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Dear Mr. Connelly:

ENGEO is pleased to present our modified phase | environmental site assessment of the subject
property (Property) located in San Jose, California. The attached report includes a description of
the site assessment activities, along with ENGEQO's findings, opinions, and conclusions regarding
the Property.

ENGEO has the specific qualifications based on education, training, and experience to assess
the nature, history, and setting of the Property, and has developed and performed all appropriate
inquiries in conformance with the standards and practices set forth in 40 CFR Part 312 and the
American Society for Testing and Materials (ASTM) Practice E1527-21. We declare that, to the
best of our professional knowledge and belief, the responsible charge for this study meets the
definition of Environmental Professional as defined in Section 312.10 of 40 CFR Part 312 and
ASTM E1527-21.

We are pleased to be of service to you on this project. If you have any questions concerning the
contents of our report, please contact us.

Sincerely,

ENGEO Incorporated

Brian Price Shawn Munger, CHG

bp/sf/sm/ca

6399 San Ignacio Avenue, Suite 150 ¢ San Jose, CA 95119 ¢ (408) 574-4900 * Fax (888) 279-2698
WWw.engeo.com









EXECUTIVE SUMMARY

ENGEO conducted a modified phase | environmental site assessment for the subject property
located at 211, 251, and 281 River Oaks Parkway in San Jose, California (Property). The Property
is approximately 9.82 acres in area and is identified by Assessor's Parcel Numbers (APNS)
09733034 and 09733033.

The Property currently consists of vacant office buildings and associated surface parking. Review
of historical records indicates that the Property was occupied by an orchard from at least 1939 to
1973, prior to construction of the existing office buildings in the late 1970s or early 1980s.

This assessment included a review of local, state, tribal, and federal environmental record
sources, standard historical sources, aerial photographs, fire insurance maps, and physical
setting sources. A reconnaissance of the Property was completed to review site use and current
conditions to check for the storage, use, production, or disposal of hazardous or potentially
hazardous materials and to conduct written/oral interviews with persons knowledgeable about
current and past site use.

The site reconnaissance and records review did not find documentation or physical evidence of
soil, soil gas, or groundwater impairments associated with the use or past use of the Property. A
review of regulatory databases maintained by county, state, tribal, and federal agencies did not
identify contaminated facilities within the appropriate ASTM search distances that would
reasonably be expected to impact the Property and found no documentation of hazardous
materials violations or discharge on the Property.

Since the Property was historically used for agricultural activities, an agrichemical assessment of
near-surface soil was conducted to evaluate the potential for residual concentrations of
organochlorine pesticides (OCPs), lead, and arsenic. In general conformance with California
Department of Toxic Substances Control guidance, a total of 25 soil samples were recovered
across the Property and analyzed for OCPs, lead, and arsenic. Adjacent shallow samples were
composited into five 4-point composite samples and analyzed for OCPs. Ten shallow samples
were analyzed on a discrete basis for lead and arsenic. Five deeper samples were held by the
laboratory pending results of shallow sample analyses. Soil analytical results were compared to
the San Francisco Regional Water Quality Control Board’s Environmental Screening Levels
(ESLs)* for residential land use.

OCPs were detected above laboratory reporting limits but below their residential ESLs in all five
composite samples. Lead and arsenic were detected above laboratory reporting limits in all
10 samples analyzed for these constituents. Lead was detected at a maximum concentration of
35.3 milligrams per kilogram (mg/kg), well below the residential ESL of 80 mg/kg. Arsenic was
detected at a maximum concentration of 15.2 mg/kg. Seven samples exceeded the general
arsenic background concentration for the San Francisco Bay Area of 11 mg/kg?. Statistical
analysis of arsenic concentrations in shallow soil samples using USEPA ProUCL version
5.2 determined a site-specific background arsenic concentration of 12.8 mg/kg. The distribution
of arsenic analytical results appeared indicative of background concentrations.

1 San Francisco Bay Regional Water Quality Control Board (SFBRWQCB) Environmental Screening Levels (ESLs),
Direct Exposure Human Health Risk Level, Shallow Soil, Table S-1, January 2019.
2 Duverge, D.J., Establishing Background Arsenic in Soil of the Urbanized San Francisco Bay Region, December 2011.
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In addition, a Soil Gas Report was prepared by ENGEO for the Property dated July 5, 2023. The
report was prepared to address potential environmental concerns associated with former off-site
commercial/industrial facilities.

The soil gas sample results were compared to the San Francisco Bay Regional Water Quality
Control Board (SF RWQCB) Environmental Screening Levels (ESLSs); specifically, sub-slab/sail
gas vapor intrusion® for future residential land use. Most analytes were not detected above
laboratory reporting limits. Various analytes were detected above laboratory reporting limits but
below their respective ESLs. Benzene was detected above its residential ESL in all five soil gas
samples. However, the marginal exceedances of benzene residential ESLs are not an
environmental concern, given the overall oxygen levels are sufficient to support bioattenuation.
Benzene concentrations are below the 85 pg/m?® threshold for application of the Low Threat
Closure Policy (LTCP) to a residential land use scenario with no bioattenuation zone*.

Based on the findings of this assessment, no Recognized Environmental Conditions (RECs), no
historical RECs, and no controlled RECs were identified for the Property.

Based on the review of regulatory databases and site reconnaissance, we present information on
features of potential environmental concern or considered de minimis conditions that were either
contained in the databases or observed on the Property. These features were not considered to
be RECs. We briefly discuss each feature below.

e Foxboro/ICT neighbors the Property to the west. The site had a release of VOCs from a
1,500-gallon underground waste solvent tank. Upon discovery of the leak in 1985, the LUST
was removed, as well as the two other USTSs at the site. Soil exceeding 1 mg/kg of VOCs was
removed and a groundwater extraction and treatment system was operated from 1987 until
1999, at which point groundwater pollutant concentrations reached asymptotic levels.
Groundwater was monitored until 2008 as the site underwent natural attenuation. No VOCs
were detected in soil samples and groundwater samples taken in the vicinity of the LUST in
2007. Five soil gas samples were collected from the site from 5 feet below ground surface in
2007. All five samples exhibited VOC concentrations below residential screening levels at the
time. The case was closed by the SFRWQCB in October 2013. The results of ENGEOQO'’s
July 2023 soil gas sampling event indicates Foxboro/ICT Site has not significantly impacted
the Property.

e Agnews East is located adjacent to the Property to the northwest. A 10,000-gallon
single-walled fiberglass diesel UST was noted as a REC in a 2010 phase | ESA. At the time
the ESA was published, the UST was approximately 33 years of age and appeared to be
located cross-gradient from the Property and within 500 feet of the northern Property
boundary. The UST was removed in 2013 and there are no records of leaks prior to removal.
The results of ENGEO’s July 2023 soil gas sampling event suggest Agnews East has not
significantly impacted the Property.

We have performed a modified phase | environmental site assessment in general conformance
with the scope and limitations of ASTM E1527-21 and the standards and practices of the All
Appropriate Inquiry — Final Rule (40 Code of Federal Regulations Part 312). Any exception to, or
deletions from this practice are described in Section 9.1 of the report.

