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1.0 INTRODUCTION

1.1 Executive Summary
Subject Property Name: 76.97 Acre Tract (Undeveloped)

Address: West Avenue M
Palmdale, Los Angeles County, California 93534

Site Location Intersection: Southwest corner of West Avenue M and Division Street

Site Acreage: 76.97 acres - According to the Los Angeles County Assessor’s Office
Current Property Use: The subject property is currently undeveloped.

Number of Buildings/Stories: N/A

Number of Tenant Spaces: N/A

Approximate Square Footage: N/A

Current Occupancy: N/A

Construction Year: N/A

Historic Property Use: 1928 - Present: Undeveloped land
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Consolidated Consulting Group, LLC (CCG) has performed a Phase I Environmental Site Assessment
(ESA) in general conformance with the scope and limitations of ASTM Practice E-1527-13, on the 76.97
Acre Tract (Undeveloped) property located at West Avenue M, in Palmdale, Los Angeles County,
California 93534 (herein referred to as the “subject property”’). Any exceptions to, or deletions from, this
practice are described in Section 1.4 “Investigation Requirements Not Satisfied”.

A historical recognized environmental condition (HREC) is defined under ASTM E1527-13 as “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.” This assessment has revealed no evidence of HRECs in connection with the subject

property.

A controlled recognized environmental condition (CREC) is defined under ASTM EI1527-13 as “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, with hazardous
substances or petroleum products allowed to remain in place subject to the implementation of required
controls.” This assessment has revealed no evidence of CRECs in connection with the subject property.

A recognized environmental condition (REC) is defined under ASTM E1527-13 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.” This assessment has revealed no
evidence of RECs in connection with the subject property.

A business environmental risk (BER) is defined under ATSM E1527-13 as “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.” This assessment has revealed no evidence of BERs in connection with
the subject property.

A de minimis condition is defined under ASTM E1527-13 as “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.” This assessment has revealed
the following evidence of de minimis conditions in connection with the subject property:

» CCG did not observe any evidence of current or historic landfills on the subject property. However,
several debris piles / dump sites and scattered windblown debris were observed throughout the subject
property, with the most concentrated area of debris / waste being observed along the unpaved road /
pipeline easement on the eastern portion of the subject property. Observed debris generally consisted of
municipal waste (paper, plastic, etc.) and construction debris (lumber, concrete, asphalt / gravel, etc.).
No staining or other obvious evidence of petroleum product / hazardous substance releases was
observed in or around the debris. Additionally, CCG observed several travel trailers, which appeared to
be in-use as temporary residences, set-up on the western portion of the subject property. No improper
hazardous substance or petroleum product disposal was noted; however, observations of the travel
trailers were made from a distance. CCG considers the observed debris to represent a de minimis
condition in connection with the subject property.
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Recommendation: CCG recommends that the observed debris / wastes be removed from the subject
property, and properly disposed of in accordance with all applicable local, state and federal guidelines.
If during future development activities visually impacted soils are identified, impacted soils should be
excavated, removed and properly disposed of. Confirmatory soil samples should be collected during
excavation to ensure that the extent of impacted soils has been removed.

This assessment has revealed the following evidence of Noteworthy Issues in connection with the subject
property:

» Amargosa Creek runs north-south along the western boundary of the subject property. Based on CCG’s
desktop review of soil information, Federal Emergency Management Agency (FEMA) Flood Zone
Maps, National Wetlands Inventory (NWI) maps, topographic maps and observations made during site
reconnaissance, the following potential wetland indicators were identified:

e Observations made during the site reconnaissance identified potential wetland indicators in the area
of the on-site surface water feature.

e Review of NWI maps indicates the on-site surface water feature is identified as an R4SBJ (Riverine,
Intermittent, Streambed, Intermittently Flooded) wetland area.

e Review of NRCS soil data indicates that some (but not all) on-site soils are described as hydric soils.

e Review of FEMA flood map data indicates the area of Amargosa Creek is located in Flood Zone
AO.

Recommendation: Considering the indications of wetland features and/or jurisdictional waters
described above, CCG recommends that prior to initiating activities which may impact the potential
wetland areas/jurisdictional waters identified on the subject property, that an evaluation of these areas
and any subsequent associated regulatory requirements be conducted.

» A review of the Flood Insurance Rate Map (FIRM), published by the Federal Emergency Management
Agency (FEMA), was performed by CCG. According to Community Panel, Map Number
06037C0420F, dated September 26, 2008, the subject property is located in Flood Zones X and AO.
Flood Zone X is defined as “Areas of minimal flood hazard”. The majority of the subject property is
located in Flood Zone X. Flood Zone AO is defined as “Areas subject to inundation by 1-percent-
annual-chance shallow flooding (usually sheet flow on sloping terrain) where average depths are
between one and three feet.” The far western portion of the subject property, near Amargosa Creek, is
located in Flood Zone AO.

Recommendation: CCG recommends that prior to initiating activities which may disturb or impact the
identified flood zone, that an evaluation of local, state and federal regulatory requirements be conducted.
If development of the subject property occurs in the future, flood insurance may be necessary.

» Federally-listed threatened and endangered species and their habitats are protected under the
Endangered Species Act of 1973, as amended. Individuals of state-listed species are protected under
state law, although their habitats are not currently given regulatory protection. A review of endangered
species on or in the vicinity of the subject property is beyond the scope of this investigation. However,
according to the California Department of Fish & Wildlife there are multiple rare, threatened or
endangered species listed for Los Angeles County.
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Recommendation: 1f future development will disturb the undeveloped portions of the subject property,
an evaluation for Threatened or Endangered Species may be required.
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1.2 Purpose

The purpose of this investigation is to conduct a Phase I Environmental Site Assessment (ESA), in general
conformance with ASTM 1527-13 Standard Practice for Environmental Site Assessments: Phase I
Environmental Site Assessment Process on a parcel of commercial real estate (subject property) with
respect to the range of contaminants within the scope of Comprehensive Environmental Response,
Compensation and Liability Act (CERCLA) (42 U.S.C. §9601). This assessment is intended to permit a
user to satisfy one of the requirements to qualify for the innocent landowner, contiguous property owner,
or bona fide prospective purchaser limitations on CERCLA liability: that is, the practice that constitutes
“all appropriate inquiry into the previous ownership and uses of the property consistent with good
commercial or customary practice” as defined at 42 U.S.C. §9601 (35) (B).

The purpose of a Phase I ESA is to evaluate environmental issues which may have a financial or liability
impact on the owners of a parcel of property. The goal of this process is to identify the presence or likely
presence of any hazardous substances or petroleum products on the 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, ground water, or surface water of the property.

CCG understands this assessment of the subject property was performed as part of a pending financial
transaction.

1.3 Scope of Work

Consolidated Consulting Group, LLC was retained to perform a Phase I Environmental Site Assessment on
the subject property in general conformance with ASTM 1527-13 Standard Practice for Environmental Site
Assessments: Phase I Environmental Site Assessment.

The following scope of services summarizes the activities performed by Consolidated Consulting Group,
LLC:

¢ Survey the subject property and observe the adjacent and surrounding properties for the purposes of
identifying land use and activities that may potentially affect the environmental integrity of the subject

property.

¢ Interview available present and past owners and occupants of the subject property to identify
current/historic subject property uses.

¢ Review available historic information for the subject property from first developed use to present.

¢ Interview accessible local, city, parish and state personnel to solicit pertinent environmental information
regarding the subject property.

¢ Review available federal, state and local regulatory database information as prescribed in ASTM 1527-
13 Standard Practice for Environmental Site Assessments: Phase I Environmental Site Assessment
Process.

¢ Provide findings, conclusions and recommendations to the Client as a result of the information gathered.

