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This Phase | Environmental Site Assessment Report for the North Posse Site located at 3041 Del
Amo Boulevard, California, dated August 3, 2018, was prepared and reviewed by Ashley
Hutchens and Kevin Green.

We declare that, to the best of our professional knowledge and belief, we meet the definition of
Environmental Professional as defined in 8312.10 of 40 CFR 312. The resumes for the
individuals below are included in Appendix G. We have the specific qualifications based on
education, training, and experience to assess a property of the nature, history, and setting of the
subject property. We have developed and performed the all appropriate inquiries in conformance
with the standards and practices set forth in 40 CFR Part 312.
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Ashley Hutchens, REPA
Senior Project Manager
SCS ENGINEERS
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Kevin W. Greeﬁ’i, P.G.
Project Director
SCS ENGINEERS
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EXECUTIVE SUMMARY

SCS Engineers (SCS) was retained by Prologis Inc., on behalf of Torrance Black Beauty, LLC, to
prepare a Phase | Environmental Site Assessment (Phase | ESA) of the North Posse property
located at 3041 Del Amo Boulevard, Torrance, California (the “Property”). This assessment was
performed in conformance with 40 CFR 312, Standards for Conducting All Appropriate Inquiries,
and in general conformance with ASTM E1527-13.

The Property consists of approximately 31 acres of predominately undeveloped land. Although
historically the Property was an out-parcel ancillary to the Torrance Oil Refinery (3700 West
190™ Street) (“Refinery”), the Property currently has an address of 3041 Del Amo Boulevard,
Torrance, California and has been assigned assessor’s parcel numbers (APN) 7352-015-004, -005,
and -006.

The site inspection identified stables associated with the Torrance Mounted Posse in the
southeastern portion of the Property. The remaining portion of the Property is currently vacant
land. Other than oil pipelines observed on and adjacent to the Property, no oil
production/processing activities were conducted on the Property. An area of lower elevation,
identified as the “borrow pit” (where soil was historically borrowed for constructing berms at the
Refinery), is located in the central portion of the Property. Small soil stockpiles were observed in
the borrow pit, indicating placement of soil (from unknown sources) occurred in the past. Debris,
including bricks, concrete, piping (potentially asbestos containing), catalyst beads, petroleum
coke, etc., is scattered across the surface on the northwestern portion of the Property.

Numerous groundwater monitoring wells associated with the Refinery are present on the Property,
primarily around the perimeter. In addition, evidence of recent borings and soil gas probes were
observed on the Property from previous investigations.

The Property history information identified an area on the northwest portion of the Property used
by the Refinery for the placement or disposal of Refinery wastes between at least 1947 until
sometime between 1963 and 1970. By 1970, it appeared that excavation/grading activities were
present in the area known as the borrow pit. The eastern portion of the Property appeared to be
used for agricultural purposes between at least 1952 through 1970. The Torrance Mounted Posse
has used the southern portion of the Property for horse stables since at least 1989. The Refinery
disposal of waste materials on the Property constitutes a recognized environmental condition
(REC).

Aerial photographs revealed in the area surrounding the Property, railroad tracks were present to
the northeast and oil exploration activities (wells and sumps) were visible in the surrounding area
as early as 1928. Of particular note, a sump was present from at least 1928 through 1947,
immediately adjacent to the southwestern Property line. Evidence of the Refinery was present
adjacent to the northeast of the Property across the railroad tracks as early as 1928 and it appeared
to expand through the years until similar to current conditions by 1947.

The Refinery is the subject of Cleanup and Abatement Orders from the Los Angeles Regional
Water Quality Control Board for releases at and from the Refinery (CAO Numbers 88-43, 89-136,
and 95-116). The out-parcel to the Refinery that is the 31-acre Property appears to be within the
area subject to those orders. Numerous previous investigations have confirmed that the disposal
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area on the Property contains TPH, SVOCs, petroleum-related VOCs and metals at concentrations
above typical regulatory cleanup levels. The disposal area occupies most of the northwestern
portion of the Property. Fifteen years ago, termed the disposal area a “Solid Waste Management
Unit 9” (SMWU 9) in a RCRA Facility Assessment (RFA) report for the Refinery prepared by a
contractor working for the U.S. Environmental Protection Agency (EPA). However, the EPA
databases for RCRA sites — “RCRAInfo” — contains information about the Refinery, but shows all
treatment, storage or disposal units there to have a “Legal/Operating Status” as “Delisted —
Protective Filer”, with an Effective Date of January 26, 2007.

In addition to the disposal area, the perched and underlying Gage-Gardena aquifers have been
impacted by fuel-related constituents and free hydrocarbon product, up to several feet in
thickness. Consultants for Torrance Refinery Company LLC (TRC), the current operator of the
Refinery, have indicated that the source of the perched aquifer contamination is the upgradient
aboveground tank farm at the Refinery adjacent to the northeast of the Property, and the
downgradient (southwesterly) extent of impacts to the perched aquifer have not been defined.
However, the source of the groundwater contamination may be to the west of the Property in the
Gage-Gardena aquifer, which flows easterly (in the opposite direction from the perched aquifer).

A previous soil vapor investigation has also identified elevated methane and VOC concentrations,
likely from existing soil and/or groundwater contamination.

Other than anecdotal reports of a historical FHP recovery system in the 1993 EEG report and
documentation of waste removal in 1979, none of the available information indicates any existing
or proposed remediation of soil or groundwater at the North Posse site. In 1979, in response to
the identification of piles of “colored” waste materials with “hazardous levels” of copper and
zinc, DTSC requested Mobil Oil Corporation to provide written documentation of the clean-up
and disposal of the hazardous wastes and a program of sampling to document effective clean-up.
Mobil provided a response (letter dated May 30, 1979) indicating 3,776.4 tons of waste was
removed from the Site, including 255 loads disposed of at Palos Verdes Landfill and 99 loads
disposed of at BKK Landfill.

Regulatory database information identified several known and suspected contaminated sites in the
area surrounding the Property. Based on distance and direction from the Property, case status
and/or groundwater flow direction, it is unlikely that the majority of these sites (with the
exception of the Refinery) could impact the Property directly. Known releases from the Refinery
have impacted the soil, soil vapor, and groundwater beneath the Property.

Conclusions

In summary, SCS performed a Phase | Environmental Site Assessment of the North Posse Site
located at 3041 Del Amo Boulevard, California, in conformance with the scope and limitations of
40 CFR 312 and ASTM E1527-13. Any exceptions to, or deletions from, this practice are
described in Section 5 of this report. In the opinion of the Environmental Professionals, this
assessment has revealed evidence of RECs in connection with the Property, which include the
following:

o Refinery waste disposal on the northwestern portion of the Property;
e Regional groundwater contamination associated with the adjacent Refinery;

iv



Phase | ESA — North Posse Site

e Methane and volatile organic compounds (VOCs) in soil vapor above regulatory screening
levels;

e Semi-VOC, metal, and petroleum-impacted soil;

e Historical agricultural land use;

e Undocumented fill soils within and near the borrow pit;

e Deed restrictions based on contamination; and

e Numerous oil and hydrocarbon product lines adjacent and across the Property.

Based on these RECs — with the exception of the regional groundwater contamination currently
subject to additional characterization studies and on-going monitoring for the Refinery, and
methane/VVOCs in vapor that have been previously characterized — further investigation prior to
redevelopment, construction and occupancy at the Property is recommended to further
characterize known and suspected contaminants at the Property and to ensure the protection of
human health upon the repurposing of the Property.

Data Gaps

No significant data gaps were identified during the preparation of this report.
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1 INTRODUCTION

SCS Engineers (SCS) was retained by Prologis, Inc., on behalf of Torrance Black Beauty, LLC
(the “User”), to prepare a Phase | Environmental Site Assessment (Phase | ESA) of the North
Posse Site located at 3041 Del Amo Boulevard, Torrance, California (the “Property”). A
location map for the Property is presented as Figure 1 in Appendix A. This assessment was
performed in conformance with 40 CFR 312, Standards for Conducting All Appropriate
Inquiries, and in general conformance with ASTM E1527-13, and the Master Services
Agreement between SCS and Prologis dated July 14, 2015.

2 PURPOSE

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

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

3 SCOPE OF SERVICES
This Phase | ESA is based on:

e Interviews with past and/or present owners, operators, and/or occupants of the
Property.

e Reviews of federal, tribal, state, and local government records.

¢ Visual inspections of the Property and adjoining properties performed on May 21,
2018.

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

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

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

¢ Information provided as a result of the additional inquiries conducted by the User.

4 SPECIAL TERMS AND CONDITIONS

This Phase | ESA for the North Posse Site located at 3041 Del Amo Boulevard, Torrance,
California has been prepared specifically for Torrance Black Beauty, LLC. The report has been

1
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prepared in accordance with the care and skill generally exercised by reputable professionals,
under similar circumstances, in this or similar localities. No other warranty, express or implied,
is made as to the professional opinions presented herein.