3 SFBRWQCB, Subslab/Soil Gas Vapor Intrusion: Human Health Risk Levels (Table SG-1); Residential; January 2019
(Rev. 1)

4 SFBRWQCB, Low Threat Underground Storage Tank Case Closure Policy, Appendix 4: Scenario 4 — Direct
Measurement of Soil Gas Concentrations — Soil Gas Sampling — No Bioattenuation Zone; 2012.
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It is our opinion that the findings of this study are based on a sufficient level of information obtained
during our contracted scope of services to render a conclusion as to whether additional
appropriate investigation is required to identify the presence or likely presence of a REC. The
following data gap was identified.

e At the time of report publication, we did not receive a completed Key Site Manager-related
environmental site questionnaire, pertaining to user-related applicable environmental
information regarding the Property.

The data gap identified during this process does not affect the conclusions as to the presence or
lack of presence of RECs at the Property.

This assessment has revealed no evidence of RECs in connection with the Property. We
recommend no further environmental studies at this time, and the Property is suitable for
residential development.

Please note, the findings from this report are valid until May 9, 2024, and updates of portions of
the assessment may be necessary after November 9, 2023.
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1.0 INTRODUCTION
1.1 PURPOSE OF PHASE | ENVIRONMENTAL SITE ASSESSMENT

This assessment was performed at the request of Valley Oak Partners, LLC for the purpose of
environmental due diligence during property acquisition. The objective of this modified phase |
environmental site assessment is to identify Recognized Environmental Conditions (RECS)
associated with the Property. As defined in the ASTM Standard Practice E1527-21, an REC is
“(1) the presence of hazardous substances or petroleum products in, on, or at the subject property
due to a release to the environment; (2) the likely presence of hazardous substances or petroleum
products in, on, or at the subject property due to a release or likely release to the environment; or
(3) the presence of hazardous substances or petroleum products in, on, or at the subject property
under conditions that pose a material threat of a future release to the environment.”

1.2 DETAILED SCOPE OF SERVICES
The scope of services performed included the following.

e Areview of previous environmental reports prepared for the Property

e A review of publicly available and practicably reviewable standard local, state, tribal, and
federal environmental record sources

e A review of publicly available and practicably reviewable standard historical sources, aerial
photographs, fire insurance maps and physical setting sources.

e A reconnaissance of the Property to review site use and current conditions. The
reconnaissance was conducted to check for the storage, use, production, or disposal of
hazardous or potentially hazardous materials

e Written/oral interviews with owners/occupants and public sector officials
e An agrichemical impact assessment of soil at the Property

e Preparation of this report with our findings, opinions, and conclusions
1.3 SITE LOCATION AND DESCRIPTION

The Property is located at 211, 251, and 281 River Oaks Parkway in San Jose, California
(Figures 1 and 2). The approximately 9.82-acre Property is identified as APNs 09733034 and
09733033 (Figure 3) and is currently occupied by vacant office buildings and associated surface
parking.

14 CURRENT USE OF PROPERTY AND ADJOINING PROPERTIES
The Property is zoned as IP (Industrial Park) by the City of San Jose. Title 20 of the San Jose
Code of Ordinances states that areas zoned as IP are intended for a wide variety of industrial

users, such as research and development, manufacturing, assembly, testing, and offices.

Based on a review of current records and our site reconnaissance, the adjoining site users are
summarized below.
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Valley Oak Partners, LLC 211, 251, and 281 River Oaks Parkway
22988.000.001 Modified Phase | Environmental Site Assessment

TABLE 1.4-1: Adjoining Site Uses

DIRECTION SITE USE

North Anza Road, Levee Road, Abram Agnew Elementary School, commercial development
South River Oaks Parkway, River Oaks Park, residential development
East Cisco Way, commercial development
West Iron Point Drive, residential development
1.5 SITE AND VICINITY CHARACTERISTICS

According to published topographic maps, site grades at the Property ranges from approximately
Elevation 20 feet in the southwest to approximately Elevation 29 feet in the central portion. Review
of the Geologic Map of the Milpitas Quadrangle (Dibblee and Minch, 2005) found that the Property
is underlain by Qa (alluvial gravel, sand, and clay, includes alluvial fan deposits).

Geocheck — Physical Setting Source Summary of the Environmental Data Resources, Inc. (EDR)
report (Appendix A) indicated no federal United States Geological Survey (USGS), or state wells
located within 1 mile of the Property.

We reviewed the Department of Water Resources On-line Water Data Library for depth to water
in the vicinity of the Property. The website identified over 20 wells within 1 mile of the Property.

We reviewed EnviroStor, a website maintained by the State of California Department of Toxic
Substances Control, and GeoTracker, a website maintained by the State of California Water
Resources Control Board, for nearby facilities with records that include depth-to-groundwater
measurements. The following information was obtained regarding local groundwater conditions.

TABLE 1.5-1: Local Groundwater Conditions

PROKMITY TOPROPERTY  ECORIEDRERTH — REPOFTED SROUNDAWTER
Adjacent to the west 10 to 13 feet West-southwest
Adjacent to the northwest 11 feet Southwest
500 feet south 8 to 10 feet North-northwest
1350 feet south 8 to 13 feet West

The site-specific depth to groundwater and direction of groundwater flow were not determined as
part of this assessment. Fluctuations in groundwater levels may occur seasonally and over a
period of years due to variations in precipitation, temperature, irrigation, and other factors.

We reviewed the Department of Conservation, Geologic Energy Management (CalGEM), website
and map database to determine if any historical oil or gas wells were located within the Property.
No oil or gas wells were mapped within 1 mile of the Property.

We reviewed the National Pipeline Mapping System (NPMS) public viewer website for information
about petroleum, natural gas, or hazardous liquid storage, processing, or transmission facilities
in the vicinity of the Property. No facilities or pipelines were mapped within ¥4 mile of the Property.
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3.0 RECORDS REVIEW
3.1 PROPERTY RECORDS
3.1.1 Title Report/Ownership

The Title Report lists recorded land title detail, ownership fees, leases, land contracts, easements,
liens, deficiencies, and other encumbrances attached to or recorded against a subject property.
Laws and regulations pertaining to land trusts vary from state to state and the detail of information
presented in a Title Report can vary greatly by jurisdiction. As a result, ENGEO utilizes a Title
Report, when provided to us, as a supplement to other historical record sources. ENGEO
assumes that any environmental lien, activity use limitations (AUL), and/or institutional controls
for the Property are noted in the Preliminary Title Report.

A Preliminary Title Report for the Property, prepared by First American Title Insurance Company
and dated March 29, 2023, was provided for our review. The Property title is vested in ARC
NSSNJCAO001L, LLC, a Delaware limited liability company.

An easement on the Property is recorded for Pacific Gas and Electric Company, a California
corporation.

No references to environmental liens, deed restrictions, or other potential environmental issues
were noted. This report is included in Appendix B.

3.1.2 Environmental Liens and Activity Use Limitations

The Preliminary Title Report did not reference environmental liens, deed restrictions, or other
potential environmental issues. In addition, a questionnaire completed by the Client or authorized
representative indicated that they are not aware of any environmental cleanup liens recorded
against the Property.

We reviewed two engineering control (EC) and institutional control (IC) registries: EnviroStor, a
website maintained by the State of California Department of Toxic Substances Control, and
GeoTracker, a website maintained by the State of California Water Resources Control Board, for
environmental liens or AULs associated with the Property. No records of environmental liens or
AULSs were noted.

3.2 HISTORICAL RECORD SOURCES

The purpose of the historical record review is to develop a history of the previous uses or
occupancies of the Property and surrounding areas to identify those uses or occupancies that are
likely to have led to recognized environmental conditions on the Property.

