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EXECUTIVE SUMMARY

This Phase | Environmental Site Assessment (ESA) was performed in accordance with
Agreement for Services associated with the Terracon Proposal No. PLA227292, dated August 2,
2022, and was conducted consistent with the procedures included in ASTM E1527-13, Standard
Practice for Environmental Site Assessments: Phase | Environmental Site Assessment Process.
The ESA was conducted under the supervision or responsible charge of Jennifer S. Van,
Environmental Professional. Sabrina Chantler performed the site reconnaissance on August 11,
2022.

Findings and Opinions

A summary of findings is provided below. It should be recognized that details were not included
or fully developed in this section, and the report must be read in its entirety for a comprehensive
understanding of the items contained herein.

Site Description and Use

The site is located at 1219 and 1431 West Lincoln Street in Banning, Riverside County, California
92220. The site consists of three contiguous parcels of generally vacant land, totaling
approximately 14.92-acres, and identified by Riverside County assessor parcel numbers (APNs):
540-020, 540-180-022, and 540-180-026. The site is further improved with a small animal
enclosure and utilities. At the time of the site reconnaissance, the site was observed to be
unoccupied.

Historical Information

Based on review of the historical information, the site consisted of undeveloped land from as early
as 1901, followed by agricultural land activities from at least 1938 until sometime between 1953
and 1961. By 1961, the central and eastern portions of the site appeared graded, and another
homestead/dwelling and apparent trailers/containers were visible. By 1989, the
homestead/dwelling on the eastern portion of the site appeared to have been removed, followed
by the apparent removal of the remaining homestead/dwelling on the western portion of the site,
by 1990. Based on the 2002 aerial photograph, apparent containers/trailers were visible
throughout the site. By 2006, the containers/trailers appeared to have been removed; however,
an apparent container/trailer was visible in the 2016 aerial photograph. Based on the 2012 aerial
photograph, an apparent water tank and small animal enclosure were visible, on the southwestern
portion of the site. Mr. Michael Baldi, site owner, stated that the animal enclosure was used for
cattle (for a brief period of time), which were subsequently removed from the site. At the time of
the visual reconnaissance, the container/trailer had been removed from the site, and site
appeared generally vacant.

Historically, the site has been used for agricultural activities (orchards), from at least 1938 until
sometime between 1953 and 1961, which may include the use of pesticides and herbicides. Most
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currently used agricultural chemicals do not persist for extended periods of time in the
environment if applied appropriately; however, some agricultural chemicals persist in the
environment, especially if misapplied. In addition, structures indicative of potential mixing of
pesticides and/or herbicides were not observed onsite in the historical aerial photographs
reviewed. In Terracon’s experience, the application of herbicides and pesticides to agricultural
fields can leave trace amounts of the compounds in the soil and/or groundwater; however, these
residual amounts are generally below risk-based screening levels. Pesticide and/or herbicide
misuse or vegetative stress were not observed on the site during the site reconnaissance.

The surrounding properties consisted of undeveloped land, with a railroad (Southern Pacific) to
the north and an existing road (West Lincoln Street) to the south. By 1938, the surrounding
properties appeared as agricultural land, with two apparent homesteads/dwellings to the adjacent
south. By 1949, portions of the land, north of the railroad, appeared graded, and two more
homesteads/dwellings were visible, on the land to the adjacent south. By 1961, the existing
highway to the north (Christopher Columbus Transcontinental Highway/Interstate 10 Freeway)
appeared to be in the early stages of development, followed by commercial development (further
north), an apparent commercial building developed to the east, and the land to the west appeared
graded and vacant. By 1967, the freeway to the north appeared fully developed. Commercial
development continued, from the 1980s through the early 2000s, with the development of the
existing commercial buildings to the east (various automotive businesses such as California
Collision Center, Express Tires & Auto Repair, and precision Auto Service, 1143 West Lincoln
Street, and Color Fast Industries, Dicks Tire Mart, Entrada Door Inc., EPD Wearness USA Inc.,
First Place Powder Coating, 1177 West Lincoln Street); an apparent dwelling/structure to the
west; existing commercial/construction buildings developed further southeast (Zimmerman Larry
Woodworking and Trench Shoring, 1184 West Lincoln Street); and trailers/containers were visible
on the land to the south-southwest. Around 2002, homesteads/dwellings appeared to have been
removed from the southeast and west. The site has remained consistent through the present.
Recognized environmental conditions (RECs) were not identified in connection with the historical
documentation.

Records Review

Selected federal and state environmental regulatory databases as well as responses from state
and local regulatory agencies were reviewed. The site was not identified in the regulatory
database information.

The remaining listed facilities do not constitute RECs based upon facility characteristics, distance,
and/or topographic gradient in relation to the site.