CONSOLIDATED CONSULTING GROUP, LLC PAGE 8
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ASTM 1527-13 Standard Practice for Environmental Site Assessments: Phase I Environmental Site
Assessment Process does not specifically call for the Phase I ESA report to address business environmental
risks (BERs) or additional services. Business environmental risk is defined in the standard as “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. Consideration of business environmental risk issues may
involve addressing one or more non-scope considerations, some of which are identified in Section 13 (of
the standard)”. In order to better serve the Client, CCG has included a consideration of business
environmental risks in the relevant section of this report and the additional services listed in Section 5.4
“Additional Services” as a part of this investigation.

In preparing this report, Consolidated Consulting Group, LLC has relied upon and presumed accurate,
certain information (or the absence thereof) about the subject property and adjacent properties provided by
governmental officials and agencies, the Client and others identified herein. The accuracy of the results of
the regulatory agency database searches are constrained and limited by the level of care and professional
skill exercised by the subcontractors retained by Consolidated Consulting Group, LLC to perform these
tasks. Except as otherwise stated in this report, Consolidated Consulting Group, LLC has not attempted to
verify the accuracy or completeness of such information.

The conclusions and recommendations contained in this report/assessment are based upon professional
opinions with regard to the subject matter. These opinions have been formulated in accordance with
currently accepted industry standards and practices. The data reported and the findings, observations, and
conclusions expressed in the report contain all of the limitations inherent in the methodologies referred to
in ASTM 1527-13. Because of these limitations, the findings, observations, and conclusions expressed by
CCQG in this report are not, and should not be considered, an opinion concerning the compliance of any past
or present owner or operator of the site with any federal, state or local law or regulations. No warranty or
guarantee, whether expressed or implied, is made with respect to the data reported. Furthermore, the results
of this Phase I Environmental Site Assessment as reported herein are in no way intended to represent a
guarantee that the subject property is free from the presence of past, present, or future contamination from
hazardous substances; rather, it only represents that a reasonable inquiry has been conducted to ascertain
the likelihood of such contamination under current applicable law.

Consolidated Consulting Group, LLC derived the data in this report primarily from visual inspections,
examination of records in the public domain and interviews with individuals knowledgeable with the Site
history. The passage of time, manifestation of latent conditions or occurrence of future events may require
further exploration at the subject property, analysis of the data and reevaluation of the findings,
observations, conclusions and recommendations expressed in this report. = Conclusions and
recommendations are based solely upon conditions in existence at the subject property at the time of the
investigation.

CONSOLIDATED CONSULTING GROUP, LLC PAGE 9



76.97 ACRE TRACT (UNDEVELOPED)
WEST AVENUE M

PALMDALE, CALIFORNIA 93534
PROJECT NO.: CCG-5099

1.4 Investigation Requirements Not Satisfied

This Phase I ESA substantially complies with ASTM 1527-13 Standard Practice for Environmental Site
Assessments: Phase I Environmental Site Assessment Process, except for the following exceptions and/or
limiting conditions.

>

>

CCG was unescorted during the site inspection.

CCG provided interview questionnaires to the User of this report, the Property Owner Representative
and the Key Site Manager regarding issues of environmental concern relating to the subject property.
At the time of writing, the interview questionnaires had not been returned to CCG. However, it is the
Environmental Professional’s opinion that sufficient information regarding the current and historic use
of the subject property was obtained through other sources that the lack of the interview questionnaires
will not alter the conclusions of this report.

ASTM E 1527-13 “Standard for Environmental Site Assessments” suggests historical usage for a
property be determined back to 1940 or the property’s first developed use, whichever is earliest. CCG
reviewed Aerial Photographs back to 1928, Topographic Maps back to 1930 and City Directories back
to 1975, but was not able to research the site history at 5-year intervals. No additional historical sources
that were deemed reasonably ascertainable and likely to be sufficiently useful were identified at the time
of the assessment. However, it is the Environmental Professional’s opinion that this limitation would
not alter the conclusions of this report.

CCG contacted the Los Angeles County Fire Department and Environmental Health Department for
information regarding hazardous material spills, permits for water wells, grease traps, septic systems,
ASTs/USTs and general information regarding environmental issues/complaints associated with the
subject property. At the time of writing, a response from these departments has not been received. Any
pertinent information will be forwarded to the Client upon receipt. However, it is the Environmental
Professional’s opinion that this limitation would not alter the conclusions of this report.

There were no other unmet requirements of the ASTM 1527-13 Standard Practice for Environmental Site
Assessments: Phase I Environmental Site Assessment Process.

It is the Environmental Professional’s opinion that these limitations, data gaps and/or data failures would
not alter the conclusions of this report. No other exceptions, limitations, data gaps and/or data failures were
encountered during the course of this investigation.
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2.0 USER PROVIDED INFORMATION

The purpose of this section is to summarize and evaluate information provided by the User that may assist
in the identification of recognized environmental conditions and business environmental risks in connection
with the subject property.

2.1 Title Records
Title records can be reviewed to identify potential environmentally suspect historic owners of the subject

property.

The User did not provide CCG with any title records for review.

2.2 Environmental Liens / Activity and Use Limitations

Reasonably ascertainable recorded land title records and lien records that are filed under federal, tribal,
state, or local law can be reviewed to identify environmental liens or activity and use limitations (AULSs),
if any, that are currently recorded against the subject property.

The User did not inform CCG of any environmental liens, AULSs, institutional controls or engineering
control restrictions imposed on the subject property.

2.3 Specialized Knowledge

If the User is aware of any specialized knowledge or experience that is material to recognized environmental
conditions or business environmental risk in connection with the subject property, it is the User’s
responsibility to communicate any information based on such specialized knowledge or experience to the
environmental professional. The User should do so before the environmental professional conducts the site
reconnaissance.

The User did not inform CCG of any specialized knowledge or experience that is material to recognized
environmental conditions or business environmental risk in connection with the subject property.

2.4 Commonly Known or Reasonably Ascertainable Information

If the User is aware of any commonly known or reasonably ascertainable information within the local
community about the subject property that is material to recognized environmental conditions or business
environmental risk in connection with the subject property, it is the User’s responsibility to communicate
such information to the environmental professional. The User should do so before the environmental
professional conducts the site reconnaissance.

The User did not inform CCG of any commonly known or reasonably ascertainable information within the
local community about the subject property that is material to recognized environmental conditions or
business environmental risk in connection with the subject property.

2.5 Valuation Reduction for Environmental Issues

Ifthe User is aware that the sales price or valuation of the subject property has been reduced due to identified
or potential environmental issues relating to the subject property, it is the User’s responsibility to
communicate such information to the environmental professional. The User should do so before the
environmental professional conducts the site reconnaissance.

The User did not inform CCG of any valuation reductions for the subject property based on environmental
issues.

2.6 Identification of the Key Site Manager
As the subject property is currently undeveloped, a Key Site Manager was not identified.
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3.0 SITE DESCRIPTION

3.1 Site Name and Address
Subject Property Name:
Street Address:

City:

County:

State:

Zip Code:

3.2 Legal Description

Central Appraisal District
(CAD) Account No:

Current Owner:

Abbreviated Legal
Description:

Number of Parcels:

76.97 Acre Tract (Undeveloped)

West Avenue M

Palmdale (inside the Corporate City Limits)
Los Angeles County

California

93534

3128-015-089

Adam, James L

Please refer to Section 7.2.1 “General Public Records” for the legal
description of the subject property.

One (1)

3.3 Site and Vicinity General Characteristics

Site Location Intersection:
Site Access:
Site Acreage:

Development of Surrounding
Areas:

3.4 Site Description

General Information

Number of Buildings/stories:
Number of Tenant Spaces:
Net Rentable Square Footage:
Gross Square Footage:
Construction Year:

Amenities:

Southwest corner of West Avenue M and Division Street
West Avenue M to the north
76.97 acres - According to the Los Angeles County Assessor’s Office

Please refer to Section 4.3 “Properties and Areas Surrounding the Site”
for information regarding the development of the surrounding areas.

