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May 23, 2024

Ms. Johanna Crooker

MLC Holdings, Inc.

5 Peters Canyon Road, Suite 310
Irvine, California 92606

RE: Phase I Environmental Site Assessment
1010, 1022, 1050 North Twin Oaks Valley Road
San Marcos, California 92069
Hillmann Project No: C3-10025

Dear Ms. Johanna Crooker:

Hillmann Consulting LLC has completed a Phase I Environmental Site Assessment at the above
referenced site. This assessment was performed in conformance with the scope and limitations
of ASTM E1527-21, which is the latest version of the E1527 standard published by the ASTM.

We appreciate the opportunity to provide environmental consulting services. If you have any
questions concerning this report, or if we can assist you in any other matter, please contact our
office at (714) 634-9500.

Sincerely,

Hillmann Consulting LLC

Sitinsne i CoR=

Vivianne Bisson David Rutherford
Senior Project Manager - Due Diligence Technical Director
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LIST OF ACRONYMS/ABBREVIATIONS

Hillmann may use the following abbreviations and acronyms for common terminology
described in our report. Not all abbreviations or acronyms may be applicable to this report:

AOC
AST
ASTM
BER
CERCLA
CERCLIS
CESQG
coc
CORRACTS
CREC
DEC
DEP
DHS
DNPL
DOB
DOH
DOT
EPA
ERNS
FD
FOI/FOIA/FOIL
HVAC
HREC
IAQ
ISRA
LBP
LCP
LQG
LTANK
LUST
SDS/MSDS
NA
NFA
NFRAP
NPDES
NPL
OPRA
PAH
PCE
RAO
RCRA
RCRIS
REC
SDG
SEMS
SRP
SQG
SvoC
TCE
TSDF
usTt
VEC
VOC

-Area of Concern

-Above Ground Storage Tank

-American Society for Testing Materials
-Business Environmental Risk

-Comprehensive Environmental Response Compensation and Liability Act
-Comprehensive Environmental Response Compensation and Liability Information System
-Conditionally Exempt Small Quantity Generator
-Chemicals of Concern

-Corrective Action Sites

-Controlled Recognized Environmental Condition
-Department of Environmental Conservation
-Department of Environmental Protection
-Department of Health Services

-Delisted National Priority List

-Department of Buildings

-Department of Health

-Department of Transportation

-Environmental Protection Agency

-Emergency Response Notification System

-Fire Department

-Freedom of Information / Freedom of Information Act / Freedom of Information Letter
-Heating Ventilation & Air Conditioning
-Historical Recognized Environmental Condition
-Indoor Air Quality

-Industrial Site Recovery Act

-Lead-Based Paint

-Lead-Containing Paint

-Large Quantity Generator

-Leaking Storage Tank

-Leaking Underground Storage Tank

-Safety Data Sheet / Material Safety Data Sheet
-Not Applicable

-No Further Action

-No Further Remedial Actions Planned

-National Pollutant Discharge Elimination System
-National Priorities List

-Open Public Records Act

-Polycyclic Aromatic Hydrocarbon
-Perchloroethylene

-Response Action Outcome

-Resource Conservation and Recovery Act
-Resource Conservation and Recovery Information System
-Recognized Environmental Concern

-Significant Data Gap

-Superfund Enterprise Management System
-Site Remediation Program

-Small Quantity Generator

-Semi-Volatile Organic Compound
-Trichloroethylene

-Treatment Storage and/or Disposal Facility
-Underground Storage Tank

-Vapor Encroachment Condition

-Volatile Organic Compound
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1.0 INTRODUCTION

1.1 Executive Summary

Hillmann Consulting LLC (Hillmann) has performed a Phase I Environmental Site Assessment
(ESA) of 1010, 1022, 1050 North Twin Oaks Valley Road, San Marcos, California (the Subject
Property) in accordance with our contracted scope of work and the ASTM Standard Practice E
1527-21 for Phase I Environmental Site Assessments and All Appropriate Inquiries (AAI) Final
Rule 40 CFR Part 312. This section contains a summary of findings, opinions and conclusions
made by this assessment. However, this section, alone, does not constitute the complete
assessment. The report must be read in its entirety.

Summary of Project Details

Tax ID/Parcel Number:

Property Owner:
Zoning Designation:
Approx. Property Area:
Buildings:

Approx. Building Size:

Approx. Year Built:
Commercial Occupants:
Current Use:

Site Visit Personnel:

Site Contact/Company:
Site Escort/Company:
Inspection Date:
Weather Conditions:

Primary Street Address:

City: County:

1010, 1022, 1050 North Twin Oaks Valley Road

San Diego California

218-110-0200, 218-110-0300, 218-330-0500, 218-330-0800,
218-330-0900, 218-330-1300, 218-330-2600, 218-330-2700,
218-330-2800

Groth 1V, George W

Residential

136.32 acres

Seven (7); 3 residential structures and 4 outbuildings/garages

Total = 3,756 SF (1,044, 1,800, 912)

1968, 1970, 2013

None

Vacant land and residential dwellings with cow grazing

Vivianne Bisson

Jason Greminger / C.C.I

None / N/A

May 16, 2024

70° F / Clear

Phase I Environmental Site Assessment -1-
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+ Based on the historical use of the property and the results of the DTSC investigation (see
section 3.1 for further details), Hillmann recommends a Phase Il investigation at the areas
formally utilized as orchards and as outlined in the DTSC requirements.