Site Reconnaissance

During the site reconnaissance, Terracon observed an approximately 800-gallon water
aboveground storage tank, and a pile of asphalt debris/cuttings (approximately 1-cubic yard).
RECs were not identified in connection with the site.
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Adjoining Properties

The northern adjoining properties consisted of Southern Pacific railroad, followed by the
Christopher Columbus Transcontinental Highway (Interstate 10 Freeway), multi-tenant retail
building (1510-1431 West Ramsey Street), and a vacant retail building (1374 West Ramsey
Street). The eastern adjoining properties consisted of multi-tenant commercial buildings (1143
West Lincoln Street) and multi-tenant commercial building (1177 West Lincoln Street). West
Lincoln Street abutted the site to the south, followed by residential dwellings and vacant land
(1222-1476 West Lincoln Street), vacant land (1184 West Lincoln Street) to the southeast, and a
residential dwelling (1522 West Lincoln Street) to the southwest. The western adjoining property
consisted of vacant land (1541 West Lincoln Street). RECs were not observed with the adjoining
properties.

Significant Data Gaps
Significant data gaps were not identified.
Conclusions

We have performed a Phase | ESA consistent with the procedures included in ASTM Practice
E 1527-13 of the Banning Industrial site, located at 1219 and 1431 West Lincoln Street, Banning,
Riverside County, California 92220 (Riverside County Assessor Parcel Numbers: 540-020, 540-
180-022, and 540-180-026), the site. RECs or Controlled RECs (CRECs) were not identified in
connection with the site.

Recommendations

Based on the scope of services, limitations, and conclusions of this assessment, Terracon does
not recommend additional investigation at this time.
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1.0 INTRODUCTION

1.1  Site Description

Site Name Banning Industrial
1219 and 1431 West Lincoln Street, Banning, Riverside County,
Site Location/Address California (Riverside County Assessor Parcel Numbers: 540-020,

540-180-022, and 540-180-026)

Consists of an approximately three contiguous parcels totaling
approximately 14.92-acres.

Land Area

Site Improvements The site consisted of generally vacant land.

Anticipated Future Site Use | Redevelopment for commercial use

Reason for the ESA Assist the client with acquiring the site.

The location of the site is depicted on Exhibit 1 of Appendix A, which was reproduced from a
portion of the Beaumont, California and Cabazon, California, USGS 7.5-minute series topographic
map (2018). The site and adjoining properties are depicted on the Site Diagram, which is included
as Exhibit 2 of Appendix A. Acronyms and terms used in this report are described in Appendix F.

1.2 Scope of Services

This Phase | ESA was performed in accordance with Agreement for Services associated with the
Terracon Proposal No. PLA227292 dated August 2, 2022, and was conducted consistent with the
procedures included in ASTM E1527-13, Standard Practice for Environmental Site Assessments:
Phase | Environmental Site Assessment Process. The purpose of this ESA was to assist the client
in developing information to identify RECs in connection with the site as reflected by the scope of
this report. This purpose was undertaken through user-provided information, a regulatory
database review, historical and physical records review, interviews, including local government
inquiries, as applicable, and a visual noninvasive reconnaissance of the site and adjoining
properties. Limitations, ASTM deviations, and significant data gaps (if identified) are noted in the
applicable sections of the report.

ASTM E1527-13 contains a new definition of "migrate/migration," which refers to “the movement
of hazardous substances or petroleum products in any form, including, for example, solid and
liquid at the surface or subsurface, and vapor in the subsurface.” By including this explicit
reference to migration in ASTM E1527-13, the Standard clarifies that the potential for vapor
migration should be addressed as part of a Phase | ESA. This Phase | ESA has considered vapor
migration in evaluation of RECs associated with the site.
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1.3 Standard of Care

This ESA was performed in accordance with generally accepted practices of this profession,
undertaken in similar studies at the same time and in the same geographical area. We have
endeavored to meet this standard of care, but may be limited by conditions encountered during
performance, a client-driven scope of work, or inability to review information not received by the
report date. Where appropriate, these limitations are discussed in the text of the report, and an
evaluation of their significance with respect to our findings has been conducted.

Phase | ESAs, such as the one performed at this site, are of limited scope, are noninvasive, and
cannot eliminate the potential that hazardous, toxic, or petroleum substances are present or have
been released at the site beyond what is identified by the limited scope of this ESA. In conducting
the limited scope of services described herein, certain sources of information and public records
were not reviewed. It should be recognized that environmental concerns may be documented in
public records that were not reviewed. No ESA can wholly eliminate uncertainty regarding the
potential for RECs in connection with a property. Performance of this practice is intended to
reduce, but not eliminate, uncertainty regarding the potential for RECs. No warranties, express or
implied, are intended or made. The limitations herein must be considered when the user of this
report formulates opinions as to risks associated with the site or otherwise uses the report for any
other purpose. These risks may be further evaluated — but not eliminated — through additional
research or assessment. We will, upon request, advise you of additional research or assessment
options that may be available and associated costs.

1.4 Additional Scope Limitations, ASTM Deviations and Data Gaps

Based upon the agreed-on scope of services, this ESA did not include subsurface or other
invasive assessments, vapor intrusion assessments or indoor air quality assessments (i.e.
evaluation of the presence of vapors within a building structure), business environmental risk
evaluations, or other services not particularly identified and discussed herein. Credentials of the
company (Statement of Qualifications) have not been included in this report but are available
upon request. Pertinent documents are referred to in the text of this report, and a separate
reference section has not been included. Reasonable attempts were made to obtain information
within the scope and time constraints set forth by the client; however, in some instances,
information requested is not, or was not, received by the issuance date of the report. Information
obtained for this ESA was received from several sources that we believe to be reliable;
nonetheless, the authenticity or reliability of these sources cannot and is not warranted hereunder.