N/A
N/A
N/A
N/A
N/A
N/A

CONSOLIDATED CONSULTING GROUP, LLC
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Structural/Finish-out

Exterior Fagade:

Roof Type:

Interior Wall Coverings:
Ceiling Type:

Floor Coverings:

Interior Lighting:

Mechanical Systems
HVAC Type:

Hot Water Source:

Site Paving/Landscaping

Paving:

Landscaping:

Utility Providers

Special Utility Structures

N/A
N/A
N/A
N/A
N/A
N/A

76.97 ACRE TRACT (UNDEVELOPED)
WEST AVENUE M

PALMDALE, CALIFORNIA 93534
PROJECT NO.: CCG-5099

Please refer to Section 5.0 “Site Reconnaissance and Investigation” for

a discussion of the HVAC Systems.

Please refer to Section 5.0 “Site Reconnaissance and Investigation” for

a discussion of the Hot Water Source.

X O X O O

0 o

Concrete
Pavers

Other: Dirt / Gravel

QGrass Turf
Shrubs
Decorative Trees

Mature Trees

[1 Asphalt
1 Gravel

Native Grasses
Heavily Wooded
Agricultural Fields
Other:

Please refer to Section 5.2.8 “Landfills” for additional information
regarding the debris / dumping observed on the subject property.

Please refer to Section 5.0 “Site Reconnaissance and Investigation” for
a discussion of the individual utility providers.

Please refer to Section 5.0 “Site Reconnaissance and Investigation” for
a discussion of special utility structures on the subject property.
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3.5 Current Uses of the Site

Current Property Use: (] Retail/Commercial [J Multi-family Residential
[ Office/Commercial [J Agricultural Land
[J Flex Warehouse [J Vacant Land
(1 Industrial Undeveloped Land
[J Automotive/Gas Station L] Other:

Current Occupancy: N/A

Comments: No environmental concerns regarding the current owners or occupants
of the subject property were identified during the course of this
investigation.

3.6 Owners and Occupants of the Site

Current Owner: Adam, James L
Current Tenants: The subject property is currently undeveloped.
Comments: With the exception of the debris / dumping observed on the property, no

environmental concerns regarding the current use of the subject property
were identified during the course of this investigation. Please refer to
Section 5.2.8 “Landfills” for additional information.

3.7 Recorded Land Title Records

Please refer to Section 2.2 “Environmental Liens / Activity and Use Limitations” for additional
information.
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4.0 RECORDS REVIEW

The purpose of this section is to summarize and evaluate information from general public and government
environmental records with regard to the physical setting, historical use, current use and environmental
listings for the subject property and surroundings. Copies of all maps, public records and non-copyright

protected documents are appended to this report in Section 7.0 “Appendices”.

4.1 Physical Setting Sources
4.1.1 Topography

Topo Quad:

Topo Date:

Subject Property Elevation:
On-site Slope:

Slope based on topo contours:

Comments:

4.1.2 Nearest Surface Water

Nearest Surface Water Name:

Distance / Direction:

Comments:

Lancaster West, CA

1930, 1933, 1959, 1960, 1966, 1975, 2012, 2015, 2018 & 2022
~2,575 - 2,600 feet above Mean Sea Level

Generally flat

Northeast

Based on a review of topographic conditions, the adjacent properties to
the southwest appear to be located topographically upgradient of the
subject property.

A copy of the most recent USGS topographic map is included in
Appendix 7.1.4 “Topographical Maps”.

Amargosa Creek
On-site / Adjoining

Please refer to Section 4.1.3 “Wetlands & Jurisdictional Waters” below
for additional information.

4.1.3 Wetlands & Jurisdictional Waters

On-site Suspect Wetlands or
Jurisdictional Waters
Observed:

Adjacent Suspect Wetlands or

Jurisdictional Waters
Observed:

Documented Wetlands
Identified:

Source:

Comments:

Yes — Amargosa Creek runs north-south along the western boundary of
the subject property. While it was dry at the time of CCG’s site
inspection, this surface water feature exhibits apparent wetland
hydrology indicators such as drainage patterns and drift deposits.

Yes — Amargosa Creek extends onto the adjacent north, south and west
properties.

Yes — Amargosa Creek is identified as an R4SBJ (Riverine, Intermittent,
Streambed, Intermittently Flooded) wetland area.

Lancaster West, CA Topographic Map, dated 1930, 1933, 1959, 1960,
1966, 1975, 2012, 2015, 2018 & 2022;U.S. Fish & Wildlife Service,
Geospatial Wetlands Digital Data website

Based on CCG’s desktop review of soil information, FEMA Flood Zone
Maps, NWI maps, topographic maps and observations made during site
reconnaissance, the following potential wetland indicators were
identified:

CONSOLIDATED CONSULTING GROUP, LLC
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4.1.4 Floodplain

FEMA Community Panel
Date:

Flood Zone

Description:

Comments:

4.1.5 Soils

Source:

Soil Type:

Soil Description:

76.97 ACRE TRACT (UNDEVELOPED)
WEST AVENUE M

PALMDALE, CALIFORNIA 93534
PROJECT NO.: CCG-5099

e Observations made during the site reconnaissance identified
potential wetland indicators in the area of the on-site surface water
feature.

e Review of NWI maps indicates the on-site surface water feature is
identified as an R4SBJ (Riverine, Intermittent, Streambed,
Intermittently Flooded) wetland area.

e Review of NRCS soil data indicates that some (but not all) on-site
soils are described as hydric soils.

e Review of FEMA flood map data indicates the area of Amargosa
Creek is located in Flood Zone AO.

06037C0420F
September 26, 2008
X and AO

X - Areas of minimal flood hazard

AO - Areas subject to inundation by 1-percent-annual-chance shallow
flooding (usually sheet flow on sloping terrain) where average depths
are between one and three feet.

A review of the Flood Insurance Rate Map (FIRM), published by the
Federal Emergency Management Agency (FEMA), was performed by
CCG. According to Community Panel, Map Number 06037C0420F,
dated September 26, 2008, the subject property is located in Flood Zones
X and AO. Flood Zone X is defined as “Areas of minimal flood hazard”.
The majority of the subject property is located in Flood Zone X. Flood
Zone AO is defined as “Areas subject to inundation by 1-percent-annual-
chance shallow flooding (usually sheet flow on sloping terrain) where
average depths are between one and three feet.” The far western portion
of the subject property, near Amargosa Creek, is located in Flood Zone
AO.

United States Department of Agriculture (USDA) Natural Resource
Conservation Service (NRCS) website (http://websoilsurvey.nrcs.usda.gov)

CaA — Cajon loamy sand, 0 to 2 percent slopes

HkA — Hesperia fine sandy loam, 0 to 2 percent slopes

Rp — Rosamond loam

Please refer to the National Resource Conservation Services (NRCS)

Soil Map included in Appendix 7.1.7 “Other Maps & Data” for
additional information.
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4.1.6 Geology
Source:

Description:

4.1.7 Hydrology
Source:

Description:
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Groundwater Atlas of the United States — Segment 1

The structural deformation that produced the system of basins and ranges
generally began in Tertiary time with block faulting along steeply
dipping normal faults. Crustal extension produced horst and graben
blocks in some places and tilted blocks in others. The downthrown parts
of the blocks became basins; the upthrown parts became mountain
ranges. Vertical displacement across the fault zones exceeded 10,000
feet in some areas. Many of the resulting basins are asymmetrical
because the grabens are not centered in the valleys. As the mountain
blocks were uplifted and eroded, sediment was carried by streams into
the basins, and alluvial fans were formed. The fans coalesced to produce
broad surfaces that sloped gently to the center of the basins, where fine
grained sediments were deposited in lakes and playas. Coarse-grained
sediments tended to be deposited near the steeper margins of basins.
Fault movement resulting from continuing deformation offset some of
these older sediments. Deformation and sedimentation occurred at
different rates through the area; as a result, the thickness, areal extent,
and grain size of the basin fill are highly varied.