« Hillmann recommends additional site reconnaissance once feasible to observe the
interiors of all structures to evaluate for potential RECs and/or additional areas of
concern warranting Phase II investigation.

Historical Recognized Environmental Conditions (HRECs)

If identified, historical recognized environmental conditions (HRECs) in connection with the Subject
Property are described below:

HISTORICAL RECOGNIZED ENVIRONMENTAL CONDITIONS

No HRECs were identified.

De Minimis and Other Environmental Conditions

If identified, de minimis and other environmental conditions are described below:

OTHER ENVIRONMENTAL CONDITIONS / DE MINIMIS CONDITIONS

Two (2) water well systems were identified during the site reconnaissance. A REC is not suspected
in connection with the water well systems, however, upon redevelopment of the site, these
underground systems should be properly closed and abandoned according to current regulations
as they can act as a conduit for contamination to the Subject Property and/or groundwater aquifer.

Septic sanitary tank systems are located on the parcels associated with the rental homes located on
APN 218-220-27 (1022 North Twin Oaks Road) and APN 218-330-08-00 (1050 North Twin Oaks Valley
Road). A REC is not suspected in connection with the septic systems; however, upon redevelopment
of the site, these underground systems should be properly closed and abandoned according to
current regulations.

The presence of thick vegetation limited the assessor's ability to access and inspect portions of the
Subject Property exterior for evidence of REC's.

Environmental Professional Statement

I/We declare that, to the best of my professional knowledge and belief, I/we meet the definition
of Environmental professional as defined in 8 312.10 of 40 C.F.R. 312. I/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. I/We have developed and performed all appropriate
inquiries in conformance with the standards and practices set forth in 40 C.F.R. Part 312.

Vivianne Bisson
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Environmental Professional

David Rutherford
Environmental Professional
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2.0 GENERAL

2.1 Purpose and Scope

This assessment was conducted utilizing generally accepted Phase I ESA industry standards
in accordance with the ASTM Standard Practice E 1527-21. The ASTM describes these
methodologies as representing good commercial and customary practice for conducting an
environmental site assessment of a parcel of commercial real estate with respect to the range of
contaminants within the scope of the Comprehensive Environmental Response, Compensation
and Liability Act (CERCLA) (42 U.S.C. 8 9601) and petroleum products. This practice is intended
to permit a user to satisfy one of the requirements to qualify for the innocent landowner,
contiguous property owner or bona fide prospective purchaser limitations on CERCLA liability
(“landowner liability protections,” or “LLPs"): that is, the practice that constitutes all appropriate
inquiries into the previous ownership and uses of the Subject Property consistent with good
commercial and customary practice as defined at 42 U.S.C. §89601(35) (B). The goal of the
processes established by ASTM E1527-21 is to identify recognized environmental conditions in
connection with the Subject Property.

The term recognized environmental condition (REC) is defined by ASTM E1527-21 as “(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.”

The term controlled recognized environmental condition (CREC) is a type of recognized
environmental condition and defined by ASTM E1527-21 as a “recognized environmental condition
affecting the subject property that has been addressed to the satisfaction of the applicable regulatory
authority or authorities with hazardous substances or petroleum products allowed to remain in place
subject to implementation of required controls (for example, activity and use limitations or other
property use limitations).”

The term historical recognized environmental condition (HREC) is defined as a “previous release of
hazardous substances or petroleum products affecting the subject property that has been addressed
to the satisfaction of the applicable regulatory authority or authorities and meeting unrestricted
use criteria established by the applicable regulatory authority or authorities without subjecting
the subject property to any controls (for example, activity and use limitations or other property
use limitations).” The ASTM E1527-21 standard has clarified that a historical recognized
environmental condition is not a recognized environmental condition.

The term de minimis condition is defined by the ASTM, “...a condition related to a release 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.” A condition determined to be a de minimis condition is not REC nor a CREC.

The chief components of this assessment are generally described as follows:

» A non-invasive visual reconnaissance of the Subject Property and adjoining properties in
accordance with ASTM guidelines for evidence of RECs.

Phase I Environmental Site Assessment -6- C3-10025
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» Interviews of past and present owners and occupants and state and local government
officials, seeking information related to the potential presence of RECs at the Subject
Property.

» A review of standard physical record sources for available topographic, geologic and
groundwater data.

» A review of standard historical record sources, such as fire insurance maps, city directories,
aerial photographs, prior reports and interviews, etc., to determine prior uses of the Subject
Property from the present, back to the Subject Property’s first developed use, or back to 1940,
whichever is earlier.