An evaluation of the significance of limitations and missing information with respect to our findings
has been conducted, and where appropriate, significant data gaps are identified and discussed
in the text of the report. However, it should be recognized that an evaluation of significant data
gaps is based on the information available at the time of report issuance, and an evaluation of
information received after the report issuance date may result in an alteration of our conclusions,
recommendations, or opinions. We have no obligation to provide information obtained or
discovered by us after the issuance date of the report, or to perform any additional services,
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regardless of whether the information would affect any conclusions, recommendations, or
opinions in the report. This disclaimer specifically applies to any information that has not been
provided by the client.

This report represents our service to you as of the report date and constitutes our final document;
its text may not be altered after final issuance. Findings in this report are based upon the site’s
current utilization, information derived from the most recent reconnaissance and from other
activities described herein; such information is subject to change. Certain indicators of the
presence of hazardous substances or petroleum products may have been latent, inaccessible,
unobservable, or not present during the most recent reconnaissance and may subsequently
become observable (such as after site renovation or development). Further, these services are
not to be construed as legal interpretation or advice.

1.5 Reliance

This ESA report is prepared for the exclusive use and reliance of Brown Strauss, Inc. Use or
reliance by any other party is prohibited without the written authorization of Brown Strauss Inc.
and Terracon Consultants, Inc. (Terracon).

Reliance on the ESA by the client and all authorized parties will be subject to the terms, conditions
and limitations stated in the proposal, ESA report, and Terracon’s Agreement for Services. The
limitation of liability defined in the Agreement for Services is the aggregate limit of Terracon’s
liability to the client and all relying parties.

Continued viability of this report is subject to ASTM E1527-13 Sections 4.6 and 4.8. If the ESA
will be used by a different user (third party) than the user for whom the ESA was originally
prepared, the third party must also satisfy the user’s responsibilities in Section 6 of ASTM E1527-
13.

1.6 Client Provided Information

Prior to the site visit, Mr. Ryan Secrist, client’s representative, was asked to provide the following
user questionnaire information as described in ASTM E1527-13 Section 6.

Client Questionnaire Responses

- —_— Client’s
ient Did Not
; ; ; Response
Client Questionnaire Item Respond

Yes No
Specialized Knowledge or Experience that is material to a REC X
in connection with the site.
Actual Knowledge of Environmental Liens or Activity Use X
Limitations (AULs) that may encumber the site.
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- Did N Client’s
. . . ient Did Not Response
Client Questionnaire Iltem Respond

Yes No
Actual Knowledge of a Lower Purchase Price because X
contamination is known or believed to be present at the site.
Commonly Known or Reasonably Ascertainable Information that X
is material to a REC in connection with the site.
Obvious Indicators of Contamination at the site. X

Terracon’s consideration of the client provided information did not identify RECs. A copy of the
questionnaire is included in Appendix C.

2.0 PHYSICAL SETTING

Physical Setting Information Source

Topography

Approximately 2,370 to 2,410 feet
above mean sea level

USGS Topographic Maps; Beaumont,
California and Cabazon, California

Topographic Gradient | Sloping toward the southeast Quadrangles, dated 2018, and
Microsoft Bing Map Data (2022),

Site Elevation

Montgomery Creek, is located

Closest Surface i www.bing.com/maps
Water approximately 1,100 feet ]
southwest of the site. (Appendix A)
Soil Characteristics
GyC2: Greenfield sandy loam, 2 to
) 8 percent slopes, eroded;
Soil Type RaB2: Ramona sandy loam, 2 to 5
percent slopes, eroded.
GyC2: Well drained soils. A typical
soil profile consists of 0 to 26
inches below ground surface (bgs)
sandy loam, 26 to 43 inches bgs Riverside County, CA USDA-NRCS
fine sandy loam, 43 to 60 inches Web Soil Survey,
bgs loam, and 60 to 72 inches bgs issued September 13, 2021,
Description stratified loamy sand to sandy https://websoilsurvey.sc.egov.usda.gov

loam. The parent material consists
of alluvium derived from granite.

RaB2: Well drained soils. A typical
soil profile consists of 0 to 14
inches bgs sandy loam, 14 to 23
inches bgs fine sandy loam, 23 to
68 inches bgs sandy clay loam,
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Physical Setting Information

Source

and 68 to 74 inches bgs gravelly
sandy loam. The parent material
consists of alluvium derived from
granite.

Geology/Hydrogeology

Formation Older surficial sediments (Qf)
Weakly indurated alluvial fan
deposits dissected or partially so;
Alluvial fan of the San Gorgonio

Description Pass, sand and gravel of plutonic

and gneissic detritus derived from
rising San Bernardino mountains
to the north, dissected at lower
south margins (Quaternary).