Basin fill primarily consists of unconsolidated to moderately
consolidated, well- to poorly sorted beds of gravel, sand, silt, and clay
deposited on alluvial fans, pediments, flood plains, and playas. More
cemented or compact sediments in the older basin fill and finer grained
sediments near the center of the basin are less permeable than the coarser
grained sediments near the margins of the basins. Evaporites, such as
gypsum, anhydrite (calcium sulfate), and halite (rock salt) are present in
the deeper fine-grained sediments of the central parts of some basins.
Extrusive volcanic rocks also are interspersed with basin fill in some
basins; volcanic rocks overlie basin fill in a few areas. The thickness of
the basin fill is not well known in some basins but ranges from about
1,000 to 5,000 feet in many basins and may exceed 10,000 in a few deep
basins in Utah and south-central Arizona.

Groundwater Atlas of the United States — Segment 1

The Basin and Range aquifers are located in an area that comprises most
of Nevada and the southern California desert. The water-yielding
materials in this area are in valleys and basins, and consist primarily of
unconsolidated alluvial-fan deposits, although locally flood plain and
lacustrine (lake) beach deposits may yield water to wells. Also, the
consolidated volcanic and carbonate rocks that underlie the
unconsolidated alluvium are a source of water if the consolidated rocks
are sufficiently fractured or have solution openings. Many of these
valleys and basins are internally drained; that is, water from precipitation
that falls within the basin recharges the aquifer and ultimately discharges
to the land surface and evaporates within the basin. Ground water is
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4.1.8 Depth to Groundwater

Site Specific Depth to
Groundwater:

General Depth of Regional
Groundwater:

4.1.9 Groundwater Utilization
On-site Water Wells:

Comments:

4.1.10 Groundwater Direction
Site Specific:
Regional:

Comments:
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generally under unconfined, or water-table, conditions at the margins of
the basins, but as the unconsolidated deposits become finer grained
toward the centers of the basins, the water becomes confined. Rarely,
basins might be hydraulically connected in the subsurface by fractures
or solution openings in the underlying bedrock. These multiple-basin
systems end in a terminal discharge area, or sink, from which water
leaves the flow system by evaporation. Also, several basins or valleys
may develop surface-water drainage that hydraulically connects the
basins, and ground water flows between the basins, mostly through the
unconsolidated alluvial stream/flood plain sediments

Unknown

Based on a review of surface water features and topographic conditions
in the subject property area, perched tables are anticipated to be
encountered at depths >100 feet below ground surface.

None Observed or Reported

According to the subject property management, groundwater is not
currently utilized on the subject property.

Unknown
Northeast

In order to determine actual groundwater flow beneath a site it is
necessary to install a network of at least three permanent groundwater
monitoring wells and perform a relative elevation survey. However,
general groundwater flow can be inferred based on the natural slope of
the land surface in the area of the subject property.

4.1.11 Oil and Gas Exploration/Distribution

Current On-site/Adjacent Oil
or Gas Exploration:

Historic On-site/Adjacent Oil
or Gas Exploration:

Current On-site/Adjacent
Pipeline:

Historic On-site/Adjacent
Pipeline:

None Observed

None Identified

Yes — See Below

None Identified
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Source:

Comments:
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Site reconnaissance, U.S. DOT National Pipeline Mapping System
Website, historical USGS Lancaster West, CA topographical maps and
historical aerial photographs

A natural gas transmission pipeline runs north-south along the eastern
property boundary. According to the National Pipeline Mapping System
(NPMS) website, the pipeline is currently in operation and is owned by
Southern California Gas Co. (SCGC). CCG contacted SCGC for
additional information regarding the natural gas pipeline (use, history,
possible releases, etc.). At the time of writing a response had not been
received. Upon receipt CCG will forward any pertinent information to
the client.

Because natural gas volatilizes under standard atmospheric pressure, a
release of natural gas from the pipeline is not likely to adversely impact
the subject property. However, a natural gas transmission pipeline does
have the potential to adversely impact the soil and groundwater as a
result of a petroleum hydrocarbon condensate leak. Petroleum
hydrocarbon condensate in a natural gas pipeline is similar in
composition to gasoline. Condensate can accumulate in low spots in the
pipeline, causing corrosion and potentially a leak/release of the liquid
petroleum hydrocarbon condensate.

However, given that this type of release is not a common occurrence and
that the pipeline owner/operator would likely be identified as a
responsible party, it is CCG’s opinion that the owner of the subject
property would not be held liable for adverse environmental impacts to
the soil and groundwater associated with a release of petroleum
hydrocarbon condensate from a natural gas transmission pipeline.
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4.2 Historical Use Information
4.2.1 Prior Uses of the Subject Property
Historic Sources Researched:  Historic aerial photographs, city directories, topographic maps and

interviews with City/County officials and other individuals familiar with
the history of the subject property

Earliest Date Researched: 1928 - Aerial Photograph.

Historic Use of the Subject

Property & Date Range: 1928 - Present: Undeveloped land

Development Date of Current N/A — The subject property is currently undeveloped.
Improvements:

Environmental Concerns [ Historic Industrial Use [J Historic Agricultural Use
Associated with Historic Use

of the subject property: [ Historic Dry Cleaner [ Historic Sand/Gravel Mining
(1 Historic Gas Station (1 Other:
No Environmental Concerns Associated with Historic Use of the

Subject Property
Comments: No concerns regarding the historic use of the subject property were
identified during the course of this investigation:

Historic Data Gaps: Yes - See below

Historic Data Failure: No

Comments: ASTM E 1527-13 “Standard for Environmental Site Assessments”

suggests historical usage for a property be determined back to 1940 or
the property’s first developed use, whichever is earliest. CCG reviewed
Aerial Photographs back to 1928, Topographic Maps back to 1930 and
City Directories back to 1975, but was not able to research the site
history at 5-year intervals. No additional historical sources that were
deemed reasonably ascertainable and likely to be sufficiently useful
were identified at the time of the assessment. However, it is the
Environmental Professional’s opinion that this limitation would not alter
the conclusions of this report.
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4.2.2 Summary of Prior Phase I ESA, Environmental Checklists & Helpful Documents
CCG requested information from the User, Property Owner and Property Manager regarding the following

documents/reports:

Safety data sheets

plans; etc.
Hydrogeologic reports
Notice of violations
Environmental liens

Geotechnical studies
Risk assessments

VVVVVVVYVY VVVY VY

Prior environmental compliance audit reports

Environmental permits (i.e. solid waste disposal permits, hazardous waste disposal permits, waste
water permits, NPDES permits, underground injection permits)

Registrations for underground and above-ground storage tanks

Community Right to Know plans

Safety Plans, preparedness and prevention plans; spill prevention, countermeasure and control

Hazardous waste generator notices or reports

Recorded activity and use limitations
Any prior, current or pending proceedings involving the subject property relevant to hazardous

substances or petroleum products

None of the requested documents were provided.

4.2.3 Aerial Photographs
Source:

Years Reviewed:

On-Site Concerns Identified:
Off-Site Concerns Identified:

Comments:

Aerial Photographs Reviewed
in Prior Report:

Environmental Risk Information Services (ERIS)

1928, 1940, 1948, 1956, 1965, 1968, 1974, 1976, 1979, 1980, 1987,
1994, 2003, 2005, 2010, 2012, 2014, 2016, 2018 & 2020

] Yes No
Yes 1 No

Please refer to Section 4.4.1 “Mapped Database Records Search — Off-
Site Facilities of Potential Concern” for additional information regarding
several nearby facilities / sites of potential environmental concern.