3.2.1 Historical Topographic Maps/Aerial Photographs/Sanborn Maps

Historical USGS topographic maps and aerial photographs were reviewed to determine if
discernible changes pertaining to the Property had been recorded. EDR provided the following

maps and photographs, presented in Appendices C and D. A Sanborn fire insurance map search
did not identify maps for the Property; the search report is presented in Appendix E.
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Valley Oak Partners, LLC 211, 251, and 281 River Oaks Parkway
22988.000.001 Modified Phase | Environmental Site Assessment

TABLE 3.2.1-1: Historical Review Summary
HISTORICAL
MAP/PHOTOGRAPH
Topographic Maps 1889, 1897, 1899, 1953, 1961, 1968, 1973, 1980, 2012, 2015, 2018

1939, 1948, 1950, 1956, 1963, 1968, 1974, 1979, 1982, 1993, 1998,
2006, 2009, 2012, 2016, 2020

Sanborn Maps N/A

YEARS

Aerial Photographs

In topographic maps from 1889 to 1899, the Property is depicted as vacant land with a light traffic
road passing through the southwestern portion. The 1939 aerial photograph shows the Property
occupied by an orchard. Adjacent parcels are also occupied by orchards, and a facility identified
as “Agnes State Hospital” in the 1953 topographic map is located north of the Property. In 1973 or
1974, the orchard on the Property is replaced by dry farming. By 1982, office buildings have been
constructed on the Property, as well as the parcels immediately east and west of the Property. In
addition, River Oaks Parkway has been constructed south of the Property. Between 1982 and
2006, an extensive development occurs in the vicinity of the Property, although the Property itself
remains largely unchanged. By 2020, the former Agnes State Hospital has been demolished.

3.2.2 City Directory
City Directories, published since the 18th century for major towns and cities, list the name of the
resident or business associated with each address. A city directory search conducted by EDR is

located in Appendix F. Listings for the Property were associated with individuals and commercial
uses.

3.3 ENVIRONMENTAL RECORD SOURCES

EDR performed a search of federal, tribal, state, and local databases regarding the Property and
nearby properties. Details regarding the databases searched by EDR are provided in Appendix A.
A list of the facilities documented by EDR within the approximate minimum search distance of the
Property is provided below.

3.3.1 Environmental Records

3.3.11 Property

The Property is listed on the following Environmental Record source databases.

TABLE 3.3.1.1-1: Environmental Database Listings for the Property

FACILITY STREET DATABASES
River Oaks Renovation and 211, 251, and 281 River Oaks CIWQS
Market Ready Improvement Parkway
Maxtor Corporation 211 and 251 River Oaks FINDS, ECHO, EMI, HWTS,
Parkway HAZNET
RO Associates LLC 211 River Oaks Parkway HWTS, HAZNET
Out of Business 281 River Oaks Parkway HAZMAT

ENGEO Page | 8 July 5, 2023
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Valley Oak Partners, LLC
22988.000.001

211, 251, and 281 River Oaks Parkway
Modified Phase | Environmental Site Assessment

Maxtor Corporation is listed as belonging to the computer and electronic product manufacturing
industry on several federal databases. Databases entries for Maxtor Corporation are primarily
associated with transferring, recycling, treating, incinerating, or disposing of various hazardous
liquids, including waste oil and mixed oil, unspecified solvent mixtures, and low pH liquids in
guantities up to 0.6879 ton.

The CIWQS listing is related to stormwater infrastructure during construction. The HAZNET listing
for RO Associates LLC is associated with disposal of 0.4 ton of asbestos-containing waste at
Altamont Landfill. The HAZMAT listing for Out of Business is associated with a former storage

facility at 281 River Oaks Parkway.

3.3.1.2 Other Properties

The following databases include facilities listed within the appropriate ASTM search distances of
the Property on Environmental Records sources.

TABLE 3.3.1.2-1: Environmental Database Listings for Nearby Properties

FACILITY

PANTRONIX CORP. - SAN
JOSE

STREET
145 RIO ROBLES DRIVE

DATABASES
ENVIROSTOR

SF MOTORS, INC, DBA SERES

1504 MCCARTHY BLVD

RCRA-LQG, ENVIROSTOR

LEANTEQ

1530 MCCARTHY BLVD

SEMS-ARCHIVE, RCRA-LQG,
CPS-SLIC, CA FID UST, HIST
UST, EMI, SWEEPS UST,
ENVIROSTOR, NON-CASE
INFO

LSI LOGIC CORP.

1601 MC CARTHY
BOULEVARD

ENVIROSTOR

LSI LOGIC CORP

1601 MCCARTHY BLVD

SEMS-ARCHIVE, RCRA-SQG,
FINDS, ECHO, CPS-SLIC, CA
FID UST, HIST UST, EMI,
SWEEPS UST, CERS

ANALOG DEVICES, INC

1630 MCCARTHY BLVD

RCRA-SQG, CA FID UST, HIST
UST, EMI, HAZNET, SWEEPS
UST, ENVIROSTOR, NPDES,
CIWQS, HWTS

SILICON MICROSTRUCTURES,
INC

1701 MC CARTHY BL

CUPA Listings, ENVIROSTOR

LOCKHEED MARTIN

1801 MCCARTHY

CHMIRS, ENVIROSTOR,

FAIRCHILD SYSTEM BOULEVARD CIWQS
RCRA-SQG, FINDS, ECHO
1804 MCCARTHY i ' '
SENSYM BOULEVARD EMI, WDS, ENVIROSTOR,

CERS

INTEL CORPORATION

190 RIVER OAKS PY

CUPA Listings, HAZMAT,
CERS, CERS HAZ WASTE

INTEL CORPORATION

197 INNOVATION DR

HAZMAT

FOXBORO- ICT INC,
FOXBOROI/ICT SITE - FORMER,
FOXBOROI/ICT, INC.

199 RIVER OAKS PARKWAY

US AIRS, ICIS, HIST UST,
CPS-SLIC, CERS, HAZMAT,
LUST, ENVIROSTOR, CIWQS,
CERS

FOXBORO ICT, FOXBORO/ICT

199 RIVER OAKS PKWY

CPS-SLIC, Cortese, HIST UST,
EMI

ENGEO
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211, 251, and 281 River Oaks Parkway
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FACILITY

FOXBORO ICT, FOXBORO/IC T
INC

STREET
199 RIVER OAKS PY

DATABASES
CUPA Listings, SWEEPS UST

FOXBORO/ICT

199 RIVEROAKS PRKWY

SEMS-ARCHIVE, RCRA
NonGen / NLR

BAYPOINTE REDEVELOPMENT

210 BAYPOINTE PARKWAY

VCP, ENVIROSTOR

RIVER OAKS RENOVATION
AND MARKET READY
IMPROVEMENTS

211 251 281 RIVER OAKS
PARKWAY

CIwQs

RO ASSOCIATES LLC

211 RIVER OAKS PKWY

HAZNET, HWTS

MAXTOR CORP

211 RIVEROAKS PKWY

FINDS, ECHO, EMI

CMK LLC DBA BAPC LLC

250 INNOVATION DR

CUPA Listings, EMI, HAZNET,
CERS, CERS TANKS, HWTS

BROADCOM

250 INNOVATION DRIVE

RCRA NonGen / NLR

MAXTOR CORPORATION

251 RIVER OAKS PARKWAY

HAZNET, HWTS

MAXTOR CORPORATION

251 RIVER OAKS PKWY

HAZNET, HWTS

TSK AMERICA INC

2520 JUNCTION AVENUE

EMI, ENVIROSTOR, CERS

BROADCOM INC. INNOVATION
BLDG E4

260 INNOVATION DR

CUPA Listings, CERS

INTEGRATED DEVICE
TECHNOLOGY

2670 SEELEY AVE

RCRA-SQG, FINDS, ECHO,
ENVIROSTOR

BROADCOM INC. INNOVATION
BLDG E3

270 INNOVATION DR

CUPA Listings, CERS, CERS
TANKS

BROADCOM INC. INNOVATION
BLDG E2

280 INNOVATION DR

CUPA Listings, CERS

OUT OF BUSINESS 281 RIVER OAKS PY HAZMAT
INTERNATIONAL

MICROELECTRONICS 2830 N. FIRST STREET ENVIROSTOR
PRODUCTS, INC.