Geologic map of the Beaumont
quadrangle, Riverside County,
California
(Dibblee, T.W. and Minch, J.A;;
Dibblee Geological Foundation, 2003);

https://ngmdb.usgs.gov/mapview

Estimated Depth to
First Occurrence of

Site: No data readily available.

Vicinity: Approximately 519 feet
bgs as measured in observation
wells, located approximately 4,600

Department of Water Resources State
of California, Water Data Library;
San Gorgonio Pass Subbasin
Site Code No. 339231N1169081;

Groundwater feet west of the site (last measured State Well No. 03S01E08M001S;

in October 2010). https://wdl.water.ca.gov
*Hydrogeologic Not known - may be inferred to be parallel to topographic gradient (primarily
Gradient to the southeast).

* The groundwater flow direction and the depth to shallow, unconfined groundwater, if present, would likely vary depending upon
seasonal variations in rainfall and other hydrogeological features. Without the benefit of on-site groundwater monitoring wells surveyed
to a datum, groundwater depth and flow direction beneath the site cannot be directly ascertained.

3.0 HISTORICAL USE INFORMATION

Terracon reviewed the following historical sources to develop a history of the previous uses of the
site and surrounding area, in order to help identify RECs associated with past uses. Copies of
selected historical documents are included in Appendix C.

3.1 Historical Topographic Maps, Aerial Photographs, Sanborn Maps

Readily available historical USGS topographic maps, selected historical aerial photographs (at
approximately 10- to-15-year intervals) were reviewed to evaluate land development and obtain
information concerning the history of development on and near the site. Reviewed historical
topographic maps and aerial photographs are summarized below.

Historical fire insurance maps produced by the Sanborn Map Company were requested from

Environmental Data Resources, Inc. (EDR) to evaluate past uses and relevant characteristics of
the site and surrounding properties. EDR provided Sanborn maps were not available.
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Topographic maps:

San Jacinto, California; published in 1901 (1:125,000)

Banning, California; published in 1943 from 1941 aerial photographs;
published in 1956 from 1951 aerial photographs (1:62,500)

Banning, California; published in 1948 (1:50,000)

Beaumont, California; published in 1953 from 1949 aerial photographs;
published in 1972 from 1972 aerial photographs; published in 1988 from
1949 aerial photographs; published in 1996 from 1994 aerial photographs;
published in 2012, 2015, 2018 (1:24,000)

Cabazon, California; published in 1956 from 1951 aerial photographs;
published in 1972 from 1972 aerial photographs; published in 1988 from
1985 aerial photographs; published in 1996 from 1994 aerial photographs;

published in 2012, 2015, 2018 (1:24,000)

Aerial photographs:
USDA, 1938, 1949, 1953, 1961, 1967, 1985, 1989, and 1990, 1’=500’
USGS, 1975, 1"=500’
USGS/DOQQ, 1996 and 2002, 1"=500
USDA/NAIP, 2006, 2009, 2012, and 2016, 1"=500’

Historical Maps and Aerial Photographs

Direction

Description

Site

Undeveloped land (1901); agricultural land (1938); apparent homesteads/dwellings
depicted on the southern portion of the site (1949-1953); the central and eastern portions
of the site appeared graded, and another homestead/dwelling and apparent
trailers/containers were visible (1961-1985); the homestead/dwelling on the eastern
portion of the site appeared to have been removed (1989); the remaining
homestead/dwelling on the western portion of the site appeared to have been removed
(1990-1996); apparent containers/trailers depicted throughout the site (2002); the
containers/trailers appeared to have been removed (2006-2009); an apparent water
container and small animal enclosure, located on the southwestern portion of the site
(2012); an apparent container/trailer was visible (2016).

North

A railroad followed by undeveloped land (1901); agricultural land (1938); portions of the
land, north of the railroad, appeared graded (1949-1953); early development of the
existing highway, followed by commercial development (further north) (1961); the
Christopher Columbus Transcontinental Highway appears fully developed (1967-2016).

East

Undeveloped land (1901); agricultural land (1938-1953); an apparent commercial
building developed (1961-1967); agricultural activities appeared to have ceased (1975);
portions of the land appeared graded (1989-2002); the existing commercial buildings
developed (2006-2016).

Responsive m Resourceful m Reliable
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Direction Description

An existing road (West Lincoln Street), followed undeveloped land and a road (South
12t Street) (1901); agricultural land and two apparent homesteads/dwellings (1938); two
more homesteads/dwellings were visible (1949-1967); existing construction buildings
developed further southeast (1975); an existing dwelling developed (1985);
trailers/containers were visible on the land to the south-southwest (1989); southeastern
homesteads/dwellings appeared to have been removed (2002-2016).

Undeveloped land (1901); agricultural land (1938-1953); appears graded (1961); an
West apparent dwelling was visible (1985-1996); the dwelling appeared to have been removed
(2002-2016).