No other party, known or unknown to SCS, is intended as a beneficiary of this work product, its
content, or information embedded therein. Third parties use this report at their own risk.

5 LIMITATIONS AND ASSUMPTIONS

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

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

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

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

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

Certain other limitations could affect the accuracy and completeness of this report, as follows:
e Site Access Limitations — Access to the Property was readily available.
e Physical Obstructions to Observations — The Property is approximately 31 acres and

portions are heavily vegetated, or in areas steep slopes are present making observation of
the surface soil difficult. In SCS’s opinion, sufficient areas of the Property were
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inspected such that this limitation would not alter the findings and conclusions of this
report.

e Outstanding Information Requests — None
e Historical Data Sources Failure — None

e Other Limitations — None

6 GENERAL SITE CHARACTERISTICS

SITE LOCATION

The Property is located at 3041 Del Amo Boulevard, Torrance, California, although it historically
was an out-parcel ancillary to the Refinery and shared the Refinery address of 3700 West 190"
Street). The Property is located at the northeast corner of the intersection of Del Amo Boulevard
with Prairie Avenue and has been assigned assessor’s parcel number (APN) 7352-015-004, -005,
and -006. An APN map is provided as Figure 2 in Appendix A.

GENERAL SITE DESCRIPTION

The Property consists of approximately 31 acres of predominately undeveloped land. A small
area at the southeastern portion of the Property is used by the Torrance Mounted Posse as horse
stables.

ADJOINING PROPERTY USE

e North/east — Railroad tracks; across from which is the Torrance Refining Company LLC
(TRC).

e South — Refinery land associated with the TRC, a portion of which is used seasonally as a
Christmas tree lot.

e Southwest — Intersection of Del Amo Boulevard with Prairie Avenue; across which is the
Mediterranean Villas community.

e West — Prairie Avenue; across which are Staybridge Suites (19901 Prairie Avenue) and
an office building (3401 Del Amo Boulevard).

e West/Northwest — SOC Storage Center (19840 Pioneer Avenue)

7 PHYSICAL SETTING

PHYSIOGRAPHIC SETTING

The Property is situated on the eastern margins of the EI Segundo Sand Hills, in the southern
portion of the Torrance Plain, within the Coastal Plain of Los Angeles County. The Property
elevation varies from a high of about 106 feet above mean sea level (msl) along Del Amo
Boulevard to a low of about 61 above msl within an excavated “borrow” pit in the central portion

3
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of the Property. With exception of the pit, Property topography generally slopes to the northeast.
The Santa Monica Bay is located approximately 3 miles west of the Property.

GEOLOGY AND SOILS

Surface sediments in the area have been mapped (CDWR, April 1988) as Upper Pleistocene
Older Dune Sand. Reports for the current Refinery owner/operator TRC (AECOM, 2016)
indicate that the Older Dune Sand contains sand and sandy silt with gravel lenses, and is non-
water bearing. The Older Dune Sand is underlain by the Upper Pleistocene Lakewood
Formation, which consists of unconsolidated sand, silty sand, silt and clay. The contact between
the Older Dune Sand and Lakewood Formation is not shown in cross-sections for the Refinery
reports, likely because of the similarity in sediments. Surface sands are shown to be 50 to 70 feet
in thickness on the North Posse site.

As discussed elsewnhere in this report, the western portion of the Property was historically used as
a disposal site for wastes from the adjacent Refinery. The reportedly 7-acre disposal site contains
refinery wastes that included: "catalyst-like" materials (ceramic pellets), catalyst/oil mixture,
coke fines, contaminated soil, tank sludges, oil, alky bauxite, vacuum truck loads, oil “treater”
sand filters, and general refinery debris up to 20+ feet in thickness.

GROUNDWATER

The Property is situated in the southwestern portion of the West Coast Basin. Groundwater in
this basin is designated for municipal and domestic supply, industrial process and service supply,
and agricultural supply. Based on a review of investigation reports, the two shallowest
hydrogeological units beneath the Property include a perched aquifer, which first occurs at
approximately 30 to 32 feet above msl, and the Gage-Gardena Aquifer which first occurs at
approximately -1 to -4 feet above msl. The confining layer creating the perched aquifer is
described as occurring approximately 70 feet below ground surface (bgs), which is equivalent to
approximately 25 to 30 feet above msl. Groundwater in the perched aquifer flows generally
southwesterly, has been impacted by fuel releases from the adjacent aboveground tank farm on
the Refinery across the railroad tracks along the northeastern Property boundary, and contains up
to almost 2 feet of light non-aqueous phase liquid (LNAPL). The Gage-Gardena aquifer flows
generally easterly in direction (the opposite direction from the overlying perched aquifer), has
also been impacted fuel releases, and contains 6+ feet of LNAPL. There are 18 existing
groundwater wells: 14 wells in the perched aquifer scattered throughout the Property, and 4 wells
in the Gage-Gardena aquifer along Del Amo Boulevard.

In May 2017, the Los Angeles Regional Water Quality Control Board (RWQCB) approved a
Workplan by AECOM to further characterize the nature and extent of LNAPL in both the
perched and first regional aquifer (the Gage-Gardena). The proposed scope includes 24 UVOST
(UV optical screening tool) borings, confirmation soil borings (scope based on UVOST results),
Simulprobe sampling at five locations (dissolved phase groundwater sampling up to 145 feet
bgs), installation of nine groundwater wells (four paired shallow/deep wells and one single
shallow well), forensic analysis of LNAPL samples, and LANAPL bail-down tests. The
Workplan has been implemented and is on-going.

4
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Although LNAPL removal was reportedly historically conducted at the Property, there are no
groundwater remediation activities currently in progress or proposed at this time.

RADON

According to the California Department of Public Health’s February 2016 Radon Program report,
screening in the area of the Property (90503 zip code) found 3 locations (out of 39) where
buildings had radon levels greater than or equal to 4 picocuries per liter (pCi/L), the EPA action
level. The maximum radon result for the Property’s zip code was 7.7 pCi/L. Note that elevated
radon levels may also be attributed to other radon sources such as leaking natural gas or
numerous building products such as drywall, cinderblock, concrete floors, brick, or stone
products. Based on the available information elevated radon gas is not expected in the area of
the Property.

8 SITE INSPECTION

Ashley Hutchens of SCS conducted an inspection of the Property and surrounding area on May
21, 2018. Photographs of the Property are provided in Appendix B.

Access to the Property was provided by Mr. Max Boone of MCB Solutions, LLC, representing
TRC. Stables associated with the Torrance Mounted Posse occupy a section of the southeastern
portion of the Property. The remaining portion of the Property is currently vacant land associated
with the adjacent Refinery. Other than oil pipelines observed on and adjacent to the Property, no
other oil refining activities were being conducted on the Property.

The Property has dirt roads traversing the perimeter and cutting across portions which made
observing the large site accessible by vehicle. An area of lower elevation, identified as the
“borrow pit” (further discussed in a subsequent section below) is present on the central-western
half of the Property.

Debris including bricks, concrete, piping, etc. are scattered across the surface on the western
portion of the Property. Potential asbestos-containing materials including insulation, gaskets, tar
paper, fragments of woven fiber hose, and transite were noted. Finally, catalyst beads and
petroleum coke associated with refinery processes were observed on the surface of the western
portion of the Property. This debris and refinery waste are associated with the “Refinery disposal
area” discussed in Section 11 (Previous Environmental Reports) below.

HAZARDOUS SUBSTANCES
No evidence of the use or storage of hazardous materials was observed on the Property.

However, numerous 55-gallon drums of investigation-derived wastes were observed from recent
environmental investigation(s).
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NATURAL DRAINAGE

Natural waterways are not currently located on the Property, however the topography varies on
the Property, and areas where storm events have caused erosion of the site are visible.
Stormwater would filtrate into the ground on the Property and pool in low areas.

DISTURBED AREAS

As previously discussed a large depression, known as the borrow pit, is present in approximately
the central/western portion of the Property. The elevation at the bottom of the pit is
approximately 15 to 35 feet lower than the rest of the Property. Soil stockpiles were observed in
this area, indicating placement/disposal of soil (from unknown sources) occurred in the past.

ELEVATORS AND OTHER HYDRAULIC EQUIPMENT

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

WELLS

Numerous monitoring wells were observed throughout the Property, primarily around the
perimeter. These are known to be groundwater monitoring wells that are currently monitored by
AECOM, and reports indicate up to 18 of these wells are present. In addition, several soil gas
probes were observed on the Property from previous investigation(s).

ELECTRICAL EQUIPMENT

One pad-mounted Southern California Edison (SCE) electrical transformer was observed along
the western Property boundary. The transformer was associated with an oil pipeline pumping
station. SCE has stated that they have never specified the purchase of distribution transformers
utilizing PCBs as the insulating/cooling fluid. SCE transformers utilize mineral oil exclusively.
In a statistically valid test of over 20,000 SCE distribution transformers, SCE determined that the
concentrations of PCBs in the mineral oils was less than 50 parts per million (ppm) in over 96
percent of the units. Based on the available information, no significant environmental impact to
the Property is anticipated from this transformer.