Copies of the aerial photographs reviewed for this assessment are
included in Appendix 7.1.3 “Aerial Photographs”.

L Yes [1 No Not Applicable
[ Generally consistent with CCG’s findings
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4.2.4 Fire Insurance Maps

Fire Insurance Maps can be reviewed for information regarding historic property use. Historical use
information was obtained using ASTM approved standard historical sources which did not include the

review of Fire Insurance Maps.

Source:

Years Reviewed:

On-Site Concerns Identified:
Oft-Site Concerns Identified:
Comments:

Fire Insurance Maps
Reviewed in Prior Report:

4.2.5 City Directories
Source:

City Directory Type:
Years Reviewed:

Address Listings Reviewed:

On-Site Concerns Identified:
Off-Site Concerns Identified:

Comments:

City Directories Reviewed in
Prior Report:

Not Applicable
Not Applicable
L] Yes [1 No Not Applicable
U Yes [J No Not Applicable
Not Applicable
[ Yes [1 No Not Applicable

LI Generally consistent with CCG’s findings

ERIS City Directory Report
Haines and Digital Business Directories
Various years between 1975 - 2020 at approximately 5-year intervals

CCG reviewed the following address listings in the historical city
directories:

Subject Property: West Avenue M

Surrounding Properties: 38733 — 39101 8" Street East
[ Yes No
Yes [1 No

Please refer to Section 4.4.1 “Mapped Database Records Search — Off-
Site Facilities of Potential Concern” for additional information regarding
several nearby facilities / sites of potential environmental concern.

A copy of the ERIS City Directory Report is included in Appendix 7.1.6
“City Directories”.

U Yes [1 No Not Applicable
L] Generally consistent with CCG’s findings
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4.2.6 Other Maps

Historical USGS topographic maps can be reviewed to identify improvements and other historical
conditions for the subject property and surrounding sites.

Source: United States Geological Survey (USGS) 7.5-minute Topographic
Quadrangle Map for Lancaster West, CA
Map Date(s): 1930, 1933, 1959, 1960, 1966, 1975, 2012, 2015, 2018 & 2022

On-Site Concerns Identified: [ Yes No
Off-Site Concerns Identified: [ Yes No

Comments: A copy of the most recent USGS topographic map is included in
Appendix 7.1.4 “Topographical Maps”.

Other Maps Reviewed in [ Yes 1 No Not Applicable

Prior Report:

[ Generally consistent with CCG’s findings

4.2.7 Title Records / Property Tax Files

Title records and property tax files can be reviewed to identify potential environmentally suspect historic
owners of the subject property, as well as AULSs filed against the subject property.

Documents Reviewed: Please refer to Sections 2.1 “Title Records” and 2.2 “Environmental
Liens / Activity and Use Limitations” for additional information.

4.2.8 Zoning/Land Use Records

Source: Not Applicable
Description: Not Applicable
Comments: Zoning and land use records can be reviewed for information regarding

historic zoning designations and land uses for the subject property.
Historical use information was obtained using ASTM approved standard
historical sources which did not include the review of historical zoning
and land use records.

4.2.9 Other Historical Sources

Source: Not Applicable

Description: Not Applicable

Comments: No other sources were reviewed to determine the historic use of the
subject property.

4.2.10 Personal Interviews

Source: See Below
Description: See Below
Comments: CCG interviewed multiple individuals regarding the historic use of the

subject property. Please refer to Section 5.3 “Interviews” for
information regarding personal interviews performed as a part of this
investigation.
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4.3 Properties and Areas Surrounding the Site

4.3.1 Current Use of Adjacent Properties

CURRENT ADJACENT PROPERTIES
North: West Avenue M followed by the Antelope Valley Courthouse and undeveloped land
East: Undeveloped land
South: Undeveloped land
West: Amargosa Creek followed by undeveloped land
Comments: No environmental concerns were identified associated with the current adjacent

properties.

A site plan of the subject property was prepared by CCG personnel and is included in
Appendix 7.1, “Site Background Attachments”.

4.3.2 Past Use of Adjacent Properties

PAST ADJACENT PROPERTIES
1928 — 1968: West Avenue M (originally unpaved) followed by undeveloped land
North: 1974 — 1994 West Avenue followed by undeveloped land and a fire station
2003 — Present: ~ West Avenue M followed by the Antelope Valley Courthouse and
undeveloped land
East: 1928 — Present:  Undeveloped land
South: 1928 — Present:  Undeveloped land
West: 1928 — Present:  Amargosa Creek followed by undeveloped land
Comments:  The following environmental concerns were identified associated with the past adjacent

properties:

e Please refer to Section 4.4.1 “Mapped Database Records Search — Off-Site Facilities
of Potential Concern” for additional information regarding the former adjacent fire
station.
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4.3.3 Current Uses of Surrounding Areas

Development in the area surrounding the subject property consists primarily of:

Undeveloped land Retail/Commercial development
[J Vacant land Commercial office development
[1 Agricultural land (] Medical office development
[1 Single-family residences Warehouse/flex space facilities
[ Multi-family residences [ Light industrial facilities
[J School(s) Other: Municipal Offices
Comments: The following environmental concerns were identified associated with the current use of

the surrounding areas:

e Please refer to Section 4.4.1 “Mapped Database Records Search — Off-Site Facilities
of Potential Concern” for additional information regarding several nearby facilities /
sites of potential environmental concern.

4.3.4 Past Uses of Surrounding Areas

Past development in the areas surrounding the subject property consisted primarily of:

Undeveloped land [1 Retail/Commercial development

[ Vacant land (1 Commercial office development

[1 Agricultural land (] Medical office development

[] Single-family residences (] Warehouse/flex space facilities

[1 Multi-family residences [ Light industrial facilities

[J School(s) (] Other:

Comments: No environmental concerns were identified associated with the past use of the

surrounding areas.
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4.4 Environmental Records Reviews and Interviews

4.4.1 Mapped Database Records Search

CCG’s regulatory search for the subject property included a review of U.S. EPA and State of California
databases. The information was compiled through a Regulatory Database Report prepared by
Environmental Risk Information Services (ERIS). The database searches were performed for various radii,
in accordance with ASTM standards. Descriptions of the State and Federal databases reviewed are
contained in the Regulatory Database Report which is included in Appendix 7.2 “Governmental Agency
Records Attachments”.

CCQG has not attempted to verify the accuracy or completeness of all the information provided. Any data
search information, which potentially impacts the environmental integrity of the subject property, is
investigated further if necessary. The following table summarizes the number of sites on the respective
databases as identified by the Regulatory Database Report.