South

Historically, the site has been used for agricultural activities (orchards), from at least 1938 until
sometime between 1953 and 1961, which may include the use of pesticides and herbicides. Most
currently used agricultural chemicals do not persist for extended periods of time in the
environment if applied appropriately; however, some agricultural chemicals persist in the
environment, especially if misapplied. In addition, structures indicative of potential mixing of
pesticides and/or herbicides were not observed onsite in the historical aerial photographs
reviewed. In Terracon’s experience, the application of herbicides and pesticides to agricultural
fields can leave trace amounts of the compounds in the soil and/or groundwater; however, these
residual amounts are generally below risk-based screening levels. Pesticide and/or herbicide
misuse or vegetative stress were not observed on the site during the site reconnaissance.

3.2  Historical City Directories

EDR Digital Archive and Haines Criss-Cross Directory city directories used in this study were
made available EDR (selected years reviewed: 1971-2017) and were reviewed at approximate
five-year intervals, if readily available. West Lincoln Street listings not available prior to 1971. The
current street address for the site was identified as 1219. 1431 West Lincoln Street was not
identified in the city directories.

Historical City Directories

Direction Description

1219 West Lincoln Street: Skare Harlan (1971); Don Cook (1976); Konnie Becerra
Site (1980-1985); no listings (1990-2017).

1431 West Lincoln Street: no listings (1971-2017).
North Unaddressed highway-no listings
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Direction Description

1177 West Lincoln Street: no listings (1971-2000); Color Fast Industries (2005); Dicks
Tire Mart, Entrada Door Inc., EPD Wearness USA Inc., First Place Powder Coating
(2010); Entrada Door Inc., EPD Wearness USA Inc., First Place Powder Coating
(2014); Entrada Door Inc., EPD Wearness USA Inc., First Place Powder Coating; I-10
Commerce Center SBDO LP (2017).

1143 West Lincoln Street. VVardanian Armen (1971-1980); no listings (1985); Pearl
Vardanian (1990); no listings (1992-2000); “Occupants unknown” (2005); Bell Jeffrey,
Belovac, California Collision Ctr, D&S Builders, Down Low Customz, Express Tires &
Auto Repair, RTI Industries, Showcase, Tomms Auto Body (2010); Express Tires &
Auto Repair, Fastenal, Harrison Air Conditioning, Harrison Contracting, i-10
Commerce Center San Bernardino, Precisions Auto Service, Pulte Homes, RTI
Industries, Tomms Auto Body (2014-2017).

1184 West Lincoln Street. no listings (1971-1990); Stretch Plastics (1992-1995);
Zimmerman Larry Woodworking (2000-2005); Trench Shoring (2010-2017).

1222 West Lincoln Street: Residential listings (1971-1995); “Occupant unknown”
(2000); no listings (2005-2017).

1380 West Lincoln Street: no listings (1971); Residential listings (1976-2005); Robles
Pipeline Laying Inc, Southern Valley Waterfeatures (2010); Robles Toni, Southern
Valley Waterfeatures (2014-2017).

South 1430 West Lincoln Street: Residential listings (1971-2017).

1450 West Lincoln Street: No listings (1971-1995); “Occupant unknown” (2000-
2005); Residential listings (2010); “Occupant unknown” (2014), no listings (2017).

1476 West Lincoln Street: no listings (1971); Residential listings (1976-1980); no
listings (1985-1992); Residential listing (1995); no listings (2000-2017).

1522 West Lincoln Street: Residential listings (1971-1995); no listings (2000);
Residential listings (2005-2010); Edwards John P, John Edwards Enterprises (2014-
2017).

West Unaddressed vacant land - No listings (1971-2017).

East

The above underlined and italicized listings are identified in the regulatory databases and are
further discussed in Section 4.1.

3.3 Site Ownership / Title Search

Based on a review of information obtained from Texas Environmental Research of Rockwell,
Texas, the site consists of APNs: 540-180-020, 540-180-022, and 540-180-026, is currently
owned by Baldi Real Estate. The effective date or date indicated on the provided documents as
date of data review is reported as November 7, 2018. No ownership reference is made to
industrial, manufacturing, or other entities of potential environmental concern during the time
period mentioned.

Responsive m Resourceful m Reliable 11
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3.4 Environmental Liens and Activity and Use Limitations

At the direction of the client, performance of a review of environmental liens search was included
as part of the scope of services for which Terracon engaged Texas Environmental Research of
Rockwell, Texas. Based on a review of the title provider’s research, environmental liens were not
identified associate with the site. In addition, the EDR regulatory database report included a
review of both Federal and State Engineering Control (EC) and Institutional Control (IC)
databases. Based on a review of the database report, the site was not listed on the EC or IC
databases.

3.5 Interviews Regarding Current and Historical Site Uses

The following individual was interviewed regarding the current and historical use of the site.