WASTEWATER
No wastewater is currently generated on the Property.

DRINKING WATER

Drinking water would be supplied to the Property by the Torrance Municipal Water Department.
All large public water suppliers in California have been required to test their water and comply
with federal and state drinking water standards since the mid-1980s. Consequently, lead and
other contaminants of concern are not expected to be present above applicable primary and
secondary drinking water standards.
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STORAGE TANKS
No above or below ground storage tanks were observed on the Property.
VISUAL INSPECTION OF ADJOINING SITES

The Refinery abuts the Property to the northeast. Numerous large aboveground storage tanks on
the Refinery were visible from the Property. In addition, pipeline markers indicated subsurface
oil pipelines running immediately adjacent to the north/northeast and western Property
boundaries (as well as being located on the Property as previous discussed). The adjacent
refinery and petroleum pipelines represent RECs with respect to the Property.

9 INTERVIEWS

During the site inspection Mr. Max Boone of MCB Solutions, LLC and Mr. Glenn Jaffe of
Stantec provided information on the Property and answered questions. They stated the borrow
pit was used by the Refinery as a source of soil to create berms at the refinery. They were
unaware of the origin or purpose of the stockpiles observed in the pit area. Mr. Boone indicated
that catalyst observed on the surface of the western portion of the Property is ceramic, inert beads
used as a heat medium in the refining process to break down hydrocarbons. Mr. Boone and Mr.
Jaffe indicate that the catalyst and petroleum coke observed on the surface is present on the
Property because the western portion was historically used by the Refinery for the
placement/disposal of refinery wastes.

Mr. Boone specified that the Property was used for placement of refinery wastes from the 1940’s
into the early 1960’s and that there were two impoundment areas where the wastes were placed
on the northwestern portion of the Property.

10 SITE HISTORY
Site history was evaluated from the following sources:

e Historical U.S. Geological Survey (USGS) topographic maps provided by
Environmental Data Resources (EDR) (May 16, 2018).

e Historical aerial photographs provided by EDR (May 17, 2018).

e A search was made of EDR-Sanborn collection and no maps of the Property were
found (May 16, 2018).

e A City Directory review report provided by EDR (May 16, 2018)

Copies of topographic maps, historical aerial photographs, and city directories are included in
Appendix C.

Year Description Source

The Property was located in a rural area and appeared Topographic

1896 undeveloped. map
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SCS ENGINEERS

Year

Description

Source

1924

The Property and surrounding area are undeveloped land.

The Dominguez Reservoir was located in the area to the south
of the Property.

Topographic
map

1928

The Property appeared to be vacant land. A dirt road
traversed the eastern portion of the Property.

A sump was present immediately adjacent to the southwestern
Property line, beyond which were two oil wells. The
Dominguez Reservoir was present approximately 900 feet
south of the Property. Evidence of refinery activities
(aboveground storage tanks, ASTs) was visible at the Refinery
to the northeast. Railroad tracks were present adjacent to the
northeast and west Property boundaries.

Aerial
Photograph

1934

The Property remained unchanged from the 1924 topographic
map. Railroad tracks were present adjacent to the Property
along the northeast Property line. ASTs were present in the
area 0.75 miles east of the Property.

Topographic
map

1938

The Property and surrounding area appeared similar to the
1928 photo with additional ASTs and associated Refinery
activity visible to the northeast. A second smaller sump
associated with an apparent oil well was visible approximately
200 feet south of the Property.

Aerial
Photograph

1941

No changes were noted from the 1934 map.

Topographic
maps

1947

Although no development was visible on the Property, there
appeared to be some type of surface-disturbing activity
present in the northwest portion. A circular pattern scarring the
vegetation was present on the south-central portion of the
Property and the eastern portion appeared to have been
plowed or devoid of vegetation.

The Refinery adjacent to the Property to the northeast was
expanded further with more ASTs present and appeared
similar to its current status.

Aerial
Photograph

1948

The Property remained undeveloped.

Topographic
maps




Phase | ESA — North Posse Site

SCS ENGINEERS

Year

Description

Source

1951

ASTs associated with the Refinery were present adjacent to the
northeast.

Topographic
maps

1952

Two distinct disturbed areas were visible on the west/northwest
portion of the Property. The remainder of the Property
appeared vacant with vegetation and the eastern portion
appears used for agriculture.

The surrounding area appeared similar to the 1947 photo with
the exception that the two sumps to the south were no longer
visible (the Dominguez Reservoir further to the south remained).

Aerial
Photograph

1954

The Property appeared similar to the 1952 photo with the
exception that more dirt roads traverse the eastern half and
the agriculture patterns were altered.

Aerial
Photograph

1963

Two structures were visible on the eastern end of the Property
and approximately two-thirds (eastern portion) of the Property
appeared to be agricultural. The western third appeared
similar to previous years.

A large sump was present adjacent to the northwest.

Aerial
Photograph

1970

The western/northwestern two-thirds appeared to be disturbed
with what appeared to be various grading activities including
a visible excavation area at the location of the known borrow
pit. A smaller agricultural area remained on the eastern
portion of the Property.

The areas to the south and west appeared to be mostly open
land with various industrial activities. In addition to the large
sump to the northwest, two smaller sumps were visible adjacent
to the west.

Aerial
Photograph
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SCS ENGINEERS

Year

Description

Source

1979/1983

The activity (agricultural and placement of materials) on the
Property appeared to have ceased, however the western two-
thirds was still visibly disturbed. No structures remained on the
Property.

Prairie Avenue was present adjacent to the west of the
Property. A road was also present adjacent to approximately
%4 of the southern boundary. New development similar to
current conditions was present adjacent to the southeastern
portion of the Property (where Maple Avenue was now
present) and adjacent to the southwest across the recently
constructed adjacent intersection. The areas adjacent to the
west and south appeared to be clear of most previous
industrial activities. The large sump to the northeast remained
and was better defined, possibly due to reconstruction.

Aerial
Photograph

1985/1986

Building permit records documented that the Torrance Mounted
Posse occupied 3041 Del Amo Boulevard.

Building Permits

1989

The area used by the Torrance Posse was visible on the

south /southeastern portion of the Property. Lease documents
indicate the Torrance Mounted Posse leased a portion of the
Property in 1985. Other than dirt paths traversing the
Property, the remaining areas appeared unchanged from the
1983 photo.

Additional new road infrastructure was visible to the west,
although the land remained vacant. The large sump to the
northeast appeared to no longer have significant liquid in it.
The Dominguez Reservoir to the south was no longer present
and the area was redeveloped with a large building.

Aerial
Photograph,
Torrance
Mounted Posse
Lease

1994

The Property appeared similar to the 1989 photo.

The area west of the Property was redeveloped with three
various developments similar to current conditions.

Aerial
Photograph

1998

The Property and surrounding area appeared similar to the
1994 photo.

Aerial
Photograph

2002,/2005

The Property and surrounding area appeared similar to current
conditions with the exception that all of the current dirt roads
on the eastern half of the Property were not present and Del
Amo Boulevard does not extend all the way through adjacent
to the southeast portion of the Property.

Aerial
Photographs
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Year Description Source
The Property appeared identical to current conditions. Dirt
roads traverse the eastern and western portions of the
2009 Property. Aerial
Photograph
The surrounding area appeared unchanged from the 2005
photo.
2012 The extension of Del Amo Boulevard to the east was underway. | Aerial
No other changes were noted from the 2009 photo. Photograph
Del Amo Boulevard was extended to the east along the Aerial
2016
southern boundary of the Property. Photograph

HISTORICAL USE SUMMARY

The Property appeared to be vacant land as early as 1928 with one dirt road which traversed the
eastern end. By 1947, apparent material placement/disposal activity was visible on the northwest
portion of the Property. These activities appeared to have ceased by 1970 at which time visible
excavation/grading activities were present in the area known as the borrow pit. The eastern
portion of the Property appeared to historically be used for agricultural purposes between at least
1952 through 1970. In 1963, two structures were present on the eastern end of the Property. The
Torrance Mounted Posse leased approximately 2.3 acres of the Property adjacent to Del Amo
Boulevard in 1985 and continues to lease the Property until now.

HISTORICAL USE OF ADJOINING SITES

Railroad tracks were present to the northeast and oil exploration activities were visible in the
surrounding area as early as 1928. Of particular note, a sump was present from at least 1928
through 1947, immediately adjacent to the southwestern Property line. Oil wells and other
sumps were also present in the vicinity throughout the years including further to the south and to
the northwest of the Property. No evidence of oil sump(s) was observed on the Property.
Evidence of the Refinery was present adjacent to the northeast across the railroad tracks as early
as 1928 and it appeared to expand through the years until similar to current conditions by 1947.
Development of the remaining surrounding areas was initiated by 1979 and appeared similar to
current conditions by 2002 with the exception that Del Amo Boulevard did not extend/connect to
the east of the Property until sometime between 2012 and 2016.
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1T COMMONLY KNOWN OR REASONABLY
ASCERTAINABLE INFORMATION

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

PREVIOUS ENVIRONMENTAL REPORTS

The Refinery now owned/operated by TRC is being investigated with oversight by the RWQCB.
There are hundreds of investigation-related documents for TRC available on the GeoTracker
website. Dozens of documents were provided by the Property seller for review, many of which
were also available on GeoTracker. Most of these documents are primarily related to the main
TRC Refinery facility, north and northeast of the Property, and not specific to the Property.
However, the following documents, in whole or in part, were found to contain information
relevant to the Property.

