the Property.

Wells

No monitoring or water supply wells were observed on the Property. The topographic map
shows two wells along the eastern edge of the Property between Perry Street and Cajalco
Expressway.

Electrical Equipment

No pole- or pad-mounted electric equipment was observed on or immediately adjacent to the
Property. Overhead power lines were limited to Old Oleander Avenue, Seaton Avenue, portions
of Harvill Avenue, and along the railroad tracks.
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Wastewater
Not applicable.

Drinking Water
Not applicable

Storage Tanks

No evidence of past or present above- or underground storage tanks was observed on the
Property.

Asbestos-Containing Materials

Not applicable.

Adjoining Site Observations

No recognized environmental conditions were identified on any of the immediately adjoining
sites. A Circle-K service station is located across Cajalco Expressway south of the Property.
Two industrial facilities (Diamond Pacific Products and a rail yard facility) are located on the
east side of Harvill Avenue on the north and south sides of Old Oleander Avenue. Portions of
the rail yard facility appeared to be used for the transfer of chemicals from trucks to tank cars.
These areas are not immediately adjacent to any portion of the Property.

SITE HISTORY
Site history was evaluated from the following sources:

e U.S. Geological Survey (USGS), Steele Peak (1967, photorevised 1978), California 7.5
minute topographic map. '

e Historical aerial photographs dating from 1953, 1961, 1967, 1978, 1986, 1997, and 2002
from the Rupp Aerial Photography Collection.

Copies of the aerial photographs are included in Appendix C.

Topographic Maps

The Property is depicted predominantly as vacant undeveloped land. No structures are shown on
the Property. Agricultural use (orchards) is depicted in the area to the west of the current
retention basin. Of the existing streets in the area, only Seaton Avenue, Cajalco Road, Markham
Street (extending straight across the Property and not along its current path), the Escondion

Expressway and the railroad were present in 1978.
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Aerial Photographs

e 1953 - The 1953 photo showed only the northern half of the Property. This portion of
the Property was vacant and undeveloped. The northernmost parcels (295-310-022 and —
035) showed some evidence of having been cultivated in the past. Only two small
structures, possibly houses, were visible between Markham Street and Nandina Avenue,
and neither of these was on the Property. The area north of Nandina Avenue appeared to
be housing associated with March Air Force Base.

e 1961 — The 1961 photo showed the entire site except for the two northernmost parcels.
The remainder of the Property appeared to be under cultivation (grain or hay crops). No
structures were visible on the Property. The few buildings visible in the area were
located along Cajalco Road or east of the railroad.

e 1967 — The 1967 photo showed only the area between Seaton Avenue and the railroad
tracks, from Nandina Avenue south to about Martin Street. This portion of the Property
appeared to have been under cultivation, but otherwise showed no signs of development
except for two small structures alongside the railroad tracks near the intersection of what
is now Cajalco Expressway.

e 1978 — The entire Property was visible. Exbept for the small structures noted on the
1967 photo, the Property was vacant and undeveloped with most area appearing to have
been cultivated. Scattered residential development was visible to the west of the

Property.

e 1986 - The northern and westernmost parcels were not visible on the photo. The
remainder of the Property appeared essentially unchanged from the earlier photos. The
Cajalco Expressway was now visible.

e 1997 — All of the streets currently bordering or traversing the Property were visible.
Otherwise, the Property was vacant and undeveloped. Most of the agricultural portions
of the Property appeared to have been allowed to go fallow.

e 2002 — The Property appeared largely unchanged from the 1997 photo. The building at
the comer of Martin Street and Harvill Avenue (not part of the Property) had been
constructed.

Historical Use Summary

The Property was undeveloped agricultural land from at least 1953 through the present. No
evidence of structures, other than scattered residences, was found on the Property. The streets
traversing the Property appear to have been constructed between 1986 and 1997.

The existence of past agricultural activities on the Property and in adjacent areas indicates a
potential for pesticide and/or heavy metal (associated with dusting powders) contamination. It
has been the experience of SCS that it is not uncommon to find trace levels of pesticides in soils
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at former agricultural areas in Southern California. However, these trace concentrations are
rarely cause for environmental concern. It is our opinion that, without specific evidence of
pesticide storage or mismanagement on the Property, collection and analysis of soil samples for
pesticides is unwarranted.