REGULATORY DATABASE SUMMARY TABLE

Databases Reviewed | Minimum Search Area | Sites Within Search Area
FEDERAL DATABASES
Federal NPL list 1-mile radius -
Federal PNPL list 1-mile radius -
Federal DNPL list 1-mile radius -
Federal SEMS list Y5-mile radius -
Federal SEMS ARCHIVE list Y5-mile radius 1
Federal ODI list Y5-mile radius -
Federal I0DI list V5-mile radius -
Federal CERCLIS list Y5-mile radius 1
Federal CERCLIS NFRAP list Y5-mile radius -
Federal CERCLIS LIENS list Subject Property -
Federal RCRA CORRACTS facilities list 1-mile radius -
Federal RCRA TSD facilities list V5-mile radius 1
Federal RCRA LQG/SQG/CESQG generators list V4-mile radius 2
Federal RCRA NON-GEN list Yi-mile radius 8
Federal ENG/INST controls list Y5-mile radius -
Federal ERNS list Subject Property
Federal BROWNFIELDS list Vs-mile radius -
Federal FEMA UST list Vi-mile radius -
Federal REFN list Yi-mile radius -
Federal BULK TERMINAL list Vi-mile radius -
Federal SEMS LIEN list Subject Property -
Federal SUPERFUND ROD list 1-mile radius -
STATE DATABASES
State RESPONSE list 1-mile radius -
State ENVIROSTOR list 1-mile radius -
State SWF/LF list Y5-mile radius -
State LUST list V-mile radius 4
State UST/AST/PST list Vi-mile radius 13
State HHSS list Yi-mile radius 3
State AUL list Y5-mile radius -
State VCP site Y5-mile radius -
State CLEANUP SITES list V5-mile radius -
State BROWNFIELDS list Y5-mile radius -
ADDITIONAL ENVIRONMENTAL RECORDS
Various Various 26
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No “orphan” (location unknown/unplottable) sites were identified on the Regulatory Database Report.

Regulatory Database Listings for the Subject Property
The Regulatory Database Report did not identify any federal or state regulatory listings for the subject

property.

Off-Site Facilities of Potential Concern
The following table summarizes nearby facilities of potential concern based on CCG’s review of the

Regulatory Database Report:

REGULATORY DATABASE SUMMARY TABLE
e Distance (miles), .
e | ™ | ket
Gradient
UST SWEEPS
Adjacent* HIST TANK (2)
Fire Station #129 North LUST
HMS LA See Below No, See Below
421 West Avenue M Down to
crossgradient HHSS (2)
HAZNET
CUPA LA
RCRA - Two (2) separate RCRA listings.
One listing currently inactive; last updated
in 2004. Second listing currently active;
registered as a small quantity generator
RCRA (2) (SQG) of ignitable waste and benzene.
UST UST / SWEEPS / CERS / DELIST — N‘(’i’i:’;ﬁ on
ARCO Facility 0.07 UST SWEEPS Four 10,000-gallon gasoline USTs dient ’ d
#05579 East CERS TANK reported. All tanks reportedly active / in gradient an
41923 Sierra Down to DELIST TANK use. C“rlrem
Highway crossgradient LUST LUST - One leak / release reported on reg}[l ?tory
HMS LA January 22 2003. No reported groundwater (SN?:)
CUPA LA impacts. Closure / No Further Action
designation as of January 4, 2007.
HMS / CUPA - County recordkeeping
databases; not indicative of new or
additional information.
RCRA - Inactive listing; last updated in
2016. No waste products reported. No. based on
RCRA UST / CERS / DELIST - Thee 20,000- d’is tance
. UST allon gasoline USTs and one 15,000- . ’
Moller Reta¥1 #6125 0.07 CERS TANK ggallon%liesel UST reported. All tanks gradient and
42011 Sierra Northeast . . current
Highway Downgradient DELIST TANK reportedly active / in use. No reported regulatory
HMS LA releases.
CUPA LA HMS / CUPA - County recordkeeping status
databases; not indicative of new or (no releases)
additional information.
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REGULATORY DATABASE SUMMARY TABLE
e Distance (miles), .
e | ™ | gt
Gradient
RCRA - Two (2) separate RCRA listings.
One listing currently inactive; last updated
in 1993. Second listing currently active;
registered as a small quantity generator
RCRA (2) (SQG) of ignitable waste,
UST trichloroethylene, and tetrachloroethylene. N(:{i ;Zieccl on
LA County Fire CERS TANK UST / CERS - Permitted UST facility. No . ’
. 0.11 o . ) gradient and
Department Station Northwest AST additional relevant information reported. current
#129 Crosseradient AST SWRCB AST - Permitted AST facility. No reoulat
42110 6™ Street West gradie HMS LA additional relevant information reported. cewiatory
CUPALA (2) | HMS/CUPA - County recordkeeping status
EMISSIONS databases; not indicative of new or (no releases)
additional information.
EMISSIONS — Air emissions data
reported for the year 2003 —2019. No
reported violations.

* Field Verified

Fire Station #129

Fire Station #129 was historically located at 421 West Avenue M, to the adjacent north / down to
crossgradient of the subject property. This facility is listed on the Statewide Environmental Evaluation &
Planning System (UST SWEEPS), Historical Hazardous Substance Storage Container Information (HIST
TANKS), Leaking Underground Storage Tank (LUST), Los Angeles County Hazardous Materials System
(HMS LA), Historical Hazardous Substance Storage Information (HHSS), Hazardous Waste Manifest Data
(NAZNET) and Los Angeles County Certified Unified Program Agency (LA CUPA) databases.

Based on CCG’s review of the Regulatory Database Report and California State Water Resources Control
Board GeoTracker website, it appears that a 1,000-gallon diesel underground storage tank (UST) and one
1,500-gallon diesel UST were historically located at the site. A release was first identified stemming from
one or both of these storage tanks during tank removal activities performed on May 7, 1996. The substance
released was described as “Other Solvent / Non-Petroleum Hydrocarbon” and impacted media was
identified as “soil” only. Remedial action reportedly began on June 14, 1996 and was completed on March
21, 2000. Current cleanup status is identified as “Completed — Case Closed”. No additional relevant
information was presented in the Regulatory Database Report or GeoTracker website.

Given the regulatory closure of the site and removal of the tanks from the ground, as well as topographic
gradient relative to the subject property and presumed depth to groundwater (>400 feet), CCG does not
consider the historic Fire Station #129 facility to represent a significant environmental concern to the subject
property at this time.

Other Listed Facilities

No other properties that were identified on the Regulatory Database Report within the ASTM-designated
search radii are considered by CCG to pose a potential risk of impacting the subject property based on their
regulatory information, distance and/or topographic direction from the subject property.

Vapor Encroachment Condition (VEC)

No RECs, CRECs or HRECs were identified in connection with the subject property. Based on a review of
the regulatory database report, no facilities were identified which CCG considers a VEC concern to the
subject property.
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4.4.2 Additional Regulatory Agency Information
City/County Department of Health/Environmental Division
Information Requested: Any information regarding hazardous material spills, permits for water

wells, grease traps, septic systems, ASTs/USTs and general information
regarding environmental issues/complaints associated with the subject

property.

Response: At the time of writing, a response from the department has not been
received. Any pertinent information will be forwarded to the Client
upon receipt.

Fire Department

Information Requested: Any information regarding records of ASTs/USTs or hazardous material
spills associated with the subject property.

Response: At the time of writing, a response from the department has not been
received. Any pertinent information will be forwarded to the Client
upon receipt.

Planning and Zoning Department

Information Requested: Information regarding the current and historic zoning designations for
the subject property.

Current Zoning Designation:  Planned Industrial (M-4)

Historic Zoning Designation: ~ No information regarding historic zoning designations was provided.

Building Permit/Inspection Department

Information Requested: Any information regarding demolition permits, the construction/remodel
year of the subject property and records of permits for ASTs/USTs.

Response: No responsive records reported.

Local/Regional Pollution Control Agency

Information Reviewed: CCG reviewed various State and Federal Databases for information
regarding hazardous material spills or identified contamination
associated with the subject property.

Response: The subject property is not listed on any of the state or federal databases
searched in conjunction with this Phase I ESA.

Appraisal District

Information Reviewed: No information regarding environmental liens or activity and use
limitations (i.e. deed restrictions or institutional/engineering controls)
was identified based upon a review of the assessor’s office information.
Please refer to Section 2.2 “Environmental Liens/Activity and Use
Limitations” for additional information regarding environmental liens
and activity and use limitations for the subject property.