Associated Soils Engineering, Inc. (ASE), June 2, 1978. Preliminary Soil Investigation
for Parcels 2, 3 and 4 Located on Del Amo Blvd. and Prairie Avenue, Torrance.

Environmental Engineering Group (EEG), April 21, 1993. Site Assessment of North
Posse Parcel, South Posse Parcel, and Old SO, Plant, Phase I: Preliminary Assessment,
Phase I1: Remedial Investigation.

URS, November 12, 2002. Southwest Area Investigation Report, Text, Tables, Figures
and Appendix A, ExxonMobil Oil Corporation, Torrance Refinery.

Booz Allen Hamilton, Inc., September 30, 2003. RCRA Facility Assessment Report,
ExxonMobil Corporation, Torrance Refinery, 3700 West 190" Street, Torrance,
California 90509. Prepared for US Environmental Protection Agency.

US EPA, February 11, 2004. Potential Action Items from ExxonMobil Torrance Refinery
RFA Report.

ExxonMobil, April 1, 2004. Response to EPA Letter Regarding the ExxonMobil
Torrance Refinery RFA Report. Sent to the Los Angeles RWQCB.

AECOM, February 29, 2016. Conceptual Site Model Report, ExxonMobil Qil
Corporation, Torrance Refinery, Torrance, California.

Torrance Refining Company, March 9, 2016. Notice of Change in Ownership — Torrance
Refinery, Waste Discharge Requirements WDR Order No. 98-012.

AECOM, February 22, 2017. Workplan for Investigation of Light Non-Aqueous Phase
Liquid and Methyl Tert-Butyl Ether, Posse Area, Torrance Refinery, 3700 West 190"
Street, Torrance, California (SCP No. 234)(Site ID No. 3724500),
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RWQCB, May 18, 2017. Approval of Workplan for Investigation of Light Non-Aqueous
Phase Liquid and Methyl Tert-Butyl Ether, Posse Area, Under Cleanup and Abatement
Orders No. 88-43 and 89-136 Pursuant to California Water Code Section 13304.

AECOM, July 14, 2017. Refinery Subsurface Cleanup Progress Report — First Semester
2017 and Soil Vapor and Groundwater Monitoring, April Through June, 2017 at Del
Amo.

AECOM, October 20, 2017. Status Update on Investigation of Light Non-Aqueous Phase
Liquid and Methyl Tert-Butyl Ether, Posse Area, Torrance Refinery, 3700 West 190™
Street, Torrance, California (SCP No. 234)(Site ID No. 3724500).

The 1978 ASE geotechnical investigation included 14 borings to a maximum of 26 feet bgs.
Parcels 2 and 4 included in this report are on the North Posse site (i.e. the Property); Parcel 3 is
currently known as the South Posse site. The Plate A — Plot Plan was missing from the report.
This report indicates the Property was a vacant land and contained numerous piles of various
types of “trucked in” fill consisting of catalyst, oil, “clinker,” pieces of ceramic, and other
assorted trash. Of particular note to this study was the presence of “oil contaminated” soil in
certain borings up to 19 feet bgs, presumably in the “fill” area.

“EEG” appears to be an internal division of Mobil, the Refinery operator in 1993. The North
Posse site was one of three adjacent sites discussed in the EEG report, the others being the South
Posse site (across Del Amo Boulevard to the south of the Property) and the Old SO; Plant (across
Prairie and north of the railroad tracks, northwest of the Property). This report concluded that the
North Posse site was “significantly environmentally impacted” from previous land disposal there.
A CERCLA natification to US EPA in June 1981 documented the disposal of Refinery wastes,
which apparently ceased in the 1960s. The following materials were identified in the disposal
area: catalysts, coke, tank sludges, contaminated soil, filters, granite, old alky bauxite, and
miscellaneous debris. Based on observations and historical land use, it was concluded that soil
outside of the disposal area was not impacted. This report also concluded that perched
groundwater beneath the Property was contaminated, and that the RWQCB was aware of the
groundwater contamination through routine reports submitted by Mobil. The Torrance Mounted
Posse was the only tenant, operating in the southeastern portion of the Property. The “crater”
near the center of the Property was reportedly created by Mobil when excavating soil, usually for
tank dike construction. This report documents 18 groundwater monitoring wells screened in the
perched aquifer and regional aquifer (Gage-Gardena) at the Property; these wells were reportedly
installed in 1986 and 1987. EEG references “two former free hydrocarbon recovery wells and
their associated 240 gallon collection tanks” at the Property. Review of boring logs documents
fill soils on the western portion of the Property, in the refinery disposal area, as having
hydrocarbon impacted soil “down to 15 feet,” and the presence of hydrocarbon odors in some
wells near groundwater. A map showing free hydrocarbon product (FHP) in the perched
groundwater zone indicates up to 4.16 feet of FHP in August 1992 in well C-28 along Del Amo
Boulevard. The distribution of this FHP, across the central portion of the Property with a
southwesterly groundwater flow direction, indicates that the source of FHP may be the above-
ground tank farm at the Refinery northeast of the Property across the railroad tracks.
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The 2002 URS report was mostly focused on investigation of a hexavalent chromium release on
the South Posse parcel, across Del Amo Boulevard to the south. However, seven cone
penetrometer test (CPT) and associated soil borings (designated CPL13, CPL14, CPL15/SBLO6,
CPL16/SBLO5, CPL17/SBL04, CPL18/SBL03 and CPL19) were located along the southern
margins of the Property just north of Del Amo Boulevard. Soil samples from two borings, SL0O3
and SBLOG6, were tested for metals, including hexavalent chromium, pH, and alkalinity.
Groundwater samples from the perched aquifer in three borings (CPL17-CPL19), and the deeper
Gage-Gardena aquifer from four borings (SBLO3 through SBL06) were analyzed for metals
including hexavalent chromium, anions, and fuel oxygenates. Although significant hexavalent
chromium contamination was detected in soil and groundwater on the South Posse site, there was
no evidence of significant impact to soil or groundwater on the North Posse site by metals,
hexavalent chromium, pH, alkalinity or fuel oxygenates.

The 2003 Booz Allen Hamilton RCRA Facility Assessment (RFA) report was prepared for US
EPA based on information received from ExxonMobil in response to EPA’s August 22, 2002 and
November 27, 2002 RCRA Section 3007 information requests. The RFA report covers the entire
734-acre Refinery site, and most of the findings relate to areas at the Refinery other than the
Property. A total of 34 Solid Waste Management Units (SWMUSs) and 7 areas of concern
(AOCs) were identified on the refinery. The RFA report identifies the disposal area on the
Property as CERCLA Area Il, equivalent to SWMU 9. SMWU 9 is described as land disposal
area for Refinery wastes used from an unknown date until the 1960s with documented lead
contamination. Soil sampling and testing for VOCs, SVOCs, TPH and metals was recommended.
The RFA report also describes the area-wide impacts to groundwater (multiple aquifers) and soil
vapor as general environmental concerns for the Refinery, including the Property.

In February 2004, the US EPA sent a letter notification to the RWQCB of potential action items
for the Torrance refinery based on the findings of the RFA report. US EPA listed the key
recommendations of the RFA report as follows:

e Investigate potential contamination of the deep Lynwood Aquifer, used as a drinking
water supply.

e Performance monitoring of the existing groundwater and extraction well network to
evaluate the adequacy of the network to prevent further off-site migration of
contaminated groundwater.

e Conduct a facility-wide RCRA Facility Investigation to define the nature and extent of
contamination.

e Conduct a soil vapor investigation on the northern and southern boundaries between FHP
zones and residential areas.