ULTRATECH STEPPER, INC. 2880 JUNCTION AVENUE ENVIROSTOR

NEOPHOTONICS
CORPORATION

2911 ZANKER RD

HAZMAT, ENVIROSTOR,
NPDES, CERS, CERS HAZ
WASTE

K & S INTERCONNECT, INC.

30 W. MONTAGUE
EXPRESSWAY

ENVIROSTOR

CERPROBE CORP.

30 W. MONTAGUE EXPRWY

ENVIROSTOR

IT CORPORATION SAN JOSE
TRANSFER FACILIT

3010 ZANKER RD

CORRACTS, SEMS-ARCHIVE,
RCRA-SQG, RCRA-TSDF,
HAZNET, ENVIROSTOR, HWP,
HWTS

NOVELLUS SYSTEMS, INC. -
3011 N FIRST ST

3011 N. FIRST STREET

WDS, ENVIROSTOR

OUT OF BUSINESS (DUP TO
#411426 ELAN VI)

310 VILLAGE CENTER DR

HAZMAT

LOCKHEED MARTIN

3100 ZANKER ROAD

CPS-SLIC, DEED, EMI,
HAZNET, HAZMAT, CERS,
HWTS

BROADCOM LLC, LOCKHEED
MARTIN, LOCKHEED MARTIN-
BLDG 220 (MGT&DATA)

3130 ZANKER RD

HAZMAT, RCRA-SQG, FINDS,
ECHO, CUPA Listings

CRESCENT VILLAGE MILANO

320 CRESCENT VILLAGE
CIRCLE

RCRA NonGen / NLR

ENGEO
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FACILITY

LOCKHEED MARTIN MGMNT &
DATA SYSTEMS

STREET
3200 ZANKER RD

DATABASES
MANIFEST

CRESCENT VILLAGE

3200 ZANKER ROAD

RCRA NonGen / NLR

CRESCENT VILLAGE

330 CRESCENT VILLAGE CIR

RCRA NonGen / NLR

CRESCENT VILLAGE,
CRESCENT VILLAGE
APARTMENT COMMUNITY

330 CRESCENT VILLAGE
CIRCLE

RCRA NonGen / NLR

SONY CORPORATION OF
AMERICA, SONY
ELECTRONICS INC

3300 ZANKER RD

RCRA-SQG, FINDS, ECHO,
CUPA Listings, HAZNET, HWTS

CRESCENT VILLAGE

3300 ZANKER ROAD

CPS-SLIC, BROWNFIELDS,
CIWQS, CERS

TESSERA TECHNOLOGIES INC

3309 ORCHARD DR

RCRA-SQG, CUPA Listings,
EMI, HAZMAT, ENVIROSTOR,
HIST CORTESE

PRIAM CORPORATION

350 E PLUMERIA

RCRA-SQG, FINDS, ECHO,
EMI, ENVIROSTOR

AGNEWS CAMPUS, AGNEWS
DEVELOPMENTAL CENTER,
CITY OF SAN JOSE

3500 ZANKER RD

RCRA NonGen / NLR, UST,
CUPA Listings, RCRA NonGen /
NLR

AGNEWS DEVELOPMENTAL
CENTER

3500 ZANKER RD.

UST, AST

AGNEWS DEVELOPMENT
CENTER (FORMER), AGNEWS
EAST, CITY OF SAN JOSE

3500 ZANKER ROAD

RCRA-LQG, SCH, HAZMAT,
ENVIROSTOR, CERS, RCRA
NonGen / NLR

FINNIGAN CORPORATION,
THERMO FISHER SCIENTIFIC

355 RIVER OAKS PARKWAY

RCRA-LQG, HAZNET, NPDES,
HWTS, RCRA-SQG

THERMO ELECTRON
SCIENTIFIC

355 RIVER OAKS PKWY

HAZNET, HAZMAT, CERS,
HWTS

FINNIGAN CORP, THERMO
FISHER SCIENTIFIC

355 RIVER OAKS PY

CUPA Listings, CERS, CERS
HAZ WASTE

CISCO SYSTEMS INC

3550 CISCO WAY

EMI, HAZMAT, CERS

CISCO SYSTEMS INC BLDG 19

3550 CISCO WAY BLDG 19

CERS, CERS HAZ WASTE

CISCO SYSTEMS INC-BLDG 19

3550 CISCO WY BLDG 19

CUPA Listings

SPRINT CELL SITE SF52XC670

3600 CISCO WAY

HAZNET, HAZMAT, CERS,
HWTS

CISCO SYSTEMS INC-BLDG 18

3600 CISCO WY BLDG 18

CUPA Listings, CERS, CERS
HAZ WASTE

VERIZON WIRELESS: AGNEWS
RELO

3625 CISCO WY

CUPA Listings, HAZMAT

CISCO SYSTEMS INC
BUILDING 14, CISCO SYSTEMS
INC-BLDG 14

3625 CISCO WY BLDG 14

CERS, CERS HAZ WASTE,
CUPA Listings

CISCO SYSTEMS INC SITE 4 2,
CISCO SYSTEMS INC-SJ-17

3650 CISCO WAY

HAZNET, HAZMAT, NPDES,
CIWQS, CERS, HWTS, RCRA
NonGen / NLR

CISCO SYSTEMS INC

3650 CISCO WY

AST

CISCO SYSTEMS INC-BLDG 17

3650 CISCO WY BLDG 17

CUPA Listings, AST, CERS,
CERS TANKS, CERS HAZ
WASTE

CISCO SYSTEMS INC

3675 CISCO WY 13

HAZMAT
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FACILITY

MAXIM INTEGRATED
PRODUCTS, INC.