» Areview of standard environmental record sources including federal and state environmental
databases, and additional environmental record sources, to identify potential regulatory
concerns with the Subject Property, adjoining properties and properties located within the
surrounding area.

An evaluation of environmental or other regulatory compliance matters is excluded from the
scope of this assessment.

These methodologies are described as representing good commercial and customary practice
for conducting an Environmental Site Assessment of a property for the purpose of identifying
recognized environmental conditions.

Business Environmental Risks/Non-ASTM Scope Considerations

Hillmann has performed a limited review of the following potential business environmental risks
(BER), also known as “Non-ASTM Scope” concerns, in accordance with the contracted scope of
work scope for this assessment. BER is defined by ASTM E 1527-21 as “a risk which can have a
material environmental or environmentally-driven impact on the business associated with the current
or planned use of a parcel of commercial real estate, not necessarily limited to those environmental
issues required to be investigated in this practice.”

» Asbestos-Containing Materials (ACM): A cursory non-intrusive visual screening for the
presence of suspect ACM within the accessed areas of buildings built prior to 1990 on
the Subject Property. If the Subject Property contains buildings built in 1990 or later, the
contracted scope of work excludes a cursory non-intrusive visual screening or any other level
of evaluation for suspect ACM; however, the exclusion for buildings built >1990 should not
be interpreted to suggest that any such buildings are free of ACM or would not warrant
evaluation of building materials for ACM prior to disturbance. It is emphasized that this
cursory non-intrusive visual screening does not constitute an asbestos survey/inspection of
the premises. An asbestos survey/inspection should be sought by the report User(s) if a
greater certainty is desired regarding ACM and potential asbestos hazards at the Subject
Property. Furthermore, a review of regulatory compliance matters pertaining to asbestos is
excluded from the scope of work.

» Lead-Based Paint (LBP): A cursory non-intrusive visual screening of the condition of painted
surfaces in the accessed areas of residential buildings/units built prior to 1980 on the Subject
Property. If the Subject Property contains buildings built in 1980 or later, the contracted
scope of work excludes any cursory non-intrusive visual screening or other level of evaluation
for suspect LPB; however, the scope of work exclusion for building built >1980 should not

Phase I Environmental Site Assessment -7- C3-10025
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be interpreted to suggest that any such buildings are free of LPB or other lead hazards.
It is emphasized that this cursory non-intrusive visual screening does not constitute a
comprehensive survey for LBP or potential lead hazards. A comprehensive inspection should
be sought by the report User(s) if more certainty is desired regarding LBP at the Subject
Property. Furthermore, a review of regulatory compliance matters pertaining to lead-based
paint is excluded from the scope of work.

» USEPA Designated Radon Potential: Review of general non-site specific data published by the
USEPA regarding the Radon Zone classification for the area of the Subject Property.

» Mold/Microbial Damage: A cursory non-intrusive visual screening within the accessed areas
of buildings on the Subject Property for evidence of systemic microbial problems, including
visible mold growth, water damaged building materials or musty odors. It is emphasized that
this cursory non-intrusive visual screening does not constitute a comprehensive survey for
moisture/mold/microbial damage. A more comprehensive inspection should be sought by the
report User(s) if more certainty is desired regarding the potential for moisture/mold/microbial
damages at the Subject Property.

» NWI Wetlands: The Subject Property has been reviewed for jurisdictional wetlands using
the National Wetlands Inventory-Wetland Mapper to determine whether mapped federal
wetlands have been indicated on the Subject Property. Any further evaluation or legal
delineation of regulated wetlands areas is excluded from the scope of work. It is also
emphasized that a field delineation of regulated wetlands by a qualified professional would
be warranted to more fully determine the presence or absence of regulated wetlands at the
Subject Property.

» Lead in Drinking Water: Review of the potential for elevated levels of lead in the drinking
water by determining the source of the drinking water supply and a review of available testing
or compliance data reports.

2.2 Property Location/Legal Description

Property location and legal description details are described as follows:

Primary Street Address: 1010, 1022, 1050 North Twin Oaks Valley Road

City: County: San Diego California

Tax ID/Parcel Number: 218-110-0200, 218-110-0300, 218-330-0500, 218-330-0800,
218-330-0900, 218-330-1300, 218-330-2600, 218-330-2700,
218-330-2800

Approx. Land Area: 136.32 acres

Apprx. Latitude/Longitude: North 33.1590190 - 33°9' 32.46" degrees/West 117.1638470 - 117
°9' 49.84" degrees

Additional Details (if appl.) None
Property Owner: Groth 1V, George W

Zoning Designation: Residential

Phase I Environmental Site Assessment -8- C3-10025
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2.3 Data Gaps

A data gap is defined by the ASTM as a lack of or inability to obtain information required
by this practice despite good faith efforts by the environmental professional to gather such
information. A data gap is only significant if other information and/or professional experience
raises reasonable concerns involving the data gap and the ability to determine the presence
or absence of recognized environmental conditions. The following table summarizes data gaps
encountered during the assessment as well as a discussion of their significance.