In its April 2004 response to US EPA, ExxonMobil stated that the recommended action items
have been or were being addressed with regulatory oversight by the RWQCB. Although
ExxonMobil’s petition to delist the Refinery (including the Property) from being a “RCRA
Facility” subject to RCRA corrective action was not available, RCRA facility information for
the Refinery obtained from the current EPA RCRAInfo website indicates delisting with an
effective date of January 26, 2007, based on the Refinery having only protectively filed for
RCRA permits. The associated documentation from website is provided in Appendix E.
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The stated purpose of the 2016 AECOM Conceptual Site Model (CSM) Report was to describe
refinery-wide hydrogeologic conditions and to describe the areas of releases to the environment,
release mechanisms, transport pathways, exposure routes and receptors. Information relevant to
the North Posse site includes the following:

e FHP in perched groundwater is not well defined on the North Posse site.

e The downgradient extent of benzene and dissolved-phase hydrocarbons in the perched
aquifer has not been defined. The extent of contamination extends off-site to the
southwest.

e MTBE was found in single well (I-08R, screened in the Gage-Gardena aquifer) at a
concentration several orders of magnitude higher than surrounding wells, with increasing
concentrations from 2008 to 2016. Because this well is upgradient (with respect to the
Gage-Gardena aquifer), AECOM attributed the contamination to an offsite source, which
would be to the west. It should be noted that petroleum pipelines are located along the
east side of Prairie Avenue and along the western margins of the Property.

e FHP has been recently found in the North Posse Area where it was not found in 2008.
The recent occurrence and increasing thickness of FHP over time appears to be correlated
to a drop in the water table since 2011. Prior to that time the water table in the area
showed a general increasing trend since 1986.

In March 2016, current Refinery owner/operator TRC notified the RWQCB of a proposed change
in ownership for the Refinery, from ExxonMobil Qil Corporation to TRC, scheduled for May 1,
2016.

In February 2017, AECOM submitted a Workplan to the RWQCB to investigate light non-
aqueous phase liquid (LNAPL) and methyl tert-butyl ether (MTBE) in both the perched and first
regional aquifer (the Gage-Gardena) in the Posse area. The proposed scope included 24 UVOST
(UV optical screening tool) borings, confirmation soil borings (scope based on UVOST results),
Simulprobe sampling at five locations (dissolved phase groundwater sampling up to 145 feet
bgs), installation of nine groundwater wells (four paired shallow/deep wells and one single
shallow well), forensic analysis (paraffins, isoparaffins, aromatics, naphthenes, and olefins, i.e.,
PIANO) of LNAPL samples, and LNAPL bail-down tests. The RWQCB approved the Workplan
in its letter dated May 18, 2017, with only minor conditions. In a status update dated October 20,
2017, AECOM indicated that certain tasks of the Workplan had been implemented, Simulprobe
and well installation activities would be completed in 2018, and that a report would be provided
in the third quarter of 2018.

In October 2017, during an initial environmental review of the Property, SCS was provided
laboratory reports, and analytical data tables and maps for an investigation of soil and soil vapor
on the Property, conducted by Stantec in September 2017. No report was apparently produced as
a result of this investigation, and not all of the laboratory reports were provided to document the
data summary tables. In some cases the results for total lead concentrations for the same sample
are different depending summary table. From the available incomplete information, the scope of
Stantec’s investigation apparently included the collection and analysis of 20 soil vapor samples
for VOCs from 10 locations (GP-1 through GP-10) with probes set at depths of 5 and 15 feet bgs.
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In addition, Stantec collected soil samples from 8 hollow stem auger borings (HSA-1 through
HSA-8), as well as the 10 previously discussed vapor probe locations, generally at 5-foot
intervals and at depths up to 25 feet bgs. The results of the soil vapor and soils investigation,
most of which focused on the areas of the refinery disposal site and “crater,” are discussed below.

Soil Vapor Samples — Field monitoring for methane showed mostly low concentrations
from the 20 probes/10 locations. However, four samples showed methane concentrations
between 1 and 23 percent. Methane is explosive when it reaches a concentration of
between 5 and 15 percent in air; 5 percent is also known as the Lower Explosive Limit
(LEL). Concentrations above 20% of the LEL (equal to 1 percent) were identified in 4 of
20 samples, GP-1-15", GP-2-15’, GP-5-15’, and GP-7-15’, all located within or adjacent
to the refinery disposal area. Twenty percent of the LEL is often used as a threshold by
regulatory agencies to require protection of any buildings from the explosive hazards of
subsurface methane.

A mobile laboratory was used to analyze vapor samples from all 20 probes for VOCs.
Fifteen fuel-related constituents were detected; no chlorinated solvents were detected.
The highest VOC concentrations were in the 15-foot vapor samples. Benzene,
ethylbenzene and naphthalene were detected at concentrations up to two orders of
magnitude above their respective DTSC-recommended screening levels (SLs) for future
industrial/commercial buildings. The four samples with VOCs above DTSC-
recommended SLs (GP-1-15", GP-5-15", GP-6-15" and GP-7-15") were located on the
western portion of the Property, within or adjacent to the refinery disposal area.

These data indicate that subsurface vapor protection measures are warranted for any
future buildings on the western portion of the Property. Additional evaluation of vapor
mitigation should be performed for other areas of the Property to determine if vapor
protection measures are warranted there as well.

Soil Samples — Soil samples were selectively analyzed for hydrocarbons (TPH, various
carbon chain ranges), VOCs, metals, soluble lead (STLC and TCLP), PCBs and SVOCs.

PCBs were not detected in the 10 samples analyzed.

The summary tables for TPH show a wide range of hydrocarbons, including gasoline-
range (C4-C12) up to 4,900 mg/kg, diesel-range (C13-C22) up to 130,000 mg/kg, light oil
(C23-C32) up to 120,000 mg/kg, and heavy oil (C33-C40) up to 23,000 mg/Kkg.
Numerous VOCs and SVOCs typical of various hydrocarbon products/wastes were also
identified at significantly elevated concentrations in soil. Metals results show elevated
levels of arsenic (up to 54 mg/kg), total lead (up to 14,000 mg/kg [in one isolated
sample]), chromium (up to 2,400 mg/kg), copper (up to 1,400 mg/kg), and mercury (up to
53 mg/kg) in one or more samples. The soluble analyses for lead show up to 1,000
milligrams per liter (mg/L) STLC lead and up to 21 mg/L TCLP lead.

In summary, the results of the previous investigations have confirmed that the disposal area on
the Property contains TPH, SVOCs, petroleum-related (non-chlorinated) VOCs and metals at
concentrations above typical regulatory cleanup levels. The disposal area occupies most of the
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northwestern portion of the Property. The refinery wastes are up to 20+ feet thick in locations,
and portions of the waste may be classified as a state or federal hazardous waste based on the
analytical data. A Stantec site plan dated February 20, 2018 indicates that surface area of the
“undocumented” fill is approximately 450,877 square feet, and that the volume of the fill is
approximately 150,610 cubic yards.

In addition to the disposal area, the perched and underlying Gage-Gardena aquifers have been
impacted by fuel-related constituents and FHP, up to several feet in thickness. Consultants for
TRC have indicated that the source of the perched aquifer contamination is the upgradient above-
ground tank farm at the Refinery adjacent to the northeast of the Property, and the downgradient
(southwesterly) extent of impacts to the perched aquifer have not been defined. However,
AECOM has attributed the contamination in the Gage-Gardena aquifer, in which groundwater
flows easterly, to an offsite upgradient source to the west of the Property.

Other than anecdotal reports of a historical FHP recovery system in the 1993 EEG report and
documentation of waste removal in 1979 (further discussed below), none of the available
information indicates any existing or proposed remediation of soil or groundwater at the North
Posse site, however, the Property appears to be included within the existing Regional Board
Cleanup and Abatement Order Numbers 88-43, 89-136, and 95-116 issued to Refinery
owner/operators associated with the releases at and from the Refinery.

REGULATORY AGENCY RECORDS

Local regulatory agencies and other sources were contacted in an effort to identify any known or
suspected contamination sites or incidents of hazardous waste storage or disposal which might
have resulted in soil and/or groundwater contamination, or VOC (volatile organic compound)
vapor migration to the Property. Generally, this includes records for the Property and adjacent
parcels, although relevant information for other sites of possible interest in the area (up to one
mile) may also be included. Within the City of Torrance, the Torrance Fire Department (TFD)
generally acts as the lead enforcement agency for underground storage tank compliance. If a tank
has leaked and groundwater contamination is suspected, the RWQCB generally becomes the lead
agency in supervising contaminant characterization and cleanup. In some cases, when significant
contamination is present, the Department of Toxic Substances Control (DTSC) becomes the lead
agency.

A public records request was made with the City of Torrance for fire department records and a
response was received on May 31, 2018 (Appendix E), that no TFD records were available for
the Property address of 3041 Del Amo Boulevard.