STREET
3725 N. FIRST STREET

DATABASES
ENVIROSTOR

FOUNTAINS AT RIVER OAKS

373 RIVER OAKS CL

CUPA Listings, HAZMAT

OLS ENERGY AGNEWS INC

3800 CISCO WAY

CPS-SLIC, CUPA Listings,
WDS, NPDES, CIWQS

FUJITSU LABORATORIES OF
AMERIC

3811 ZANKER ROAD

FINDS, RCRA NonGen / NLR,
ECHO, EMI, WDS,
ENVIROSTOR, CERS

WJ COMMUNICATIONS
INCORPORATED

401 RIVER OAKS PARKWAY

RCRA-SQG, FINDS, ECHO,
HAZMAT, CIWQS

AROMAT CORP, W J
COMMUNICATIONS INC

401 RIVER OAKS PY

CUPA Listings

MANSION GROVE

4101 LICK MILL BLVD

CA BOND EXP. PLAN

MALLINCKRODT INC

4101 LICK MILL BOULEVARD

HIST Cal-Sites, EMI, CERS

MANSION GROVE

4101 LICKMILL BLVD

RCRA-SQG, FINDS, ECHO,
CPS-SLIC, HAZNET, Cortese,
ENVIROSTOR, RESPONSE,
HIST CORTESE, ENF, CIWQS,
CERS, HWTS

MOORE EPITAXIAL, INC. 51 E. DAGGETT DRIVE ENVIROSTOR
ASML/TRACK SYSTEMS 541 E TRIMBLE RD FINDS, ENVIROSTOR
ORCHARD 58 DAGGETT DR ENVIROSTOR

PROPERTIES/DAGGETT

MONTAGUE SEELY

691 MONTAGUE
EXPRESSWAY AT SEELY
AVE.

VCP, ENVIROSTOR, HIST
CORTESE

STANDARD MEMS

851 BUCKEYE COURT

HIST UST, EMI, ENVIROSTOR,
CERS

AGNEWS DEVELOPMENTAL
CENTER

EAST CAMPUS OF AGNEWS
DEV CTR

PADS, RCRA-SQG

DON CALLEJON SCHOOL

LICKMILL BLVD. / RIVER
PARKWAY

SCH, ENVIROSTOR

Foxboro/ICT Site

Foxboro/ICT Site is located at 199 River Oaks Parkway and neighbors the Property to the west.

The site had a release of volatile organic compounds (VOCSs) from a 1,500-gallon underground
waste solvent tank. Upon discovery of the leak in 1985, the leaking underground storage tank
(LUST) was removed, as well as the two other underground storage tanks (USTs) at the site. Soil
exceeding 1 mg/kg of VOCs was removed and a groundwater extraction and treatment system
was operated from 1987 until 1999, at which point groundwater pollutant concentrations reached
asymptotic levels. Groundwater was monitored until 2008 as the site underwent natural
attenuation. No VOCs were detected in soil samples and groundwater samples taken in the
vicinity of the LUST in 2007. Arsenic was detected at a concentration of up to 78 mg/kg in sail,
which the case closure summary notes may be due to former agricultural use of the site. Five soil
gas samples were collected from the site from 5 feet below ground surface in 2007. All five
samples exhibited VOC concentrations below residential screening levels at the time.
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Approximately 90 percent of the site was excavated to between 3 and 12 feet deep when
redevelopment began in 2012. Confirmation soil sampling of the excavation was performed, and
two areas with elevated arsenic were further excavated. One of these areas had a concentration
of 25.6 mg/kg of arsenic in a sidewall sample, but further excavation could not be performed as
the side of the excavation was against a sidewalk. The case was closed by the SFRWQCB in
October 2013. It is unlikely that this site poses an environmental risk to the Property.

Agnews East

Agnews East is located at 3500 Zanker Road and neighbors the Property to the northwest. A
2010 phase | ESA notes the following RECs at the Property.

e A 10,000-gallon single-walled fiberglass diesel underground storage tank (UST) that was
approximately 33 years of age at the time the ESA was issued. This UST appears to be within
500 feet of the northern Property boundary.

e A 43,000-gallon diesel above-ground storage tank (AST) was constructed in 1958 that was
located within an earthern berm at the time the ESA was issued. The AST and piping showed
signs of rusting in various areas and was in violation with Santa Clara Health Division fuel
storage monitoring requirements at the time.

e Thirteen transformers that contained polychlorinated biphenyls (PCBs) were historically
located at the site. The transformers were reportedly removed due to leakage and no records
were found indicating that surrounding soil was tested for PCBs.

e Heating oil USTs were historically located adjacent to several buildings on site. It was
assumed that the USTs were installed in the early 1930s when the facility was constructed. A
site representative indicated that the USTs were removed during the 1980s, but no records
were found to verify UST removal activities.

Other environmental concerns noted in the ESA include the widespread use of lead-based paint
on site buildings prior to 1978 and the previous agricultural use of the site. Soil, soil gas, and
groundwater sampling was completed in support of an October 2011 preliminary environmental
assessment. Pesticide concentrations exceeded single compound California Human Health
Screening Levels (CHHSL) for school uses at 39 soil sampling locations and exceeded their
respective hazardous waste thresholds at 17 of these locations. Arsenic concentrations were
detected in soil up to 78 mg/kg. Lead concentrations were detected in every soil sample collected
from building perimeters up to 31,000 mg/kg. PCB concentrations were detected at a
concentration of 0.41 mg/kg in one sample taken from a location adjacent to three transformers
at the southern end of the site, exceeding the CHHSL of 0.089 mg/kg.

The 10,000-gallon diesel UST and 43,000-gallon diesel AST were removed in 2013, and a limited
soil excavation was conducted to address a release from the 43,000-gallon AST. Subsequent
remedial action consisted of excavating approximately 9,000 cubic yards of potentially arsenic,
lead, OCP, and PCB-impacted soil for off-site disposal then capping the site to address naturally
occurring asbestos-impacted soil. Following remedial excavation, arsenic was detected at
11.6 mg/kg, lead was detected at 42 mg/kg, and the cancer risk associated with other
contaminants of concern (COCs) was determined to be less than 1 in 1,000,000. The site is now
occupied by a school. The case remains open as a cap inspection and occupancy report must be
submitted to the Department of Toxic Substances Control (DTSC) annually. It is unlikely that this
site poses an environmental risk to the Property.

GEO



Crescent Village

Crescent Village is a former orchard located at 3300 Zanker Road, approximately 500 feet south
of the Property. Prior to remedial action, arsenic, lead, dieldrin, and other pesticides were detected
in site soil at concentrations up to 34 mg/kg, 430 mg/kg, 0.57 mg/kg, and 1.1 mg/kg, respectively.
Approximately 194,000 pounds of impacted soil from the upper 2 feet of the site were excavated
and offhauled for off-site disposal. The entirety of the site, except for Parcel 1, was capped. At
Parcel 1, approximately 6,000 cubic yards of slightly impacted soil was reused as backfill around
the perimeter of Building 1. The reused soil was placed in a zone at least 2 feet above average
depth of groundwater and at least 2 feet below ground surface. Following remedial action, arsenic,
lead, dieldrin, and other DDT compounds were detected at concentrations of 12 mg/kg, 22 mg/kg,
0.0020, and 0.067 mg/kg in site soil. Based on sampling results, remedial action, and the direction
of groundwater flow at the site, it is unlikely that this site poses an environmental risk to the
Property.

Lockheed Martin

Lockheed Martin is located at 3100 Zanker Road, approximately 1,350 feet south of the Property.
In August 2009, during routine elevator servicing, it was noted that hydraulic fluid had been
released into the ram casing and surrounding soil within elevator shaft number one. It is estimated
that approximately 150 gallons of product was lost. Approximately 6,500 gallons of groundwater
and product were removed from the ram casing; a sample of this mixture contained
1,150,000 parts per billion (ppb) of TPH as hydraulic oil (TPH-ho). In October 2009, two soil
borings were advanced immediately adjacent to the ram casing. Free product was measured at
a thickness of approximately 2.7 feet, and soil was noted to be saturated with product from 12 to
18 feet. In late 2009, a new secondary containment and hydraulic jack assembly were installed in
the elevator pit, and the elevator was brought back online. In 2010, monitoring wells were installed
north, south, and west of the office building in which the release occurred. TPH-ho was not
detected in any of the three monitoring wells over 2.5 years of semi-annual sampling. The site is
subject to land use restrictions and a site management plan due to residual contamination at the
time of case closure in 2014. Based on the proximity to the Property and the direction of
groundwater flow at the site, it is unlikely that this site poses an environmental risk to the Property.