Interviewee
Interviewer Name / Phone # Title Date/Time
Ms. Laura S. Mr. Michael Baldi / Site Owner, August 23, 2022 /
) Approximately 10:30
Hedman (951) 845-9521 Baldi Real Estate am

Terracon interviewed Mr. Michael Baldi, site owner (Baldi Real Estate), telephonically (post site
reconnaissance). Mr. Baldi indicated that the site has been in the family for over 30 years, and
during that time, the site has been generally vacant, and has remained consistent through the
present, with the exception of a small animal enclosure, used briefly for cattle. Mr. Baldi stated
that he was unaware of any on-site USTs, ASTs, wells, or septic tanks. Additionally, Mr. Baldi
indicated that he was not aware of the following:

Pending environmental litigation
Threatened environmental litigation

Past environmental litigation

Possible violations of environmental laws
Possible environmental liability

Any potential environmental concerns

3.6  Prior Report Review

Terracon requested the client provide any previous environmental reports, permits, registrations,
and geotechnical reports they are aware of for the site. Previous reports were not provided by
the client to Terracon for review.
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4.0 RECORDS REVIEW

Regulatory database information was provided by EDR, a contract information services company.
The purpose of the records review was to identify RECs in connection with the site. Information
in this section is subject to the accuracy of the data provided by the information services company
and the date at which the information is updated. The scope herein did not include confirmation
of facilities listed as "unmappable" by regulatory databases.

In some of the following subsections, the words up-gradient, cross-gradient and down-gradient
refer to the topographic gradient in relation to the site. As stated previously, the groundwater flow
direction and the depth to shallow groundwater, if present, would likely vary depending upon
seasonal variations in rainfall and the depth to the soil/bedrock interface. Without the benefit of
on-site groundwater monitoring wells surveyed to a datum, groundwater depth and flow direction
beneath the site cannot be directly ascertained.

4.1 Federal and State/Tribal Databases

Listed below are the facility listings identified on federal and state/tribal databases within the
ASTM-required search distances from the approximate site boundaries. Database definition,
descriptions, and the database search report are included in Appendix D.

Federal Databases

Database Description D|st_ance Listings
(miles)
CERCLIS | Comprehensive Environmental Response, Compensation, &
o : 0.5 0
(SEMS) Liability Information System
CERCLIS /
NFRAP Comprehensive Environmental Response, Compensation, &
(SEMS Liability Information System/No Further Remedial Action 0.5 0
Pl d
ARCHIVE) | @ "
ERNS Emergency Response Notification System Site 0
IC/EC Institutional Control/Engineering Control Site 0
NPL National Priorities List 1.0 0
NPL . I . .
(Delisted) National Priorities Delisted List 0.5 0
RCRA
CORRACTS/ | RCRA Corrective Action Activity 1.0 0
TSD
RCRA | Site and
Resource Conservation and Recovery Act adjoining 3
Generators .
properties
RCRA
NonGen / RCRA- Non-Generator / No Longer Regulated 0.25 16
NLR
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Database Description Dlst_ance Listings
(miles)
RCRA Non-
CORRACTS/ | RCRA Non-Corrective Action Activity 0.5 0
TSD
State/Tribal Databases
Database Description Dlst.ance Listings
(miles)
Site and
AST Aboveground Storage Tank Facilities adjoining 0
properties
CALSITES CalSites Database 1.0 0
CALSITES . .
(AWP) Active Annual Workplan Sites 1.0 0
CERS California Environmental Reporting System Site 0
CERS HAZ California Environmental Reporting System Hazardous 0.25 8
WASTE Waste )
CORTESE Cortese” Hazardous Waste & Substance Site List 0.5 8
DRYCLEANERS | Cleaner Facilities 0.25 1
EDR MGP EDR Proprietary Manufactured Gas Plants 1.0 1
ENVIROSTOR | Envirostor Database 1.0 4
HIST CORTESE | Hazardous Waste and Substance Site List 0.5 7
HIST UST Hazardous Substance Storage Container Database 0.25 1
LUST Leaking Underground Storage Tanks 0.5 14
SWEEPS UST Statewide Environmental Evaluation Planning System 0.25 1
Underground Storage Tank
SWF/LF Solid Waste Facilities/Landfills 0.5 0
Site and
UST Underground Storage Tank Facilities adjoining 0
properties
VCP Voluntary Cleanup Program 0.5 0

In addition to the above ASTM-required listings, Terracon reviewed other federal, state, local, and
proprietary databases provided by the database firm. A list of the additional reviewed databases

is included in the regulatory database report included in Appendix D.

The site was not listed in the regulatory database report.

The following table summarizes the site-specific information provided by the database and/or
gathered by this office for identified facilities. Facilities within 500 feet of the site are listed in order

of proximity to the site. Additional discussion for selected facilities follows the summary table.