Significant

DEIENCE] ok (Yes/No)? Discussion

Historical records data failure No Records gaps exceeding five years were encountered,;
however, no significant site use changes are
suspected during these intervals.

2.4 ESA Report Component Dates/Viability

The ASTM E1527-21 standard states that an environmental site assessment (ESA) is presumed
to be viable when it is conducted within 180 days prior to the date of acquisition of the Subject
Property (or, for transactions not involving an acquisition such as a lease or refinance, the date
of the intended transaction). Specifically, all of the following components must be conducted or
updated within 180 days prior to the date of acquisition or prior to the date of the transaction.
The following table summarizes the component completion dates:

ESA Component Completion Date

Interviews: May 16, 2024
Env. Lien Search: (excluded from scope)
Government Records Review: |May 16, 2024
Visual Inspections: May 16, 2024
Env. Professional Declaration: | May 23, 2024

2.5 User Reliance

This report is for the exclusive use of MLC Holdings, Inc. and additional relying entities, if
any, named on the front cover. No additional individuals or entities shall be permitted to rely
upon any data, interpretation, reports or other information or documentation contained in this
report, without first obtaining the consent of MLC Holdings, Inc.; and without obtaining written
consent from Hillmann in the form of a reliance agreement/letter.

Hillmann may, in its sole discretion, withhold its consent to additional reliance and/or Hillmann
may condition consent for reliance upon payment of a fee or other conditions.

2.6 Significant Assumptions

The following significant assumptions are made:
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legal counsel familiar with environmental and real estate law would be beneficial to the decision
making process for the type and timing of a response action to identified RECs or Business
Environmental Risks, if any.

Due to the limited nature of our review of potential Business Environmental Risks, the User(s)
of the report should consider whether to take additional action(s) to further define, properly
manage and/or mitigate potential BERs.

The User(s) assumes responsibility for business decisions that it makes utilizing information
in the report provided by Hillmann. Hillmann shall not be responsible for any conclusions,
interpretations and/or decisions of the User(s).

In the event of any conflict between the terms and conditions of this report and the terms
and conditions of the consulting services agreement for this project, the consulting services
agreement shall control.

Phase I Environmental Site Assessment -12- C3-10025
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3.0 USER PROVIDED INFORMATION

The term “User” is defined by ASTM as the party seeking to use Practice E1527 to complete an
environmental site assessment of the Subject Property; specifically, the entity or entities named
on the front cover to which the report has been addressed.

3.1 Prior Environmental Reports/Documentation

The following prior environmental reports/documentation was provided:

Phase I Environmental Site Assessment (ESA); 1010, 1022, and 1050 North Twin Oaks Valley
Road, San Marcos, California 92069; prepared by Tetra Tech, Inc., and dated, October 12, 2020;
Project Number: 10357150.01. Itis noted that this assessment was conducted and prepared for
the San Marcos Unified School District (SMUSD) under consideration for acquisition by SMUSD
for the construction of a school. The report concluded the following regarding RECs in
connection with the Subject Property:

"Based on information discussed in this Phase I ESA and Tetra Tech’s understanding of current requlatory
guidelines and judgment, the undocumented fill present beneath the paved access road that transects the
site along at least APN 218-330-05 for the proposed school Site poses a REC for the proposed school Site.
As discussed in previous sections of this report, soil sampling studies have been performed within the San
Marcos area have revealed elevated levels of naturally occurring arsenic within soils in the San Marcos vicinity.
Tetra Tech has also performed previous soil sampling investigations within San Marcos that have revealed the
presence of elevated concentrations of naturally occurring arsenic in soil within the San Marcos area."

"Four land parcels (218-330-26, 218-110-02, 218-110-03, and 218-330-05) on the Subject Site were historically
used for agricultural purposes (citrus cultivation) since approximately 1939 through at least 1967. Because
historical agricultural practices are known to be a source of hazardous soil conditions, historical agricultural
land use at the proposed school site is identified as a REC.

"Due to the ages of the rental residential homes (built in 1955 and 1968) located on APNs 218-330-26 and
218-330-27, termiticides and lead-based paint based may have been used during historical home maintenance
activities; therefore, these activities are considered to be a potential historical REC. In addition, septic sanitary
tank systems are located on the parcels associated with the rental homes located on APN 218-220-27 (1022
North Twin Oaks Road) and APN 218-330-08-00 (1050 North Twin Oaks Valley Road). The potential for a release
from the septic systems are considered a REC. Additionally, due to the ages of the rental residential homes,
asbestos-containing material may be present within the homes. The potential for asbestos-containing material
present with the homes is considered a REC.

"The dark-colored staining observed on the dirt floor and near a floor drain within the northwestern portion of
the two-story barn located at 1010 North Twin Oaks Valley Road (APN 218-330-26) is a REC. In addition, due to
the age of the barn, termiticides and lead-based paint may have been used during historical barn maintenance
activities; therefore, these activities are considered a potential historical REC.