Based on the distances to the identified database sites, regional hydraulic gradient, and the EDR
findings, the above-stated database sites do not appear to pose an environmental risk to the
Property. Properties that are on the “Orphan Summary” list appear to be located beyond the
ASTM recommended radius search criteria.

3.4 REGULATORY AGENCY FILES AND RECORDS

The following agencies were contacted pertaining to possible past development and/or activity at
the Property.

GEO
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211, 251, and 281 River Oaks Parkway
Modified Phase | Environmental Site Assessment

TABLE 3.4-1: Regulatory Agency Records

NAME OF AGENCY RECORDS REVIEWED

City of San Jose Environmental
Services Division

We contacted the City of San Jose Environmental Services
Division on April 27, 2023, regarding environmental records for
the Property. The Environmental Services Division provided an
Environmental Impact Report (EIR) dated November 1995 for the
Rincon de Los Esteros Redevelopment project, which
encompasses the Property. The EIR notes the following.

e A potential but undetermined risk is associated with
pesticide/herbicide residue in soil at former greenhouse sites.

e No environmental accidents are anticipated to occur as a
result of the redevelopment project.

City of San Jose Public Works
Department

We contacted the City of San Jose Public Works Department on
April 27, 2023, regarding records for the Property. The Public
Works Department indicated they have no files pertaining to the
Property.

City of San Jose Housing
Department

We contacted the City of San Jose Housing Department on
April 27, 2023, regarding records for the Property. The Housing
Department indicated they have no files pertaining to the
Property.

City of San Jose Fire Department

We contacted the City of San Jose Fire Department on
April 27, 2023, regarding environmental records for the Property.
The Fire Department indicated they have no files pertaining to the
Property.

Santa Clara County Assessor’s
Office

We reviewed online parcel maps provided by the Santa Clara
County Assessor's Office. The Property boundary and APNs
provided in the EDR Radius Report are consistent with the online
parcel maps.

California State Water Resources
Control Board

We reviewed GeoTracker, the website maintained by the State
Water Resources Control Board, for files pertaining to the
Property. No listings were found for the Property.

Department of Toxic Substances
Control (DTSC)

We reviewed EnviroStor, the website maintained by DTSC, for
files pertaining to the Property. No listings were found for the
Property.

4.0 SITE RECONNAISSANCE

4.1 METHODOLOGY

We conducted a reconnaissance of the Property on May 26, 2023, and June 20, 2023. The
reconnaissance was performed by Brian Price and Rian Montagh, staff engineers of ENGEO. The
Property was viewed for hazardous materials storage, superficial staining or discoloration, debris,
stressed vegetation, or other conditions that may be indicative of potential sources of soil or
groundwater contamination. The Property was also checked for evidence of fill/ventilation pipes,
ground subsidence, or other evidence of existing or preexisting underground storage tanks.
Photographs taken during the site reconnaissance are presented in Figure 4.
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4.2 GENERAL SITE SETTING

The Property is primarily occupied by three multi-story vacant office buildings and associated
surface parking. There is a central courtyard, which consists of a mixture of paved and landscaped
areas. The exteriors of the office buildings, paved areas of the courtyard, and parking areas are
clean and in good condition. The interiors of the office buildings were empty (no furniture, décor,
etc.) and are also clean and in good condition, except for minor ceiling water damage. Some
stressed and/or dead vegetation was observed in landscaped areas; this appeared to be due to
a lack of upkeep. The Property is connected to electrical, domestic water, and sewer service.

The Property is bordered by Anza Road, Levee Road, and Abram Agnew Elementary School to
the north; River Oaks Parkway and River Oaks Park to the south; Cisco Way and commercial

development to the east; and Iron Point Drive and residential development to the west.

4.3 EXTERIOR OBSERVATIONS

The following table summarizes our observations during the reconnaissance.

TABLE 4.3-1: Exterior Site Observations

FEATURE TYPE OBSERVATIONS

Structures

Three multi-story vacant office buildings were observed during
the site reconnaissance.

Hazardous Substances and
Petroleum Products in Connection
with ldentified Uses

No hazardous substances or petroleum products were
observed within the Property during the site reconnaissance.

Storage Tanks (underground and
above-ground)

No above-ground storage tanks or evidence of existing
underground storage tanks were observed during the site
reconnaissance.

Roads

The perimeter of the Property is occupied by drive lanes and
surface parking. Public thoroughfares adjacent to the Property
include Anza Road, Levee Road, River Oaks Parkway, Cisco
Way, and Iron Point Drive.

Strong, Pungent, or Noxious Odors
and Their Sources

No odors indicative of hazardous materials or petroleum
material impacts were noted at the time of the reconnaissance.

Standing Surface Water and Pools or
Sumps Containing Liquids Likely to
be Hazardous Substances or
Petroleum Products

No pools of potentially hazardous liquid were observed within
the Property at the time of our reconnaissance.

Drums, Totes, and Intermediate Bulk
Containers

No drums were observed on the Property at the time of the
reconnaissance.

Polychlorinated Biphenyls (PCBs)
Containing Equipment

No potential PCB-containing  equipment, including
transformers, were observed within the Property during our site
reconnaissance.

Hazardous Substances and
Petroleum Product Containers

No hazardous substance or petroleum product containers were
observed on the Property at the time of our reconnaissance.

Stains or Corrosion on Floors, Walls,
or Ceilings (Except Water Staining)

No stains or corrosion on floors, walls, or ceilings were
observed on the Property at the time of our reconnaissance.

Drains and Sumps

Several drains were observed within the Property at the time of
our reconnaissance in both paved and landscaped areas. No
sumps were observed.
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FEATURE TYPE OBSERVATIONS

No ponds or lagoons were observed within the Property at the
Pits, Ponds, and Lagoons time of our reconnaissance. A large depression was observed
in the northern portion of the central courtyard area.
No stained soil or pavement were observed within the Property
at the time of our reconnaissance.
Stressed vegetation was observed on the Property at the time
of our reconnaissance.
Solid Waste/Debris No disposal of solid waste was observed at the Property.
No stockpiles or fill material were observed on the Property
during the reconnaissance.
Evidence of wastewater conveyance systems was observed at
Wastewater the Property during the reconnaissance. The Property is
connected to the municipal wastewater system.
No wells were found within the Property during our site
Wells reconnaissance. The Property is connected to the municipal
water system.
No septic systems were found within the Property during our
Septic Systems site reconnaissance. The Property is connected to the
municipal sewer system.

Stained Soil/Pavement

Stressed Vegetation

Stockpiles/Fill Material

4.4 INTERIOR OBSERVATIONS

The 3 two-story, modern office buildings on the Property appeared to be constructed of concrete
with large glass windows on each floor. The interiors of the three buildings contained drywall,
plaster, and glass interior walls, as well as a combination of carpet and tile flooring. The interiors
appeared to be in good condition. Some water damage was observed on the ceiling of 211 River
Oaks Parkway. The buildings contained elevators, staircases, office space, empty lab space,
large and small conference rooms, kitchens, and restrooms. Smaller rooms contained electrical
support for the buildings. In addition, 211 River Oaks Parkway contained a cafeteria, and
281 River Oaks Parkway contained a fitness center and showers.