Responsive m Resourceful m Reliable



Phase | Environmental Site Assessment
Banning Industrial m Banning, California
September 1, 2022 » Terracon Project No. LA227292

Listed Facilities

Facility Name and Estimated Distance / Database e
. . . . . . or HREC to the
Location Direction/Gradient Listings Site
Poison Spyder Customs,
Inc Adjoining / East / RCRA- No, discussed
1177 West Lincoln Cross-gradient NonGen/NLR below
Street (Suite 100)
No, based on
Tom Malloy Corp dba status, depth to
Trench Shoring 65 feet / South-southeast / RCRA- groundwater, and
1184 West Lincoln Down-gradient NonGen/NLR topographic
Street down-gradient
position
Class Acts Autobody Inc No, based on
1143 West Lincoln status, depth to
Street (Suites 9-10) 65 feet / East/ RCRA- groundwater, and
Ochoa Motorsports LLC Cross-gradient NonGen/NLR topographic
1143 West Lincoln cross-gradient
Street (Suite 13) position
No, based on
Lawrence Equipment status, depth to
. quip CERS HAZ groundwater,
Banning 490 feet / West / !
. . Waste, RCRA- distance, and
1879 West Lincoln Cross-gradient .
NonGen/NLR topographic
Street .
cross-gradient
position

Poison Spyder Customs, Inc. (1177 West Lincoln Street (Suite 100)

The above listed facility (vehicle bumper and vehicle exterior accessories manufacturer),
identified to the adjacent east, and in a topographic cross-gradient position relative to the site,
was identified in the RCRA Non-Generator/No Longer Regulated (NonGen/NLR) regulatory
database. The database indicated that Poison Spyder Customs, Inc. operated under EPA ID No.
CACO003022297, dated 2019, as a hardware manufacturer, with a current record, and as a non-
generator of regulated hazardous waste. No violations were reported in the database. Based on
review of the database, absence of release and violations, depth to groundwater, and topographic
cross-gradient position relative to the site, the Poison Spyder Customs, Inc. listing does not
represent a REC.

The remaining facilities listed in the database report do not appear to represent RECs to the site
at this time based upon regulatory status, apparent topographic gradient, and/or distance from
the site.

Unmapped facilities are those that do not contain sufficient address or location information to
evaluate the facility listing locations relative to the site. The report listed six facilities in the
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unmapped section. Determining the location of unmapped facilities is beyond the scope of this
assessment; however, none of these facilities were identified as the site or adjacent properties.
These facilities are listed in the database report in Appendix D.

4.2 Local Agency Inquiries

Agency Contacted/
Contact Method

Response

County of Riverside,
Environmental Health (DEH) /

Email: DEHRecordsMgmt@rivco.org

Department of

According to the DEH, no records were found associated
with the site.

South Coast Air Quality Management
(SCAQMD) / online portal:

District
http://www.agmd.gov/nav/online-
services/public-records;

SCAQMD Facility Information Detail
(F.I.LN.D.), online database:

F.I.N.D. (agmd.gov)

According to the SCAQMD, no records were found
associated with the site.

Additionally, based on an online search of the SCAQMD
F.I.LN.D. database, no records were found associated
with the site.

Santa Ana Regional Water Quality
Control Board (RWQCB) / Email:
filereview8@waterboards.ca.gov;

State Water Resources Control Board;
GeoTracker online portal:

http://geotracker.waterboards.ca.gov

According to the RWQCB, no records were found
associated with the site.

Additionally, based on an online search of the
GeoTracker online portal, no records were found
associated with the site.

Department of Toxic Substances Control
(DTSC) / Email: pubreqact@dtsc.ca.gov;

DTSC online EnviroStor Database,
www.envirostor.dtsc.ca.gov

DTSC online Hazardous Waste
Tracking System (HWTS) Database,
https://hwts.dtsc.ca.gov

According to Tee Xiong with the Department of Toxic
Substances Control, records were not identified for the
site addresses.

According to the DTSC online EnviroStor and HWTS
databases, no records were found associated with the
site.

Riverside County Building and Safety/
by email

https://www.rctima.org/building/Records-

Request/OnSubmit/3258

According to Sara at the Riverside Building and Safety,
records were not identified for the site addresses.

Riverside
Resources Department / by email

landuserecords@rivco.org

County Land Use/Water

According to the Land Use Department, no records were
found associated with the site.
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Agency Contacted/

Contact Method Response
According to the city of Banning City Clerk the following
records were identified;

City of Banning City Clerk/ by online - 05/02/1985: 1219 West Lincoln Street, building

permit for electric service.

- 09/25/1989: 1431 West Lincoln Street, building
permit, for driveway/curb; plumbing permit for
house sewer system.

https://city-of-banning.nextrequest.com

4.3 Local Area Knowledge

Based on a review of the California Department of Conservation, Geologic Energy Management
Division well finder website (CalGEM GIS), the site is not identified within an oil field and there
are no active or plugged oil production wells located at the site or adjoining properties.

Terracon researched on-line at the State Resources Water Control Board (SRWCB) GeoTracker
database — Land Disposal Sites and landfills were not identified on-site or in the site vicinity.

5.0 SITE RECONNAISSANCE

5.1 General Site Information

Information contained in this section is based on a visual reconnaissance conducted while walking
through the site and the accessible interior areas of structures, if any, located on the site. The site
and adjoining properties are depicted on the Site Diagram, which is included in Exhibit 2 of
Appendix A. Photo documentation of the site at the time of the visual reconnaissance is provided
in Appendix B. Credentials of the individuals planning and conducting the site visit are included
in Appendix E.