CONSOLIDATED CONSULTING GROUP, LLC PAGE 29



76.97 ACRE TRACT (UNDEVELOPED)
WEST AVENUE M

PALMDALE, CALIFORNIA 93534
PROJECT NO.: CCG-5099

5.0 SITE RECONNAISSANCE AND INVESTIGATION

The site inspection was conducted in accordance with the methodologies referred to in ASTM 1527-13
Section 9 (Site Reconnaissance) and the Client Scope of Work. Visual observations of the exterior of the
subject property and all improvements were made during the site inspection. When necessary, large tracts
of undeveloped/unimproved areas were inspected by walking or driving a grid pattern. Accessible common
areas, maintenance, mechanical and repair areas and a representative sampling of occupant spaces were
also inspected.

Site Inspector: Trevor Jackson

Inspection Date: January 8, 2022

Inspection Time: 9:00am

Site Escort: N/A — CCG was unescorted during the site inspection

Units Inspected: CCG inspected the subject property by walking and/or driving the

perimeter of the subject property and any unimproved dirt roads. The
interior of the subject property was inspected by walking a grid pattern.

Weather Conditions: The weather conditions during the site inspection were clear with air
temperatures in the 50s (degrees Fahrenheit).

Limitations to Site The following limitations to the site inspection were encountered during

Inspection: the course of this investigation.

e CCG was unescorted during the site inspection

No other limitations to the site inspection methodology were
encountered during the course of this assessment

Comments: It is the Environmental Professional’s opinion that this limitation would
not alter the conclusions of this report.

5.1 General Site Characteristics
5.1.1 Solid Waste Disposal

Collection Points: None
Disposal Contractor: N/A
Comments: Please refer to Section 5.2.8 “Landfills” for additional information

regarding the debris / dumping observed on the subject property.

5.1.2 Sanitary Sewage Discharge and Disposal

Floor Drains: None Observed
Trench Drains: None Observed
Grease Traps: None Observed
Oil Water Separators: None Observed
Sand Traps: None Observed
Septic Systems: None Observed
Utility Provider: N/A
Comments: None
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5.1.3 Surface Water Drainage and Natural Surface Water Features

Surface flow to adjacent

properties & streets: Yes

On-site Storm Drains: None Observed

Dry-wells: None Observed

Drainage Ditches: None Observed

Retention Pond: None Observed

Detention Pond: None Observed

Natural Surface Water Yes — Please refer to Section 4.1.3 “Wetlands & Jurisdictional Waters”
Features (ponds, streams, for additional information.

lagoons, etc.):
Storm Water Utility Provider: City of Palmdale

Comments: CCG did not observe any evidence of hazardous chemical/waste or
petroleum product releases or disposal activities, such as significant
surface stains in the area of the on-site surface water drainage features.

5.1.4 Heating and Cooling Systems

HVAC Type: None Observed
Hot Water Source: None Observed
Comments: None

5.1.5 Water Wells, Cisterns and Springs

On-site Water Wells: None Observed
On-site Monitoring Wells: None Observed
On-site Cisterns: None Observed
On-site Springs: None Observed
Comments: None

5.1.6 Potable Water

On-site Domestic Water None Observed
Source:
Comments: None
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5.1.7 Wastewater

Sanitary Wastewater None Observed
Discharges:
Process Wastewater None Observed
Discharges:

Other Wastewater Discharges: None Observed

Comments: None

5.1.8 Additional Property Impacts

Comments: With the exception of those discussed throughout the body of this report,
no other conditions of concern were identified on the subject property.

5.2 Potential Environmental Hazards
5.2.1 Hazardous Substances & Petroleum Products Used or Stored on the Subject Property

CCQG did not observe any sizable quantities (containers greater than 5-gallons) of hazardous chemicals or
petroleum products stored on the subject property. Please refer to Section 5.2.8 “Landfills” for additional
information regarding the debris and waste dumping observed on the subject property.

5.2.1.1 Labeled Containers and Drums

Comments: CCG did not observe any containers or drums labeled as containing
hazardous materials and/or petroleum products stored on the subject
property. Please refer to Section 5.2.8 “Landfills” for additional
information regarding the debris and waste dumping observed on the
subject property.

5.2.1.2 Unlabeled Containers and Drums

Comments: CCG did not observe any unlabeled containers or drums on the subject
property. Please refer to Section 5.2.8 “Landfills” for additional
information regarding the debris and waste dumping observed on the
subject property.

5.2.1.3 Disposal Locations of Regulated / Hazardous Wastes

Comments: CCG did not observe any regulated/hazardous waste disposal locations
on the subject property.

5.2.2 Evidence of Releases or Disposal of Hazardous Substances & Petroleum Products

Comments: CCG did not observe any evidence of hazardous chemical or petroleum
product releases or disposal activities, such as significant surface stains
or distressed vegetation.
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5.2.3 Polychlorinated Biphenyls (PCBs)

PCBs often are found in electrical equipment such as transformers, ballasts in fluorescent lighting, circuit
breakers and switchgears, and hydraulic fluids. PCBs contain toxic compounds that attach to human fat
tissue and may act as possible carcinogens if ingested.

Transformers Present On-site: ] Yes No
Transformer Locations On- N/A

site:

Transformer Type: N/A

Evidence of leaks or spills: N/A

Transformer Owner: N/A

Comments: None

Fluorescent Lighting Present [] Yes No
On-site:

Fluorescent Lighting N/A

Locations On-site:

Comments: None

Hydraulic Elevators Present [J Yes No
On-site:

Elevator Locations On-site: N/A

Comments: None

Hydraulic Lifts Present On- [J Yes No
site:

Hydraulic Lift Locations On-  N/A

site:

Comments: None

Other PCB Equipment: No other potential PCB-containing equipment, such as hydraulic

lifts/systems, was identified on the subject property.

5.2.4 Asbestos-Containing Materials

Comments: In accordance with the Client scope of work and given current property
use (undeveloped land), asbestos sampling was not conducted as a part
of this investigation.

5.2.5 Radon
EPA Radon Zone: Zone 2
Radon Zone Definition: Areas that have an average predicted indoor radon screening potential of

between 2.0 and 4.0 pCi/L (picocuries per liter of air) for radon gas. The
EPA and Surgeon General strongly recommend taking action when
radon test results are 4.0 pCi/L or greater.
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5.2.6 Lead-Based Paint

Comments:

5.2.7 Lead in Drinking Water

Comments:

5.2.8 Landyfills

Comments:
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In accordance with the Client scope of work, radon sampling was not
conducted as a part of this investigation.

In accordance with the Client scope of work and given current property
use (undeveloped land), lead-based paint sampling was not conducted as
a part of this investigation.

In accordance with the Client scope of work and given current property
use (undeveloped land), lead in drinking water sampling was not
conducted as a part of this investigation.

CCG did not observe any evidence of current or historic landfills on the
subject property. However, several debris piles / dump sites and
scattered windblown debris were observed throughout the subject
property, with the most concentrated area of debris / waste being
observed along the unpaved road / pipeline easement on the eastern
portion of the subject property. Observed debris generally consisted of
municipal waste (paper, plastic, etc.) and construction debris (lumber,
concrete, asphalt / gravel, etc.). No staining or other obvious evidence of
petroleum product / hazardous substance releases was observed in or
around the debris. Additionally, CCG observed several travel trailers,
which appeared to be in-use as temporary residences, set-up on the
western portion of the subject property. No improper hazardous
substance or petroleum product disposal was noted; however,
observations of the travel trailers were made from a distance. CCG
considers the observed debris to represent a de minimis condition in
connection with the subject property.

5.2.9 Pits, Sumps, Dry Wells and Catch Basins

Comments:

CCG did not observe any evidence of pits, sumps or catch basins on the
subject property.