REGULATORY RECORDS REVIEW

Local regulatory agencies and other sources were contacted in an effort to identify any known or
suspected contamination sites or incidents of hazardous waste storage or disposal which might
have resulted in soil or groundwater contamination within a one-mile radius of the Property.
Within this unincorporated portion of Riverside County, the Riverside County Department of
Environmental Health generally acts as the lead enforcement agency for underground storage
tank compliance. If a tank has leaked and groundwater contamination is suspected, the Santa
Ana Regional Water Quality Control Board (SARWQCB) generally becomes the lead agency in
supervising contaminant characterization and cleanup.

Regulatory Database Sites

In addition, a database search for sites listed on various federal and state databases within one
mile of the Property was obtained from EDR Environmental Information. A description of each
of the databases searched is included in the report, which is attached as Appendix D. The EDR
databases include NPL, US EPA CERCLIS, State CERCLIS, CORRACTS, LUST, CA SLIC,
Calsites, SWLF, Cortese, Border Zone Properties, ERNS, and Toxic Pits. Any sites included on
these lists within 0.25 miles of the Property are discussed in the following text. As a general
rule, sites beyond 0.25 miles are not anticipated to impact a site significantly. Any sites beyond
0.25 miles with a high potential to impact the Property are also discussed. (Please note: the
distances and directions listed in this report have been field verified and might not always match
those in the EDR report.)

The EDR databases also include TSD facilities, hazardous waste generators, HAZNET, FINDS,
SQGs, LQGs, USTs, HIST UST, RCRA violations, and TRIS facilities with toxic chemical
releases (generally in accordance with permitting requirements - into the air, water, or land as
reported under SARA Title IIT). These sites use or store hazardous materials and thus may pose a
potential problem in the event of a spill or leak. However, unless these sites also appear in an
agency list of contaminated sites, there is no evidence of any problems at this time. Therefore,
sites on these lists will not be discussed unless on or in close proximity to the Property.

Please refer to Appendix D for further information on these sites.

Property Listings—

The map accompanying the database report shows three sites along Seaton Avenue south of
Martin Street on the west side of the Property. Based on the addresses of two of these sites

(18916 and 18966 Seaton), these sites would be on the Property. However, the map appears to
be incorrect in its placement of these sites. They appear to actually be located along Seaton north
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of Martin Street and are thus not on the Property. The site at 18916 Seaton (RLE Express) is
characterized as a hazardous waste generator. This address is currently occupied by a towing
service. The site at 18966 Seaton was a 1991 release of styrene monomer and subsequent fire.
This release was remediated by the County Department of Environmental Health. Neither site is
anticipated to impact the Property.

Other Database Sites—

The EDR database lists the following sites within a 1-mile radius of the Property. Some sites
may be listed on more than one database.

Number of Sites
Database
0 — 1/4 miles 1/4 — 1/2 miles 1/2 - 1 mile

US EPA National Priority List (NPL) 1 0 : 0
US EPA RCRA Corrective Actions 0 0 0
(CORRACTS)
California Superfund (SPL) 1 0 0
US EPA CERCLIS (sites under 1 0 0
review for inclusion of the NPL)
California equivalent CERCLIS ] 0 0
(SCL)
California Leaking Underground 0 2 0
Storage Tanks (LUST)
California Solid Waste & Landfill 0 0 0
Facilities (SWLF)
California Properties with Deed 0 0 0
Restrictions
California Properties with Hazardous 0 q 0
Waste (Cortese)
California Registered Underground 0 0 0
Storage Tanks (UST) ‘
California State Spills List 0 0 0
US EPA Hazardous Waste ‘

2 2 1
Generators

The only site of potential concern in the vicinity of the Property is March Air Force Base (AFB),
a Federal and State Superfund site. March AFB is located to the north of the Property along both
sides of the Escondido Expressway. The western half of the base (the portion immediately
adjacent to the Property) has been redeveloped as the Riverside National Cemetery.

March AFB has been used for aircraft maintenance and repair, refueling operations, and training
activities since 1918. In the early 1980’s, 44 contaminated sites were identified on the base.
Contaminants included fuels, chlorinated solvents, metals, PCBs, and other contaminants.
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Groundwater investigations determined that groundwater beneath the base had also been
impacted by some of these contaminants. In 1989, March AFB was added to the National
Priorities List (NPL).