"During the Site reconnaissance, observations made on the eastern edge of the parcel comprising APN
218-330-09, Tetra Tech staff noted an open-ended derelict shed and rusted farming equipment. The age of the
shed is unknown. Sheltered in the derelict shed were scraps of wood, metal piping, and an empty unmarked
55-gallon drum with no lid. No staining was observed within the vicinity of the empty 55-gallon drum or shed

Phase I Environmental Site Assessment -13- C3-10025
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contents. However, due to the age of the shed, termiticides and lead-based paint may have been used during
historical shed maintenance activities; therefore, these activities are considered to be a potential historical
REC."

"Cattle grazing activities have occurred on most of the APNs that compose the Site. Cow manure was observed
during the Site reconnaissance, for most of the APNs that comprise the Site. However, cattle grazing and the
presence of the cow manure on the land surface is not considered a REC."

"In addition, Section 7.1 and 7.2 below identify California Department of Education (CDE) areas of concern
regarding high-volume pipelines and nearby airports that have been identified for the subject Site.

"CCR Title 5, Section 14010(h) requires that new school sites cannot be within 1,500 feet of the easement of an
aboveground or underground pipeline that can pose a safety hazard, as determined by a risk analysis study
conducted by a competent professional. Hazardous pipelines are defined as:"

"Pipelines carrying chemical products, natural gas, and other hydrocarbon products that are operating at a
pressure of 80 psig or higher; and

"High-volume water lines, which are defined as water lines 12 inches or greater in diameter and include open
aqueducts of comparable and greater volume handling capacity.

"No hazardous pipelines (natural gas or high-volume water) were identified within 1,500 feet of the Site.
However, according to the VWD there are several high-volume water pipelines within 1,500 feet of the Site that
are 12 inches or greater in diameter. There is a 12-inch pipeline along North Twin Oaks Valley Road. In addition,
there are 12-inch diameter pipelines that run along the property boundaries for APNs 218-330-26, 218-330-09,
and 218-330-27. The presence of the on-site high-volume water lines that are 12 inches are greater in diameter
are considered to be a REC for the Site."

"CCR Title 21 requires the DOT to review any proposed school site that is within 2 nautical miles of a runway.
No airports are located within 2 nautical miles of the Subject Site. The McClellan-Palomar airport is located
approximately 7 miles west of the Subject Site. Based on review of a Google Maps Image dated 2020 and
AirNav.com (AirNav.com 2020), the Pat Coyle Memorial Heliport is located approximately 2.5 nautical miles
southeast of the Site. The heliport is at 182 Santar Place and is operated by the San Diego County Sheriff’s
Department.

"No evidence of current pesticide/herbicide/fertilizer use, or storage was observed during the Site
reconnaissance. The SDCAC/DAWM was contacted regarding past pesticide use for the Site, and there is no
pesticide use records on file for the Subject Site.

"However, a review of historical aerial photographs for the Site indicates that the Subject Site has been
previously used for agricultural land use activities, such as citrus cultivation from at least 1939 to 1964 on
the southeastern and north and northwestern portions of the Site, which are composed of APNs 218-330-26,
218-110-02, 218-110-03, and APN 218-330-05. The on-site agricultural activities that occurred within these
APNs that compose the Site are considered to be a REC for the Site."

PRELIMINARY ENVIRONMENTAL ASSESSMENT DETERMINATION, (PEA) GROTH FAMILY
PROPERTIES; 1010, 1022, and 1050 North Twin Oaks Valley Road, San Marcos, California 92069;
prepared by DTSC; Dated, September 14, 2021; SITE CODE: 404981. The report concluded the
following regarding contamination and soil testing in connection with the Subject Property:

Phase I Environmental Site Assessment -14- C3-10025
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The Department of Toxic Substances Control (DTSC) reviewed the following documents for
the Groth Family Properties site (Site): Draft Phase I Environmental Site Assessment” (Tetra
Tech, Inc., October 1, 2020) received on June 4, 2021;"Draft Limited Soil Sampling and Analysis
Report” (Tetra Tech, Inc., March 19, 2021) received on June 4, 2021; and “Asbestos and Lead
Building Survey” (Tetra Tech, Inc., March 24, 2021) received on June 4, 2021.

"Based on review of the PEA, a release or threatened release of hazardous material or
the presence of a naturally occurring hazardous material, which would pose a threat to
public health or the environment under unrestricted land use, was indicated at the Site.
Therefore, DTSC hereby determines that a Supplemental Site Investigation (SSI) to determine
the nature and extent of contamination followed by a removal or remedial action, if necessary,
is required at the Site."

"In addition, DTSC has identified discrepancies in the PEA that require clarification or
modification and should be addressed in the SSI. The Phase II concluded that any
contamination at the Site is minimal and recommended for a determination of no further
action. DTSC does not concur with this conclusion and requests step out sampling at several
locations indicated in comments herein. Areas that were not tested and still need to be tested
are identified as, undocumented fill material for the asphalt-paved access road and the barn
where soil staining and a drain were identified."