Department of Toxic Substances Control Files

Numerous previous reports were provided to SCS, as previously discussed, however to fill in any
gaps, files were also requested from the DTSC Cypress office (the Chatsworth location provides
current oversite). A response was received that no files were found for the Property address of
3041 Del Amo Boulevard, however, because files relating the Property are likely comingled with
the Refinery, the address of 3700 West 190" Street was also requested and associated files
reviewed at the Cypress office.
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Of the information available for review (approximately 5 shelves of files), a small portion was
related to the North Posse site (i.e. the Property). Relevant information is provided in Appendix
E and discussed below:

e Letter dated April 30, 1979, from DTSC to Mobil Qil Corporation (Mobil) — The letter
documented an inspection of the North Posse site which revealed various piles of
“colored” waste materials. DTSC collected four samples for analysis (apparently for
analysis using a field X-ray fluorescence analyzer) which determined hazardous levels of
copper and zinc. The letter stated that disposal of hazardous wastes at an unauthorized
site is prohibited and that the North Posse site is not an approved hazardous waste
facility. The DTSC requested written documentation of the clean-up and disposal of the
hazardous wastes and a program of sampling to document effective clean-up.

e Letter dated May 30, 1979 from Mobil to DTSC — This letter responds to a DTSC request
for information regarding removal and disposal of waste materials from the Property.
The response summarized that 3,776.4 tons of material (most of which was ordinary soil)
was removed from the Property between April 11 and May 23, 1979. In total 255 loads
were disposed of at the Palos Verdes Landfill and 99 loads were disposed of at BKK
Landfill. Mobil state that prior to commencement of cleanup, the “piles” of waste
material were graded into a more compact configuration which resulted into a partially
cleared area surrounding one large pile of waste material and disposal was then conducted
until the entire pile had been reduced to grade. Mobil stated that it believed placement of
the material “took place many years before current regulations were enacted.”

e DTSC Memorandum dated July 23, 1981 re: Mobil Cleanup Torrance 1979 — The memo
referenced the inspection and cleanup discussed above, and stated that a conversation
with a “reliable informant” involved with the cleanup indicated that additional buried
debris was discovered during the cleanup and that Mobil ordered the material not be
removed and be covered over. The memo suggested that the “abandoned site project add
this location to any sampling activity for the Los Angeles Survey.”

e DTSC Preliminary Assessment Summary dated April 1984 to Mobil — The summary
notes that there are several discrepancies which do not have documented evidence of
resolution. One of these discrepancies was related to a DOHS facility checklist indicating
Mobil “does not engage in any type of landfill or land farming,” however, the CERCLA
Application dated June 10, 1981 indicates the facility type includes land farming and
landfills. In addition to discrepancies, this document states “there is no documented
compliance evidence to the July 23, 1981 DOHS memorandum indicating the old dump
site has been completely cleaned up.”

e Memorandum dated February 25, 1985 to Angelo Bellomo (DTSC) from Tom Bailey
(Program Management Section, US EPA) re Mobil Oil Torrance Refinery — This Memo
documents that the Abandoned Site Assessment Program (ASAP) staff attempted to
obtain information regarding disposal of hazardous wastes at the refinery but received
limited cooperation from Mobil. The memo describes details previously discussed above,
as well as stating that that Mobil had filed a notification of hazardous waste site
(CERCLA 103(c) notice), indicating that hazardous wastes had probably been disposed
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onsite but failing to pinpoint actual locations of disposal. ASAP contacted Mobil
regarding the CERCLA notification and Mobil reportedly provided additional
information confirming that extensive onsite disposal had occurred. The memo states
that the Preliminary Assessment (PA) completed for this site recommended an
investigation by the EPA or ASAP, but noted that the cleanup program for the Mobil
refinery does not include the landfill investigated in 1979 or other landfill/landfarm areas
inventoried in the PA. The Memo concludes “Hopefully the PA can be incorporated into
your ongoing enforcement actions at Mobil.”

e DTSC staff notes dated March 1985 — These notes refer to a recommendation for a site
inspection of a landfill, but that information received from Mobil in October (presumably
of 1984) does not indicate extensive onsite disposal. However, the staff notes mention
that Mobil did acknowledge a past disposal site at the southwest corner (the North Posse
site). Historical records indicate that Mobil did dispose of spent catalyst onsite, but there
is no evidence other than secondhand informant tips that additional material is still buried
onsite (1981). The notes documented that an attached letter (presumably the February 25,
1985 letter discussed above), seemed inappropriate, “although attention should focus on
confirming the status of the southwest corner of the site.”

e Letter dated May 31, 1988 from Mobil to DTSC — Mobil claimed in the letter that they
were not a TSD facility under RCRA regulations, and referenced a September 26, 1985
letter (not included in the file) to EPA revising their status to generator only. The letter
goes on to state that Mobil applied for variances from TSDF permitting requirements in
1985 under California regulations, which were still pending.

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

A database search for sites listed on various federal, state, tribal, and local databases in the area
around the Property was obtained from EDR (May 16, 2018). A description of each of the
databases searched is included in the report, which is attached as Appendix E. Among the
databases included in the EDR report are NPL (federal, tribal, and state-equivalent), proposed
and delisted NPL, CORRACTS (RCRA facilities subject to corrective actions), hazardous waste
sites identified for investigation or remediation (SEMS [Superfund Enterprise Management
System, formerly known as CERCLIS], State CERCLIS, VVCP, Brownfields Calsites, etc.),
LUST, sites with engineering controls, former CERCLIS (NFRAP), RCRA and state hazardous
waste generators, ERNS, SWLF, USTs, and Toxic Pits.

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

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

Sites such as TSD facilities, hazardous waste generators, HAZNET, FINDS, SQGs, LQGs,
USTs, HIST UST, RCRA violations, and TRIS facilities with toxic chemical releases (generally
in accordance with permitting requirements - into the air, water, or land as reported under SARA
Title 111) use or store hazardous materials and thus may pose a potential problem in the event of a
spill or leak. However, unless these sites also appear in an agency list of contaminated sites,
there is no evidence of any problems at this time. Therefore, sites on these lists will not be
discussed unless on or in close proximity to the Property.

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

PROPERTY LISTINGS

The Property is not specifically listed in any of the databases searched by EDR. However, the
Property has historically been associated with the Refinery, which is discussed elsewhere in this
report.

ADJACENT SITE LISTINGS

The Mobil Oil Torrance Refinery (3700 W. 190" Street), adjacent to the northeast is listed on the
ENVIROSTOR, SPC-SLIC, HIST UST, CHMIRS, and NPDES databases. The Property is
known to have received refinery associated wastes from this facility and to be impacted by
contaminated groundwater and associated impacts from the refinery. Groundwater monitoring
wells associated with the refinery are located throughout the Property and are sampled on a
routine basis.

The adjacent Motorola Inc. site at 325 Maple Street, adjacent to the south is listed on the RCRA-
SQG, FINDS, ECHO, and HAZNET databases. Review of available information specified that
this facility historically used and disposed of various wastes which included halogenated solvents
such as tetrachloroethene. There is no information of a documented release at this facility.

Kuboto Tractor Corp. at 3401 Del Amo Boulevard, adjacent to the west, is listed on the RCRA-
SQG, ICIS, FINDS, ECHO, UST, SWEEPS UST, CA FID UST databases. Review of
information identified that this facility was a small quantity generator of tetrachloroethene.

Chill-Tek, Inc. site at 2909 Oregon Court, adjacent to the south, is listed on the RCRA-LQG of
spent halogenated solvents such as tetrachloroethene, trichloroethene, 1,1,1-trichloroetheane, etc.
No violations or releases were reported or documented at this facility.

Based on case status, distance from the Property, existing Property investigation information,
and/or groundwater flow direction, no impacts to the Property are anticipated from the above-
listed facilities that have been associated with chlorinated solvent use. As discussed, the
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Property has been impacted by releases associated with the Torrance Refinery and this facility
therefore constitutes a REC.

OTHER DATABASE SITES

The EDR report provides a summary table of regulatory database sites within specified distances
of the Property, including: 1. standard environmental records, 2. additional environmental
records, and 3. high risk historical records. This summary table is provided beginning on Page
(4) of the EDR report (Appendix E). In addition to the listings discussed above, SCS identified
the following sites of concern within 0.25 miles of the Property:

Former AMP-Matrix Facility (CPS-SLIC; ENVIROSTOR, EMI, HIST CORTESE)
(approximately 500 feet south) — This site formerly conducted manufacturing with
operations including batch treatment tanks, a solvent degreaser, a clarifier, a collection
sump, a wastewater treatment system, chemical storage area, a 1,200-gallon waste oil
tank, and a 1,000-gallon above-ground storage tank used for storage of 1,1,1-
trichloroethane. The site has experienced a release of chlorinated solvents and metals
into soil, soil vapor, and groundwater. Soil vapor extraction was used to remediate
volatile organic compounds and a remedial excavation was conducted to remove metal-
impacted soil. A health risk assessment deemed that that the site was save for
redevelopment with a restriction of commercial/industrial and a letter of no further action
for soil only was issued by the RWQCB on March 15, 2011. Groundwater monitoring
currently continues on an annual basis, with the most recent report summarizing
monitoring from October 2016. Groundwater flow is easterly in direction in this area
(cross-gradient to the Property).

Polypeptide Laboratories Inc. (RCRA-LQG, CHMIRS, FINDS, ECHO, EMI)
(approximately 450 feet south) — This facility is listed as a RCRA-LQG of solvent
mixtures and spent halogenated solvents used in degreasing such as tetrachloroethene,
trichloroethene, 1,1,1-trichloroetheane, etc., among other wastes. No violations or
releases were reported or documented at this facility.

Santec (RCRA-LQG) (approximately 650 feet west) — This facility appeared to conduct
electroplating operations and reportedly generated associated metal wastes and spent
cyanide plating bath solutions.