4.5 ASBESTOS, LEAD, AND PCB-CONTAINING MATERIALS

An asbestos, lead, and PCB-containing building material survey was not conducted as part of this
assessment. Given the age of the existing structures, it is unlikely that asbestos, lead, and
PCB-containing materials exist within the structures.

5.0 INTERVIEWS

Scott Connelly of Valley Oak Partners, LLC completed a Client-based environmental site
guestionnaire pertaining to applicable environmental information regarding the Property on
May 22, 2023. In the questionnaire, Mr. Connelly did not identify potentially environmentally
related issues with the Property. Mr. Connelly is unaware of commonly known, reasonably
ascertainable, or specialized knowledge indicative of releases or threatened releases that is
material to the potential presence of RECs. Mr. Connelly has indicated that the purchase price of
the Property is reflective of fair market value of the Property. The questionnaire is presented in
Appendix G.

A completed Key Site Manager-related environmental site questionnaire pertaining to applicable
environmental information was not received prior to publication of this report.
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6.0 AGRICHEMICAL SOIL ASSESSMENT

Review of historical records indicates that the Property was used as an orchard from at least
1939 to 1968. Due to historical agricultural activities, an assessment of near-surface soil was
conducted to evaluate the potential for residual concentrations of OCPs, arsenic, and lead.

6.1 SOIL SAMPLING

A total of 25 soil samples were collected from 20 locations across the Property on
June 1, 2023 (Figure 2). Twenty of the samples were collected from approximately 3 to 9 inches
below ground surface (bgs) in native soil; the remaining five samples were collected from
approximately 12 to 18 inches bgs. The soil samples were collected using 4-ounce, pre-cleaned
glass jars. Upon collection of each sample, a label including a uniqgue sample identifier and the
time/date collected was placed on the sample. The soil samples were submitted under
documented chain-of-custody to Torrent Laboratory, Inc. in Milpitas, California.

Adjacent shallow (3- to 9-inch bgs) samples were composited into five 4-point composite samples
and analyzed for OCPs by EPA Method 8081. Ten shallow samples were analyzed on a discrete
basis for lead and arsenic by EPA Method 6020. The deep (12- to 18- inch bgs) samples were
held by the laboratory pending results of shallow sample analyses.

6.1 ANALYTICAL RESULTS

Soil analytical results were compared to the San Francisco Regional Water Quality Control
Board’s Environmental Screening Levels (ESLs)® for residential land use.

OCPs were detected above laboratory reporting limits but below their residential ESLs in all five
composite samples. 4,4-DDD, 4,4-DDE, 4,4-DDT, and Dieldrin were detected at maximum
concentrations of 0.0280 mg/kg, 0.265 mg/kg, 0.0529 mg/kg, and 0.0244 mg/kg, respectively. All
other OCPs were not detected above laboratory reporting limits.

Lead and arsenic were detected above laboratory reporting limits in all ten samples analyzed for
these constituents (shallow samples at SB-1 through SB-10). Lead was detected at a maximum
concentration of 35.3 milligrams per kilogram (mg/kg) in SB-7@3-9”, well below the residential
ESL of 80 mg/kg. Arsenic was detected at concentrations exceeding the general background
concentration for the San Francisco Bay Area of 11 mg/kg’ in seven samples: SB-4@3-9”
(11.2 mg/kg), SB-9@3-9” (11.3 mg/kg), SB-6@3-9” (11.5 mg/kg), SB-2@3-9” (12.0 mg/kg),
SB-8@3-9” (13.3 mg/kg), SB-5@3-9” (14.5 mg/kg), and SB-7@3-9” (15.2 mg/kg). Sample
locations are provided in Figure 2.

Arsenic concentrations in shallow soil samples were statistically analyzed using USEPA ProUCL
version 5.2 to determine whether concentrations were indicative of background concentrations at
the Property. The analysis determined a background arsenic concentration of 12.8 mg/kg, and
the distribution of arsenic analytical results appeared indicative of background concentrations.

The laboratory report is presented in its entirety in Appendix H.

6 San Francisco Bay Regional Water Quality Control Board (SFBRWQCB) Environmental Screening Levels (ESLs),
Direct Exposure Human Health Risk Level, Shallow Soil, Table S-1, January 2019.
" Duverge, D.J., Establishing Background Arsenic in Soil of the Urbanized San Francisco Bay Region, December 2011.
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7.0 FINDINGS AND OPINIONS

This assessment included a review of local, state, tribal, and federal environmental record
sources, standard historical sources, aerial photographs, fire insurance maps, and physical
setting sources. A reconnaissance of the Property was completed to review site use and current
conditions to check for the storage, use, production, or disposal of hazardous or potentially
hazardous materials and to conduct written/oral interviews with persons knowledgeable about
current and past site use.

The site reconnaissance and records review did not find documentation or physical evidence of
soll, soil gas, or groundwater impairments associated with the use or past use of the Property. A
review of regulatory databases maintained by county, state, tribal, and federal agencies did not
identify contaminated facilities within the appropriate ASTM search distances that would
reasonably be expected to impact the Property and found no documentation of hazardous
materials violations or discharge on the Property.

Based on the findings of this assessment, no RECs, no historical RECs, and no controlled RECs
were identified for the Property.

Based on the review of regulatory databases and site reconnaissance, we present information on
features of potential environmental concern that were either contained in the databases or
observed on the Property. These features were not considered to be RECs. We briefly discuss
each feature below.

e Foxboro/ICT neighbors the Property to the west. The site had a release of VOCs from a
1,500-gallon underground waste solvent tank. Upon discovery of the leak in 1985, the LUST
was removed, as well as the two other USTs at the site. Soil exceeding 1 mg/kg of VOCs was
removed and a groundwater extraction and treatment system was operated from 1987 until
1999, at which point groundwater pollutant concentrations reached asymptotic levels.
Groundwater was monitored until 2008 as the site underwent natural attenuation. No VOCs
were detected in soil samples and groundwater samples taken in the vicinity of the LUST in
2007. Five soil gas samples were collected from the site from 5 feet below ground surface in
2007. All five samples exhibited VOC concentrations below residential screening levels at the
time. The case was closed by the SFRWQCB in October 2013. The results of ENGEOQO'’s
July 2023 Soil Gas Sampling Report indicates Foxboro/ICT Site has not significantly impacted
the Property.

e Agnews East is located adjacent to the Property to the northwest. A 10,000-gallon
single-walled fiberglass diesel UST was noted as a REC in a 2010 phase | ESA. At the time
the ESA was published, the UST was approximately 33 years of age and appeared to be
located cross-gradient from the Property and within 500 feet of the northern Property
boundary. The UST was removed in 2013 and there are no records of leaks prior to removal.
The results of ENGEQO’s July 2023 Soil Gas Sampling Report indicates Foxboro/ICT Site has
not significantly impacted the Property.

7.1 SIGNIFICANT DATA GAPS
Itis our opinion that the findings of this study are based on a sufficient level of information obtained
during our contracted scope of services to render a conclusion as to whether additional

appropriate investigation is required to identify the presence or likely presence of a REC. The
following data gap was identified.
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e At the time of report publication, we did not receive a completed Key Site Manager-related
environmental site questionnaire, pertaining to user-related applicable environmental
information regarding the Property.