"Arsenic was identified at level which is reported to exceed the 12 mg.kg Southern California
regional background level at 15 and 32 mg/kg. Step-out sampling is required."

"Cobalt was detected at 89 mg/kg which is reported to exceed the established screening
level. Step-out sampling is required."

"Thallium was detected at 3.1 and 7.5 mg/kg which is reported to exceed established
screening levels. Step-out sampling is required."

"Chlordane was detected at 4 times higher than residential risk-based screening levels."

"Naphthalene was detected at concentration of 1900 ug/kg which exceeds the Environmental
Screening Levels of 42 ug/kg. Step-out sampling is required.”

"Further evaluation of the Property is required as described by the DTSC."

Asbestos AND Lead Building Survey is dated, March 24, 2021; Prepared by Tetra Tech on behalf
of the San Marcos School District; Project No. 210216 TET-NTOVR Survey; The conclusions are as
follows:

"ACMs were detected in the samples collected and analyzed from two (2) of the three (3)
residences: 1010 and 1022 N Twin Oaks Valley Drive. Of the samples collected, eight (8) were
determined to be ACM. One building material was determined to be PACM. No ACMs were
detected in the samples collected and analyzed from 1050 N Twin Oaks Valley Drive (see
section 3.1 for further details)."

"Of the 231 lead assays, 10 were above the regulatory limit for lead. LBP/LCS materials were
detected in buildings on all three properties. A positive result on one component triggers a
positive result for that material throughout the structure."

Draft Limited Soil Sampling and Analysis Report is dated, March 19, 2021.
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It should be noted that the DTSC found discrepancies and conflicting data in this report that
they required to be addressed.

It also should be noted that the DTSC does not conquer with some opinions/conclusions in
this report which the DTSC requires to be addressed.

"The surface and subsurface soil samples that were collected from all nine (9) parcels were
analyzed for CAM 17 metals, with results showing detectable concentrations of metals. None
of the detectable concentrations was above their respective screening levels except for the
following: arsenic, cobalt, and thallium. Arsenic was detected within one (1) surface soil
sample (P4-SS-03 [15 mg/kg]) and one (1) subsurface soil sample (P4- SB-06 [32 mg/kg]) within
Parcel 4, which exceeds the DTSC-established background level for arsenic. However, arsenic
was not detected above the DTSC-established background level for arsenic in Southern
California at any of the of the other soil sampling locations within Parcel 4, or within any of
the other eight parcels that compose the proposed school Site."

Arsenic is known to be naturally occurring and ubiquitous in soils throughout California
and northern San Diego County, often at concentrations exceeding the DTSC-established
background level for arsenic in Southern California (12 mg/kg). Tetra Tech’s opinion is that
analytical results for arsenic from the samples collected at the Site indicate that arsenic is
naturally occurring and does not require further investigation.

Cobalt was detected in one subsurface soil sampling location within Parcel 5 (P5-SB-09)
at a concentration of 89 mg/kg, which exceeds the Regional Water Quality Control Board,
San Diego Region-established background screening level in southern San Diego County for
cobalt (47 mg/kg). However, cobalt was not detected above the established screening level
for cobalt at any other soil sampling location within Parcel 5, or within any of the other eight
parcels that compose the proposed school Site. Tetra Tech's opinion is that analytical results
for cobalt from the samples collected at the Site indicate that cobalt is naturally occurring and
does not require further investigation.

Thallium was detected in one (1) surface soil sampling location within Parcel 5 (P5-TS-07) and
one (1) subsurface soil sampling location (P5-SB-14); thallium was detected at 3.1 and 7.5 mg/
mg, respectively which exceeds the established screening level for thallium. Thallium was not
detected above the established screening level for thallium at any other soil sampling location
within Parcel 5 or within any of the other eight parcels that compose the proposed school
Site. It is Tetra Tech’s opinion that although thallium was detected above the Regional Water
Quality Control Board, San Diego Region-established background screening level for thallium
(2 mg/kg), it is naturally occurring and does not require further investigation.

The pesticides (chlordane, 4,4-DDD, 4,4-DDE, 4,4-DDT, Endosulfan II, and heptachlor
epoxide) were detected in the surface soil samples (P1-SS-05 through P1-SS-13) that were
collected from the roof driplines surrounding the rental house and barn that are located on
Parcel 1. Chlordane was the only pesticide detected above the USEPA RSL for chlordane in
surface soil samples P1-SS-06 through P1-SS-09, which were collected from the roof dripline
surrounding the rental house on the north, east, and southeast portions of the rental house.
None of the other pesticides detected in the surface soils around the rental house and the
barn were detected above their respective screening levels.