Based on case status, distance from the Property, and/or groundwater flow direction, no impacts
to the Property are anticipated from the above-listed facilities. Other sites located within 0.25
miles of the Property with known releases of hazardous substances such as LUST, SLIC, and
ENVIROSTOR are located cross- or downgradient, or based on case status and/or distance, are
not anticipated to negatively affect the environmental condition of the Property. Several sites
located within 0.25 miles appear in databases not typically associated with documented releases,
such as EMI, UST, RCRA-LQG, RCRA-SQG, HAZNET, ECHO, FINDS, CORRACTS, HIST
UST, SWEEPS UST, HIST CORTESE, CA FID UST, UST, and/or NPDES. Based on a review
of the database information, none of these sites are known to have any contamination at this time;
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therefore, none are anticipated to have negatively affected the environmental condition of the
Property. Similarly, none of the sites situated beyond 0.25 miles are anticipated to have impacted
the Property.

Unmappable or Orphan Sites

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

LANDFILLS

A review of the Major Waste Systems Map (June 1972) and the EDR-provided information was
conducted to locate any landfills or transfer stations within a one-mile radius of the Property.
The following facilities were identified:

e Torrance City Services Facility/Torrance Landfill, 20500 Madrona Avenue (700 feet
south) — this facility (19-AA-1045) is listed as a historical transfer/processing station for
construction/demolition, inert, and mixed municipal debris.

e Torrance Municipal Dump, 20466-20500 Madrona Avenue (700 feet south) — this facility
(19-AA-5321) is listed as a closed solid waste disposal site.

Based on the available information and distance from the Property, it is unlikely that landfills
have adversely affected the environmental condition of the Property.

OIL AND GAS WELLS

Available oil and gas well maps from the California Department of Conservation, Division of
Oil, Gas and Geothermal Resources (DOGGR) were reviewed to identify oil and gas wells on the
Property or in the nearby area. According to the DOGGR Well Finder online database, the
northeastern boundary of the Torrance Oil and Gas Field transects the south/southeastern portion
of the Property. The majority of the associated wells are located to the south/southwest, however
two active oil wells are present approximately 270 and 370 feet away on the adjacent site to the
south across Del Amo Boulevard. A map showing the location of the Property relative to the oil
field and nearby oil and gas wells is provided in Appendix D. Based on the available
information, no significant environmental impacts to the Property are anticipated from oil and
gas wells.

However, there was a historic apparent oil-related sump located beneath what is now Del Amo
Boulevard noted in historical aerial photographs from at least 1938 to 1947. Sumps are generally
unlined excavations into which petroleum-related wastes are disposed of during the exploration,
production, and abandonment processes. Typically, sumps are found of two general types. One is
a relatively small excavation near an oil well used for the temporary storage of drilling mud,
extracted oil, and brine. The second type of sump is generally much larger, perhaps up to an acre
or more in size. These large sumps can contain virtually any type of liquid oil-field wastes,
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including crude oil, refined petroleum products, drilling muds (containing heavy metals, solvents,
and biocides), paint wastes, pesticides, industrial solvents, and so forth. No physical evidence of
sumps was noted during the on-site inspection, however historical information noted numerous
sumps adjacent to the Property. The presence of oil field sumps on adjacent land indicates a
potential for soil and/or groundwater contamination on the Property. However, based on the
available information from previous investigations (URS, 2002), no release specifically related to
oil field sumps in the area was identified.

NATIONAL PIPELINE MAPPING SYSTEM

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

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

Based on review of the NPMS website, numerous pipelines run on and/or immediately adjacent
to the Property including:

e Crimson Pipeline — active (filled) crude oil pipeline at, on, or adjacent to western
boundary.

e Plains Marketing, L.P. — active (filled) crude oil pipeline at, on, or adjacent to western
boundary.

e Phillips 66 Pipeline LLC — active (filled) non-HVL product pipeline (commodity
description was not listed) at, on, or adjacent to western boundary.

e Torrance Refinery — Permanently abandoned empty liquid pipeline running north-south
on the eastern portion of the Property

e Shell Pipeline Co., L.P. — active (filled) jet fuel pipeline running north-south on the
eastern portion of the Property and on, at, or adjacent to northeast boundary.
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e Crimson Pipeline L.P. — active (filled) crude oil pipeline running north-south on the
eastern portion of the Property and on, at, or adjacent to northeast boundary.

e Torrance Refinery — Permanently abandoned empty liquid pipeline running on, at, or
adjacent to northeast boundary.

e Chevron Pipeline Co — Active (filled) gasoline, diesel, and/or jet pipeline on, at, or
adjacent to northeast boundary.

e Plains Pipeline, L.P. — Active (filled) crude oil pipeline on, at, or adjacent to northeast
boundary.

e Torrance Pipeline Company — Active (filled) jet fuel pipeline on, at, or adjacent to
northeast boundary.

The website does not contain any information about releases from these pipelines. Based on the
proximity of these pipelines to the Property, if any releases have occurred there is potential for
impact to the Property.

13 USER PROVIDED INFORMATION

A User Questionnaire was completed by Torrance Black Beauty, LLC and returned to SCS for
inclusion in the report (Appendix H).

TITLE RECORDS
Title records for the TRC site (which includes the Property) were provided to SCS are included
in Appendix I, which indicate that petroleum refining-related contamination is present and the

Property should not be used for sensitive uses including residential, hospital, child care, schools,
etc.

ENVIRONMENTAL LIENS OR ACTIVITY AND USE LIMITATIONS

The User identified that the Property is deed restricted, as outlined in the title records discussed
above.

SPECIALIZED KNOWLEDGE

Other than the previously discussed reports, no specialized knowledge regarding the Property
was provided to SCS by the User.

VALUATION REDUCTION FOR ENVIRONMENTAL ISSUES

The User noted that the purchase price being paid for the Property may not reflect the fair market
value of the Property if it were not contaminated, and has considered that a lower purchase price
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may partially be because contamination is known to be present at the Property as described
above.

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

Information reviewed during the course of this ESA documented the following RECs:

e Refinery waste disposal on the northwestern portion of the Property;

e Regional groundwater contamination associated with the adjacent Refinery;
Methane and volatile organic compounds (VOCs) in soil vapor above regulatory
screening levels;

Semi-VOC, metal, and petroleum-impacted soil,

Historical agricultural land use;

Undocumented fill soils within and near the borrow pit;

Deed restrictions based on contamination; and

Numerous oil and hydrocarbon product lines run adjacent and across the Property;

Based on these RECs — with the exception of the regional groundwater contamination currently
subject Regional Board Cleanup and Abatement Order Numbers 88-43, 89-136, and 95-116,
additional characterization studies, and on-going monitoring for the Refinery, and
methane/VVOCs in vapor that have been previously characterized — further investigation is
recommended prior to redevelopment, construction or occupancy to assess the potential for
contamination and further characterize known and suspected contaminants at the Property to
ensure the protection of human health upon the repurposing of the Property.

15 DATA GAPS

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

No significant data gaps were identified during the preparation of this report.

16 FINDINGS AND OPINIONS
Based on the scope of work performed, SCS finds the following:

e The Property consists of approximately 31 acres of predominately undeveloped
land. Although historically the Property was an out-parcel ancillary to and part of
the Torrance Oil Refinery (3700 West 190" Street) (“Refinery”), it currently has an
address of 3041 Del Amo Boulevard, Torrance, California and has been assigned
assessor’s parcel numbers (APN) 7352-015-004, -005, and -006.
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The site inspection identified stables associated with the Torrance Mounted Posse in
the southeastern portion of the Property. The remaining portion of the Property is
currently vacant land. Other than oil pipelines observed on and adjacent to the
Property, no oil production/processing activities were conducted on the Property.
An area of lower elevation, identified as the “borrow pit” (where soil was
historically borrowed for constructing berms at the refinery), is located in the central
portion of the Property. Small soil stockpiles were observed in the borrow pit,
indicating placement of soil (from unknown sources) occurred in the past. Debris,
including bricks, concrete, piping (potentially asbestos containing), catalyst beads,
petroleum coke, etc., is scattered across the surface on the northwestern portion of
the Property.

Numerous groundwater monitoring wells associated with the Refinery are present
on the Property, primarily around the perimeter. In addition, evidence of recent
borings and soil gas probes were observed on the Property from previous
investigations.

The Property information identified an area on the northwest portion of the Property
used by the Refinery for the placement or disposal of Refinery wastes between at
least 1947 until sometime between 1963 and 1970. By 1970, it appeared that
excavation/grading activities were present in the area known as the borrow pit. The
eastern portion of the Property appeared to be used for agricultural purposes
between at least 1952 through 1970. The Torrance Mounted Posse has used the
southern portion of the Property for horse stables since at least 1989. The Refinery
disposal of waste materials on the Property constitutes a recognized environmental
condition (REC).