General Site Information

Site Reconnaissance

Field Personnel Sabrina Chantler

Reconnaissance Date August 11, 2022

Weather Conditions Sunny, 90° F

Site Contact/Title Mr. Michael Baldi / Site Owner
Site / Vicinity Utilities

Drinking Water City of Banning

Wastewater City of Banning

Electric Southern California Edison (SCE)
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Site Reconnaissance

Natural Gas Southern California Gas Company (SoCalGas)

5.2 Overview of Current Site Occupants and Site Operations

The site consisted of an approximately 14.92-acre parcel of vacant grassy land. The site was
observed to be unoccupied.

5.3 Site Observations

The following table summarizes site observations and interviews. Affirmative responses
(designated by an “X”) are discussed in more detail following the table.

Site Characteristics

Category Item or Feature olt:;irt‘;fei: dor

Emergency generators

Elevators

Air compressors

Hydraulic lifts

Dry cleaning

Photo processing

Ventilation hoods and/or incinerators

Waste treatment systems and/or water treatment systems

Ope?:t?ons, Heating and/or cooling systems
Proc;isdses, Paint booths
Equipment Sub-grade mechanic pits
Wash-down areas or carwashes
Pesticide/herbicide production or storage
Printing operations
Metal finishing (e.g., electroplating, chrome plating,
galvanizing, etc.)
Salvage operations
Oil, gas or mineral production
Other processes or equipment
Aboveground Aboveground storage tanks X
Ch\?vn;i;:tael or Drums, barrels and/or containers > 5 gallons
Storage MSDS or SDS
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Observed or

Category Item or Feature Identified
Underground storage tanks or ancillary UST equipment
Underground Sumps, cisterns, French drains, catch basins and/or dry wells
Chemical or Grease traps
Waste
Storage, Septic tanks and/or leach fields
Drainage or Oil/water separators, clarifiers, sand traps, triple traps,
Collection interceptors
Systems Pipeline markers
Interior floor drains
Electrical Transformers and/or capacitors
Transformers/
PCBs Other equipment
Stressed vegetation
Stained soil
Stained pavement or similar surface
Leachate and/or waste seeps
Releases or Trash, debris and/or other waste materials
Potential . .
Releases Dumping or disposal areas
Construction/demolition debris and/or dumped fill dirt X
Surface water discoloration, odor, sheen, and/or free floating
product
Strong, pungent or noxious odors
Exterior pipe discharges and/or other effluent discharges
Surface water bodies
Other Notable Quarries or pits

Site Features

Wastewater lagoons

Wells

Aboveground Chemical or Waste Storage

Aboveground storage tanks

During the site reconnaissance, Terracon observed an apparent approximately 800-gallon
capacity water container, located on the southwestern corner of the site. No evidence of chemical
waste disposal, noxious odors, or other indications of releases were observed near the vicinity of
the water container. Based on visual observations, the water container does not constitute a REC

to the site.
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Releases or Potential Releases

Construction/demolition debris and/or dumped fill dirt

At the time of the site reconnaissance, Terracon observed a pile of asphalt debris/cuttings
(approximately 1-cubic yard), located on the southern portion of the site. No evidence of chemical
waste disposal, noxious odors, or other indications of releases were observed near the vicinity of
the asphalt debris pile. Based on visual observations, the asphalt debris pile does not constitute
a REC to the site.

6.0 ADJOINING PROPERTY RECONNAISSANCE

Visual observations of adjoining properties (from site boundaries) are summarized below.

Adjoining Properties

Direction Description

North The northern adjoining properties consisted of a Southern Pacific railroad,
followed by the Christopher Columbus Transcontinental Highway, multi-tenant
retail building (1510-1431 West Ramsey Street), and a vacant retail building (1374
West Ramsey Street).

East The eastern adjoining properties consisted of multi-tenant commercial buildings
(1143 West Lincoln Street) and multi-tenant commercial building (1177 West
Lincoln Street).

South The southern adjoining properties consisted of West Lincoln Street, followed by
residential dwellings and vacant land (1222-1476 West Lincoln Street), vacant
land (1184 West Lincoln Street) to the southeast, and a residential dwelling (1522
West Lincoln Street) to the southwest.

West The western adjoining property consists of vacant land (1541 West Lincoln Street).

RECs were not observed with the adjoining properties.

7.0 ADDITIONAL SERVICES

Per the agreed scope of services specified in the proposal, additional services (e.g. asbestos
sampling, lead-based paint sampling, wetlands evaluation, lead in drinking water testing, radon
testing, vapor encroachment screening, etc.) were not conducted.
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8.0 DECLARATION

I, Jennifer S. Van, declare that, to the best of my professional knowledge and belief, | meet the
definition of Environmental Professional as defined in Section 312.10 of 40 CFR 312; and | have
the specific qualifications based on education, training, and experience to assess a property of
the nature, history, and setting of the site. | have developed and performed the All Appropriate
Inquiries in conformance with the standards and practices set forth in 40 CFR Part 312.

Jennifer S. Van
Environmental Group Manager
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APPENDIX A
EXHIBIT 1 - TOPOGRAPHIC MAP
EXHIBIT 2 — SITE DIAGRAM
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