Most of the contamination is confined to the base, but the contaminated groundwater plume has
been detected up to 0.25 miles east and south of the base and has caused at least two off-site
wells to be closed. At the present time, the area of contamination lies to the east of the
Escondido Expressway, approximately 0.5 miles from the nearest portion of the Property.
Reportedly, a groundwater treatment system is in place that has halted the further migration of
this plume off base. If this contaminated groundwater can be successfully treated, then it is
unlikely that groundwater beneath the Property would be impacted. Even in the event of a future
impact, the source has been identified and there is no information to indicate or suggest that any
of the contaminants of concern were ever used or stored on the Property.

Areas of soil contamination were also identified on the portion of the base on the west side of the
Escondido Expressway (to the north of the Property). All of these areas have reportedly been
remediated and are unlikely to impact the Property.

Unmappable or Orphan Sites—

Nine unmappable sites were identified in the EDR Report according to their zip code.
Unmappable sites cannot be plotted due to inaccurate or incomplete addresses. Based on review
of the provided data, including the estimated locations of the unmappable sites in relation to the
Property, it appears unlikely that the unmappable sites have adversely affected the environmental
condition of the Property.

Oil and Gas Wells

Available oil and gas well maps from the California Department of Conservation, Division of
Oil, Gas and Geothermal Resources (DOGGR) were reviewed to identify oil and gas wells on the
Property or in the nearby area. According to DOGGR map No. W1-7 dated December 30, 2000,
no oil exploration or production has been conducted within one mile of the Property.

FINDINGS AND OPINIONS

Based on the scope of work performed, SCS finds the following:

e The Property consists of 108 assessor’s parcels located along the west side of the
Escondido Expressway (I-215) and AT&SF Railroad between the Riverside National
Cemetery and Cajalco Expressway. The combined area of the parcels (some of which
are discontinuous) is approximately 250 acres.

e The Property is currently largely vacant and undeveloped and overgrown with natural
vegetation. Most of the Property appears to have been either agricultural or recently
(within the last six months) graded. Small amounts of trash and debris were observed on
several of the parcels. No appreciable staining was noted on the soil in these areas. No
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evidence of the past use, storage, manufacture, or disposal of hazardous substances was
observed on the Property, with the possible exception of a machine shop at the southeast
corner of Harvill and Old Oleander Avenues.

e The parcel occupied by the Perris Valley Machine Works is a potential concern as
machine shops may use oils and solvents. The parcel did not appear to be paved. A
more comprehensive inspection and possible site investigation is recommended for this
parcel (314-040-027) whenever access can be secured.

e Several soil piles and small mounds were noted that appeared to be artificial. Soil types
observed on these elevations appeared to be consistent with those observed elsewhere on
the Property, suggesting that these mounds were created with soil from the Property,
perhaps during the development of the various roads traversing the area. If the soils
were brought in from off site, limited testing might be warranted to ensure that
contaminated soil was not placed on the Property. However, as these soils are likely to
be graded, spread across the Property, and incorporated into the native soils, any such
contamination is likely to be de minimis.

e The Property was undeveloped agricultural land from at least 1953 through the present.
No evidence of structures was found on the Property. The streets traversing the Property
appear to have been constructed between 1986 and 1997.

e Regulatory database information identified few known and suspected contamination sites
in the area surrounding the Property. It is unlikely that any of these sites have impacted
the Property directly. However, the presence of the March AFB Superfund Site to the
north and northeast continues to pose a threat to the groundwater beneath the Property,
although based on the current status of the cleanup activities, the threat would appear to
be minimal.

In summary, SCS has performed a Phase I Environmental Site Assessment of the Majestic
Freeway Business Center (88-8 Bond Property) located in Perris, California, in general
conformance with the scope and limitations of ASTM Practice E1527-00. This assessment has
revealed no evidence of recognized environmental conditions in connection with the Property.
With the exception of a follow-up inspection of the Perris Valley Machine Works parcel, no
further investigations are recommended.
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http://www.web.edrnet.com/ordering/switchboard/redirect.aspx?s=GRR_CA_HISTUST_PDF&img_id=0001F9FE
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https://gamagroundwater.waterboards.ca.gov/gama/gamamap/public/GamaDataDisplay.asp?dataset=USGSNEW&samp_date=&global_id=&assigned_name=USGS-335119117145401&store_num=
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