Aerial photographs revealed that in the area surrounding the Property, railroad
tracks were present to the northeast and oil exploration activities (wells and sumps)
were visible in the surrounding area as early as 1928. Of particular note, a sump
was present from at least 1928 through 1947, immediately adjacent to the
southwestern Property line. Evidence of the Refinery was present adjacent to the
northeast of the Property across the railroad tracks as early as 1928 and it appeared
to expand through the years until similar to current conditions by 1947.

The Refinery is the subject of Cleanup and Abatement Orders from the Los Angeles
Regional Water Quality Control Board for releases at and from the Refinery (CAO
Numbers 88-43, 89-136, and 95-116). The out-parcel to the Refinery that is the 31-
acre Property appears to be within the area subject to those orders. Numerous
previous investigations have confirmed that the disposal area on the Property
contains TPH, SVOCs, petroleum-related VOCs and metals at concentrations above
typical regulatory cleanup levels. The disposal area occupies most of the
northwestern portion of the Property. Fifteen years ago, termed the disposal area a
“Solid Waste Management Unit 9” (SMWU 9) in a RCRA Facility Assessment
(RFA) report for the Refinery prepared by a contractor working for the U.S.
Environmental Protection Agency (EPA). However, the EPA databases for RCRA
sites — “RCRAInfo” — contains information about the Refinery, but shows all
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treatment, storage or disposal units there to have a “Legal/Operating Status” as
“Delisted — Protective Filer”, with an Effective Date of January 26, 2007.

In addition to the Refinery disposal area, the perched and underlying Gage-Gardena
aquifers have been impacted by fuel-related constituents and free hydrocarbon
product, up to several feet in thickness. Consultants for TRC, the current Refinery
operator, have indicated that the source of the perched aquifer contamination is the
upgradient aboveground tank farm at the Refinery adjacent to the northeast of the
Property, and the downgradient (southwesterly) extent of impacts to the perched
aquifer have not been defined. However, the source of the groundwater
contamination may be to the west of the Property in the Gage-Gardena aquifer,
which flows easterly (in the opposite direction from the perched aquifer).

A previous soil vapor investigation has also identified elevated methane and VOC
concentrations, likely from existing soil and/or groundwater contamination.

Other than anecdotal reports of a historical FHP recovery system in the 1993 EEG
report and documentation of waste removal in 1979, none of the available
information indicates any existing or proposed remediation of soil or groundwater at
the North Posse site. In 1979, in response to the identification of piles of “colored”
waste materials with “hazardous levels” of copper and zinc, DTSC requested Mobil
Oil Corporation to provide written documentation of the clean-up and disposal of
the hazardous wastes and a program of sampling to document effective clean-up.
Mobil provided a response (letter dated May 30, 1979) indicating 3,776.4 tons of
waste was removed from the Site, including 255 loads disposed of at Palos Verdes
Landfill and 99 loads disposed of at BKK Landfill.

Regulatory database information identified several known and suspected
contaminated sites in the area surrounding the Property. Based on distance and
direction from the Property, case status and/or groundwater flow direction, it is
unlikely that the majority of these sites (with the exception of the Refinery) could
impact the Property directly. Known releases from the Refinery have impacted the
soil, soil vapor, and groundwater beneath the Property.

In summary, SCS performed a Phase | Environmental Site Assessment of North Posse Site
located at 3041 Del Amo Boulevard, California, in conformance with the scope and limitations
of 40 CFR 312 and ASTM E1527-13. Any exceptions to, or deletions from, this practice are
described in Section 5 of this report. In the opinion of the Environmental Professionals, this
assessment has revealed evidence of recognized environmental conditions in connection with the
Property, which include the following:

Refinery waste disposal on the northwestern portion of the Property;

Regional groundwater contamination associated with the adjacent refinery;
Methane and volatile organic compounds (VOCs) in soil vapor above regulatory
screening levels;

Semi-VOC, metal, and petroleum-impacted soil,

Historical agricultural land use;
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o Undocumented fill soils within and near the borrow pit;
o Deed restrictions based on contamination; and
o Numerous oil and hydrocarbon product lines adjacent and across the Property.

Based on these RECs — with the exception of the regional groundwater contamination currently
subject to additional characterization studies and on-going monitoring for the Refinery, and
methane/VVOCs in vapor that have been previously characterized — further investigation is
recommended prior to redevelopment, construction, or occupancy to further characterize known
and suspected contaminants at the Property and to ensure the protection of human health upon
the repurposing of the Property.
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18 GLOSSARY /DEFINITIONS

AAI -- All Appropriate Inquiry

AUL -- Activity and Use Limitations

BTEX -- benzene, toluene, ethylbenzene, and total xylenes

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

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

CER -- Code of Federal Regulations

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

CREC -- A recognized environmental condition resulting from a past release of

hazardous substances or petroleum products that has been addressed to the satisfaction of
the applicable regulatory authority (for example, as evidenced by the issuance of a no
further action letter or equivalent, or meeting risk-based criteria established by regulatory
authority), with hazardous substances or petroleum products allowed to remain in place
subject to the implementation of required controls (e.g., property use restrictions, AULs, or
institutional or engineering controls).

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

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

DTSC -- California EPA Department of Toxic Substances Control

EDR -- Environmental Data Resources, Inc.

EPA -- Environmental Protection Agency

ERNS -- Emergency Response Notification System

ESA -- Environmental Site Assessment

FINDS -- Facility Index System

HAZNET -- California EPA Hazardous Waste Facility and Manifest Data

HREC -- Historical Recognized Environmental Condition: A past release of any

hazardous substances or petroleum products that has occurred in connection with the
property and has been addressed to the satisfaction of the applicable regulatory authority or
meeting unrestricted use criteria established by a regulatory authority, without subjecting
the property to any required controls

LQG -- Large Quantity Hazardous Waste Generator
LUST -- Leaking Underground Storage Tank

MCL -- Maximum contaminant level

MTBE -- Methyl-tert-butyl-ether

NFA -- No Further Action determination

NFRAP -- No Further Remedial Action Planned

NPL -- National Priority List (Superfund)

PAHs -- Polynuclear aromatic hydrocarbons

PCBs -- Polychlorinated biphenyls

PRGs -- Preliminary Remediation Goals

RCRA -- Resource Conservation and Recovery Act
RCRIS -- Resource Conservation and Recovery Information System
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RECs

-- Recognized environmental conditions is defined by ASTM E 1527-13 as: “The

presence or likely presence of any hazardous substances or petroleum products in, on, or at
a property: (1) due to release to the environment; (2) under conditions indicative of a
release to the environment; or (3) under conditions that pose a material threat of a future
release to the environment. De minimis conditions are not recognized environmental
conditions.”

-- Record of Decision

-- Risk-based Screening Levels

-- Regional Water Quality Control Board

-- Superfund Amendments and Reauthorization Act

-- Spills, Leaks, Investigations, and Cleanups database
-- Small Quantity Hazardous Waste Generator

-- Solid Waste Information System

-- Solid Waste Facility/Landfills

-- Total Petroleum Hydrocarbons

-- Toxic Release Inventory System

-- Treatment, Storage, and/or Disposal Facility

-- The person or persons seeking to establish the innocent landowner defense,

bona fide prospective purchaser liability protection, and/or contiguous property owner
liability protection pursuant to CERCLA sections 101 and 107.

-- United States Geologic Survey
-- Underground Storage Tank

-- Voluntary Cleanup Program

-- Volatile organic compounds
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APPENDIX A

FIGURES 1 AND 2
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APPENDIX B

SITE PHOTOGRAPHS




Photo 1. Northwesterly view across the Property from Del Amo Boulevard.

Photo 2. Easterly view of the easterly third of the Property with large AST associated with the TORC in
the distance.



Photo 3. View of Torrance Posse area on the Property.

Photo 4. Easterly view of the Property.



Photo 5. Evidence of soil dumping (numerous small soil stockpiles) in the bottom of the “borrow pit”.

Photo 6. Evidence of a tar seep visible on the surface.



Photo 7. Area where catalyst is visible at the surface on the western portion of the Property.

Photo 8. View of pipeline markers along western Property boundary.



Photo 9. Transformer associated with pipeline equipment along western Property boundary.

Photo 10. Aboveground pipeline and markers for two underground pipelines along western boundary.



Photo 11. Pipeline markers on eastern portion of Property.

Photo 12. Unknown piping header.



Photo 13. Monument associated with groundwater monitoring well.

Photo 14. Monument associated with groundwater monitoring well, 55-gallon drums of waste water,
and poly totes.



Photo 15. Evidence of a previous boring location and drum of associated investigation derived waste.

Photo 16. Northerly view of adjacent railroad and ASTs associated with the Torrance Refinery.
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APPENDIX C

HISTORICAL SITE USE INFORMATION
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This report includes information from the — I I |
following map sheet(s). 0 Miles 0.25 05 L s
NW N NE ,
TP, Torrance, 1964, 7.5-minute SITE NAME: North Posse Site

ADDRESS: 3041 Del Amo Boulevard A
o Torrance, CA 90503 e

" CLIENT: SCS Engineers I'
-.NJ

5297261 - 4 page 9
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