5.2.10 On-Site Aboveground and Underground Storage Tanks

Current On-site ASTs:
Historic On-site ASTs:
Current On-site USTs:
Historic On-site USTs:

Comments:

None Observed
None Identified
None Observed
None Identified

No evidence of current or historic aboveground or underground storage
tanks was observed on the subject property.
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5.2.11 Radiological Hazards

Comments: CCG did not observe any evidence of radiological hazards associated
with the subject property.

5.2.12 Suspect Microbial Growth (SMG)

Visual Evidence of SMG: N/A

Visual Evidence of Water N/A

Damage:

Visual Evidence of Roof, N/A

Sidewall or Window Leaks:

Visual Evidence of N/A

HVAC/Plumbing Leaks:

Property Management

Reports of Current or Past N/A

SMG:

ngh Hum1d1ty Levels Inside N/A

Building:

Comments: In accordance with the Scope of Work and given current property use
(undeveloped land), mold sampling was not conducted at the subject
property.

5.2.13 Additional Hazard Observations
5.2.13.1 Electro-Magnetic Fields (EMFs)

Comments: No high voltage electrical transmission lines are located on or adjacent
to the subject property, therefore EMFs are not considered an
environmental concern to the subject property.

5.2.13.2 Urea Formaldehyde

Comments: In accordance with the Scope of Work and based on current property use
(undeveloped land), destructive testing for urea formaldehyde insulation
was not performed.

5.2.13.3 Other Concerns

Comments: With the exception of those noted in previous sections, no additional
hazards were observed.
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5.3 Interviews
5.3.1 User

Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:
Interview Results:

Comments:
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Mr. Brandon Gallup — Covington Investments, LLC
User of the report

1 Yes No
N/A — No specific individual interviewed

At the time of writing, the interview questionnaire had not been returned
to CCG. It is the Environmental Professional’s opinion that sufficient
information regarding the current and historic use of the subject property
was obtained through other sources and that completion of the interview
questionnaire is not necessary to form an opinion regarding RECs,
CRECs, HRECs or business environmental risks relating to the subject

property.

5.3.2 Property Owner Representative

Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:
Interview Results:

Comments:

5.3.3 Key Site Manager
Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:
Interview Results:

Comments:

Adam, James L
Property Owner

U Yes No
N/A — No specific individual interviewed

The property owner was not made available for interview as part of this
assessment.

N/A
N/A

N/A
N/A

As the subject property is currently vacant / unimproved, a Key Site
Manager was not identified.
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5.3.4 Occupants
Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:
Interview Results:

Comments:
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N/A
N/A

N/A
N/A

The subject property is currently vacant / unimproved.

5.3.5 Past Owners, Operators and Occupants

Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:
Interview Results:

Comments:

N/A
N/A

N/A
N/A

No past owners, operators or occupants of the subject property were
interviewed during the course of this investigation. It is the
Environmental Professional’s opinion that sufficient information
regarding the current and historic use of the subject property was obtained
through other sources that interviews of these individuals were not
necessary to form an opinion regarding RECs, CRECs, HRECs or
business environmental risks relating to the subject property.

5.3.6 Adjacent Property Owners, Operators and Occupants

Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:
Interview Results:

Comments:

N/A
N/A

N/A
N/A

No adjacent property owners, operators or occupants were interviewed
regarding the subject property during the course of this investigation. It
is the Environmental Professional’s opinion that sufficient information
regarding the current and historic use of the subject property was obtained
through other sources and that interviews of these individuals were not
necessary to form an opinion regarding RECs, CRECs, HRECs or
business environmental risks relating to the subject property.
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5.3.7 State and/or Local Government Officials
Comments: CCQG interviewed multiple state and local governmental agencies for
information regarding the subject property. These agencies included:
» City/County Environmental Protection Division
City/County Fire Marshal
City/County Planning Department
Local/Regional Pollution Control Agency

YV V V VY

County Central Appraisal District
» Local/Regional Water Quality Agency

Please refer to Section 4.4.2 “Additional Regulatory Agency
Information” and Appendix 7.3 “Interview Record Attachments”
regarding information obtained as a result of these interviews.

5.4 Additional Services

According to ASTM E1527-2013 Standard Practice for Environmental Site Assessments, “There may be
environmental issues or conditions at a property that parties may wish to assess in connection with
commercial real estate that are outside the scope of this practice (the non-scope considerations). As noted
by the legal analysis in Appendix X1 of this practice, some substances may be present on a property in
quantities and under conditions that may lead to contamination of the property or of nearby properties but
are not included in CERCLA’’s definition of hazardous substances (42 USC 9601(14)) or do not otherwise
present potential CERCLA liability...”

These “non-scope considerations” may pose a business environmental risk to the property and are classified
as “Additional Services”. Other than those previously discussed in the body of this report, the following
are several additional non-scope considerations identified by ASTM that may be assessed in connection
with commercial real estate. According to ASTM “...No implication is intended as to the relative
importance of inquiry into such non-scope considerations and this list of non-scope considerations is not
intended to be all inclusive”.

5.4.1 Regulatory Compliance

Comments: A regulatory compliance review is beyond the scope of this investigation.
However, based on CCG’s general observations during the site
reconnaissance, no areas of gross non-compliance were observed.

5.4.2 Cultural and Historic Designations

Comments: A review of cultural and/or historical designations for the subject
property is beyond the scope of this investigation. However, based upon
the location of the subject property and the age of the on-site
improvements, it is unlikely regulations regarding cultural and/or
historical property designations would represent a concern to current
operations or future development of the subject property.
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5.4.3 Coastal Development Zone

Comments:

5.4.4 Endangered Species

Comments:

5.4.5 Indoor Air Quality

Comments:

5.4.6 Biological Agents

Comments:

Based upon the location of the subject property, it is unlikely regulations
regarding coastal development zones would represent a concern to
current operations or future development of the subject property.

Federally-listed threatened and endangered species and their habitats are
protected under the Endangered Species Act of 1973, as amended.
Individuals of state-listed species are protected under state law, although
their habitats are not currently given regulatory protection. A review of
endangered species on or in the vicinity of the subject property is beyond
the scope of this investigation. However, according to the California
Department of Fish & Wildlife there are multiple rare, threatened or
endangered species listed for Los Angeles County.

A review of indoor air quality on or in the vicinity of the subject property
is beyond the scope of this investigation.

An evaluation of biological agents on the subject property is beyond the
scope of this investigation. However, based on CCG’s general
observations during the site reconnaissance, no specific concerns
regarding biological agents were observed.

5.4.7 Compliance with Activity & Use Limitations

Comments:

Parties who wish to qualify for one of the CERCLA “Land Owner
Liability Protections” (LLPs) must comply with activity and use
limitations (AULs), including land use restrictions that were relied upon
in connection with a response action for a subject property. The User did
not inform CCG of any AULSs, imposed on the subject property.

Please refer to Section 2.2 “Environmental Liens / Activity and Use
Limitations” for additional information.
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6.0 CONSULTANT INFORMATION

6.1 Project Personnel

The following individuals performed this ESA, including inspectors, research assistants, project managers,
senior reviewers, etc.:

Trevor Jackson, Site Inspector
Ross MacNames, Project Manager
Richard A. Mosman, Environmental Professional

This Phase I ESA was prepared by Ross MacNames, project manager, and was conducted under the direct
supervision of Richard A. Mosman, an environmental professional, who has reviewed and approved the
Report. In addition, the methods and procedures employed in the development of the Report conform to
minimum industry standards.

6.2 Report Certification
I declare that, to the best of my professional knowledge and belief, I meet the definition of Environmental
Professional as defined in § 312.10 of 40 CFR 312.

I have the specific qualifications based on education, training, and experience to assess a property of the
nature, history, and setting of the subject property. I have developed and performed the all appropriate
inquiries in conformance with the sta