The pesticides (chlordane, 4,4-DDD, 4,4-DDE, 4,4-DDT, Endrin, Endrin Aldehyde, Endosulfan
II, and heptachlor epoxide) were detected in two (2) of the surface soil samples (P3-SS-06
and P3-SS-07) collected from the roof dripline from the north and west sides of the rental
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house located on Parcel 3. However, the pesticides detected in samples P3-SS-06 and P3-SS-07
were not detected above their respective screening levels. Pesticides were not detected in the
remainder of the roof dripline surface soil samples collected from around the rental house.
In addition, pesticides were not detected in any of the other soil samples that were collected
from throughout the parcel.

The pesticides (chlordane, 4,4-DDD, 4,4'-DDE, 4,4-DDT, endosulfan sulfate, and heptachlor
epoxide) were detected in the surface soil samples (P7-SS-06, P7-SS-08, and P7-SS-09)
collected from the roof dripline surrounding the rental house located on Parcel 7. None of the
pesticides detected exceeded their respective USEPARSL screening levels. Pesticides were not
detected in the surface soil samples collected from throughout the remainder of the parcel.

It is Tetra Tech’s opinion that the detection of pesticides in the surface soils from within the
roof driplines for the rental houses located on Parcel 1, Parcel 3, and Parcel 7 is likely from
either the application of pesticides to the ornamental bushes and plants that surround the
houses, or from historical termite treatment for the houses. However, chlordane was the only
pesticide detected above the USEPA RSL for chlordane in four surface soil samples, P1-SS-06
through P1-SS-09, which were collected from the roof dripline surrounding the rental house
on the north, east, and southeast portions of the rental house located on Parcel 1. As noted
within the previous sections of this report, should the SMUSD decide to purchase Parcel 1,
Parcel 3, or Parcel 7, the rental houses will be demolished prior to any soil grading activities
for the school Site.

Also, as it is referenced within previous sections of this report, four APNs (218-330-26 [Parcel
1], 218- 110-02 [Parcel 6], 218-110-03 [Parcel 5], and 218-330-05 [Parcel 4]) on the subject
Site were historically used for agricultural purposes (citrus cultivation) since approximately
1939 through at least 1967. None of the soil samples collected for OCP laboratory analysis
within the Site parcels where historical citrus grove cultivation activities are believed to have
occurred detected any OCPs.

Because citrus groves are known to have historically used smudge pots during cold weather
spells, surface and subsurface soils samples were collected from Parcels 1, 4, 5, and 6
and analyzed for TPH and PAH laboratory analysis by USEPA Method 8015B. TPH DRO was
detected in only one (1) surface soil sample (P1-TS-07) collected from Parcel 1; however, the
detection is below the USEPA DRO screening level. No PAHs were detected in any of the soil
samples collected from Parcel 1. No PAHs were detected in the soil samples collected from
Parcel 4. TPH DRO was detected in two (2) surface soil samples (P4-TS-16 and P4- TS-27) and
one (1) subsurface soil sample (P4-SB-10) collected from Parcel 4; however, the detection of
DRO is below the USEPA established screening level for DRO.

TPH DRO was detected in one (1) surface soil sample (P5-TS-09) and one (1) subsurface
soil sample (P5-SB-13) collected from Parcel 5; however, the detection is below the USEPA
DRO screening level. Napthalene was the only PAH detected in one subsurface soil sample
collected from the parcel (P5-SB-02) at 1,900 pg/kg. However, there is not an established
screening level for naphthalene. No TPH or PAHs were detected in any of the soils collected
for Parcel 6.
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Methylene chloride was detected in one surface and subsurface soil sample (P1-TS-11 and
P1-SB-11) collected from soil within the abandoned swimming pool located near the west side
of the rental house on Parcel 1. However, the detection of methylene chloride is below its
established screening level. CAM 17, SVOCs, pesticides, and PCBs were not detected in the soil
samples collected from the abandoned swimming pool.

It is Tetra Tech’s opinion that the proposed school Site (consisting of nine land parcels) is a
candidate for no further action. However, Tetra Tech recommends the submittal of this letter
report along with the Phase I ESA report (Tetra Tech 2020b) to the DTSC for their review and
determination for the Site."

3.2 User Responsibilities

A User Questionnaire was provided to the User to assist in gathering information, as detailed
below, that is required for disclosure during the assessment to meet All Appropriate Inquiry
requirements. If completed and returned to Hillmann, a copy of the Questionnaire has been
included in Appendix C.

A completed questionnaire was not returned to Hillmann.

Question: Yes/No: Detail:

1. Search of Land Title and Judicial Records: Has the User performed a N/A N/A
search of land title records and judicial records for environmental liens and/or
Activity and Use Limitations (AULs) filed or recorded against the Subject Property?

1.a. If yes to Question 1: Did the search identify any environmental liens or N/A N/A
Activity and Use Limitations (AUL), such as engineering controls, land use
restrictions or institutional controls that are in place at the Subject Property and/or
have been filed or recorded against the Subject Property under federal, tribal, state
or local law?

1.b. If yes to Question 1: Has the User provided the result of the search of land N/A N/A
title and judicial records to Hillmann?