The data gap identified during this process does not affect the conclusions as to the presence or
lack of presence of RECs at the Property.

7.2 SIGNIFICANT ASSUMPTIONS OR DEVIATIONS FROM ASTM STANDARD
PRACTICE

There were no significant deviations from ASTM Standard Practice E1527-21 in the preparation
of this report.

8.0 CONCLUSIONS

Itis our opinion that the findings of this study are based on a sufficient level of information obtained
during our contracted scope of services to render a conclusion as to whether additional
appropriate investigation is required to identify the presence or likely presence of a REC.

We have performed a modified phase | environmental site assessment in general conformance
with the scope and limitations of ASTM E1527-21 and the standards and practices of the All
Appropriate Inquiry — Final Rule (40 Code of Federal Regulations Part 312) of the Property. Any
exception to, or deletions from this practice are described in Section 8.1 of the report.

This assessment has revealed no evidence of Recognized Environmental Conditions in
connection with the Property, and the Property is suitable for residential development. We
recommend no further environmental studies at this time.

9.0 LIMITATIONS
9.1 LIMITATIONS AND EXCEPTIONS OF ASSESSMENT

The professional staff at ENGEO strives to perform its services in a proper and professional
manner with reasonable care and competence but is not infallible. The recommendations and
conclusions presented in this report were based on the findings of our study, which were
developed solely from the contracted services. The findings of the report are based in part on
contracted database research, out-of-house reports, and personal communications. The opinions
formed by ENGEO are based on the assumed accuracy of the relied upon data in conjunction
with our relevant professional experience related to such data interpretation. We assume no
liability for the validity of the materials relied upon in the preparation of this report.

This document must not be subject to unauthorized reuse; that is, reuse without written
authorization of ENGEO. Such authorization is essential because it requires ENGEO to evaluate
the document's applicability given new circumstances, not the least of which is passage of time.
The findings from a modified phase | environmental site assessment are valid for 1 year after from
the earliest date of the following components: records review, site reconnaissance, interviews,
declaration by environmental professional. Updates of portions of the assessment may be
necessary after a period of 180 days of the earliest date of the four components.
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A more extensive assessment that would include a subsurface exploration with laboratory testing
of sail, soil gas, and groundwater samples could provide more definitive information concerning
site-specific conditions. If additional assessment activities are considered for the Property and if
other entities are retained to provide such services, ENGEO cannot be held responsible for any
and all claims arising from or resulting from the performance of such services by other persons
or entities. ENGEO can also not be held responsible from any and all claims arising or resulting
from clarifications, adjustments, modifications, discrepancies, or other changes necessary to
reflect changed field or other conditions.

9.2 SPECIAL TERMS AND CONDITIONS

We have prepared this report for the exclusive use of our client, Valley Oak Partners, LLC. It is
recognized and agreed that ENGEO has assumed responsibility only for undertaking the study
for the Client. The responsibility for disclosures or reports to a third party and for remedial or
mitigative action shall be solely that of the Client.

This phase | environmental site assessment is not intended to represent a complete soil, soil gas,
or groundwater characterization, nor define the depth or extent of soil, soil gas, or groundwater
contamination. It is intended to provide an evaluation of potential environmental concerns
associated with the use of the Property. Laboratory testing of soil, soil gas, or groundwater
samples was not within the scope of the contracted services. The assessment did not include an
asbestos survey, an evaluation of lead-based paint, an inspection of light ballasts for
polychlorinated biphenyls (PCBs), or a mold survey. A radon evaluation was not performed.

This report is based upon field and other conditions discovered at the time of preparation of
ENGEOQO's assessment. Visual observations referenced in this report are intended only to
represent conditions at the time of the reconnaissance. We would not be aware of site
contamination, such as dumping and/or accidental spillage, which occurred subsequent to the
reconnaissance conducted by ENGEO personnel.
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TABLE A

Laboratory Results Table




TABLE A - Laboratory Results

a 8 5 £ g -
Sample ID Depth Date Collected E,r ?,r E't E @ §
< < < [a] <

Units mg/kg mg/kg mg/kg mg/kg mg/kg mg/kg

SFBRWQCB Residential ESL : 2.7 1.8 1.9 0.037 0.067 2 80

SFBRWQCB Commercial ESL 2 12 8.3 85 0.16 0.31 320

COMPOSITE SB-1,11,2,12@3-9" 3to9in. bgs 6/1/2023 0.0141J 0.265 0.0529 0.0244 NA NA

COMPOSITE SB-4,14,3,13@3-9" 3to9in. bgs 6/1/2023 0.0126J 0.110 0.00800 J 0.0124J NA NA

COMPOSITE SB-5,15,9,19@3-9" 3to9in. bgs 6/1/2023 0.0178J 0.132 0.0192J 0.00651 J NA NA

COMPOSITE SB-7,17,6,16@3-9" 3to9in. bgs 6/1/2023 0.0280 0.177 0.0128 J 0.0131J NA NA

COMPOSITE SB-8,18,10,20@3-9" 3to9in. bgs 6/1/2023 0.00819 J 0.208 0.0337 0.0212 NA NA
SB-1@3-9" 3to9in. bgs 6/1/2023 NA NA NA NA 7.84 215
SB-2@3-9" 3to 9in. bgs 6/1/2023 NA NA NA NA 12.0 33.8
SB-3@3-9" 3to9in. bgs 6/1/2023 NA NA NA NA 7.29 11.3
SB-4@3-9" 3to9in. bgs 6/1/2023 NA NA NA NA 11.2 23.5
SB-5@3-9" 3to9in. bgs 6/1/2023 NA NA NA NA 14.5 34.0
SB-6@3-9" 3to 9in. bgs 6/1/2023 NA NA NA NA 115 19.5
SB-7@3-9" 3to9in. bgs 6/1/2023 NA NA NA NA 15.2 35.3
SB-8@3-9" 3to 9in. bgs 6/1/2023 NA NA NA NA 13.3 31.9
SB-9@3-9" 3to9in. bgs 6/1/2023 NA NA NA NA 11.3 23.6
SB-10@3-9" 3to9in. bgs 6/1/2023 NA NA NA NA 6.19 15.2

Notes:

Results are shown in milligrams per kilogram (mg/kg).

NA indicates analyte was not analyzed.

BOLD indicates the concentration was detected above laboratory reporting limits.

J - indicates a value between the method detection limit (MDL) and practical quantitation limit (PQL). Values reported with a J qualifier should be considered as estimated.
! san Francisco Bay Regional Water Quality Control Board (SFBRWQCB); Environmental Screening Levels (ESLs); Direct Exposure Human Health Risk Levels: Residential Shallow Soil Exposure (Table S-1); 2019 (Rev. 2).

2 san Francisco Bay Regional Water Quality Control Board (SFBRWQCB); Environmental Screening Levels (ESLs); Direct Exposure Human Health Risk Levels: Commercial/Industrial Shallow Soil Exposure (Table S-1); 2019 (Rev. 2).

3 The commonly accepted naturally occurring background concentration for arsenic in the urbanized Bay Area is 11 mg/kg (Duverge, D.J., Establishing Background Arsenic in Soil of the Urbanized San Francisco Bay Region, December 2011).
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FIGURES

FIGURE 1: Vicinity Map

FIGURE 2: Site Plan

FIGURE 3: Assessor’s Parcel Map
FIGURE 4: Site Photographs
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