2. Specialized knowledge or experience of the person seeking to qualify N/A N/A
for the LLP: Do you have any specialized knowledge or experience related to the
Subject Property or nearby properties? For example, are you involved in the same
line of business as the current or former occupants of the Subject Property or an
adjoining property so that you would have specialized knowledge of the chemicals
and processes used by this type of business?

3. Relationship of the purchase price to the fair market value of the N/A N/A
Subject Property if it were not contaminated: Does the purchase price being
paid for this property reasonably reflect the fair market value of the Subject
Property? If you conclude that there is a difference, have you considered whether
the lower purchase price is because contamination is known or believed to be
present at the Subject Property?

4. Commonly Known or Reasonably Ascertainable Information: Are you
aware of commonly known or reasonably ascertainable information about the
Subject Property that would help the environmental professional to identify
conditions indicative of releases or threatened releases? For example:

4.a. Do you know the past uses of the Subject Property? N/A N/A
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4.b. Do you know of specific chemicals that are present or were once present at the
Subject Property?

N/A

N/A

4.c. Do you know of spills or other chemical releases that have taken place at the
Subject Property?

N/A

N/A

4.d. Do you know of any environmental cleanups that have taken place at the
Subject Property?

N/A

N/A

5. The degree of obviousness of the presence or likely presence of
contamination at the Subject Property, and the ability to detect the
contamination by appropriate investigation: Based on your knowledge and
experience related to the Subject Property are there any obvious indicators that
point to the presence or likely presence of releases at the Subject Property?

N/A

N/A

6. Litigation, Administrative Proceedings, Government Notices: As the
User of this ESA, do you have knowledge of (1) any pending, threatened, or past
litigation relevant to hazardous substances or petroleum products in, on, or from
the Subject Property; (2) any pending, threatened, or past administrative
proceedings relevant to hazardous substances or petroleum products in, on or
from the Subject Property; and (3) any notices from any governmental entity
regarding any possible violation of environmental laws or possible liability relating
to hazardous substances or petroleum products.

N/A

N/A

7. User's Reason/Purpose for Performing Phase I ESA:

Hillmann understands that the
assessment is being prepared in
connection with a prospective real
estate transaction involving
redevelopment the Property into
residneital dwelling.
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a Supplemental Site Investigation (SSI) to determine the nature and
extent of contamination followed by a removal or remedial action, if
necessary, was required at the Site."

* "On November 10, 2021, the District was notified that the offer for
the property was not accepted. Therefore, they declined from the PEA
investigation and discontinued the Project."

The Preliminary Environmental Assessment (PEA) on the DTSC, ENVIROSTOR
website, included three (3) reports:

+ A Phase I ESA report, Draft Limited Soil Sampling and Analysis Report
and Asbestos and Lead Building Survey (see section 3.1 for further
details).

REC Discussion: Based on the details provided above, a REC is suspected in connection with
the Subject Property.

VEC Discussion: Based on the reviewed data, a VEC cannot be ruled out. Additional evaluation
would be required to confirm whether a significant vapor intrusion impact to
the Subject Property exists.

Name/Address: AMER TELE & TELE CO SAN MARCOS /No address listed
Database(s): HWTS
Data Discussion:

« EPAID: "CAT080034168", date inactive: 01/01/1985.
* EPAID: "CAD980585426", date inactive 01/01/1985.

No other pertinent information is listed.

These listings do not indicate a hazardous materials release to the
environment. Additionally, there are no correlating listings identified within
the additional agency investigation.

Therefore, no REC is suspected in connection with these listings

REC Discussion: Based on the details provided above, a REC is not suspected in connection
with the Subject Property.

VEC Discussion: Based on the reviewed data, a VEC is not suspected.

Adjoining Property Listings

The following adjoining property listings were identified.

Name/Address: TWIN OAKS GOLF COURSE/1023 N TWIN OAKS VALLEY RD

Database(s): RCRA NonGen/NLR, San Diego Co.HMMD, CERS HAZ Waste, CERS
DISWIIFIEIET I M 164 feet/ENE/up and cross-gradient

DEIE NI og M EPA ID: "CAL000253832"; Dated, 06/14/2002; No violations reported.

EPA ID: "CAL000253832"; Permit status: "Open"; Handler of general hazardous
waste; Permits for: Fertilizer Nitrogen, Phosphorus, Potassium; Calcium

Nitrate; 15-5-0-0- and other fertilizers; diesel fuel; Ferrous Sulfate
Heptahydrate Six Iron Plus & other fertilizers; oils, lubricating; Sulfuric Acid
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Batteries (300) Gal & Carts; unleaded gasoline; Waste 181 Inorganic Solid
Waste (other) Absorbent; waste oil & mixed oil; used batteries; used oil filters,
paint; Ethylene Glycol.

Numerous administrative/training violations are listed.

* The following operational violations were noted: Failure to clean up
hazardous waste off of floor surface. 66262.10b; Generator of waste
oil has improperly contaminated the waste oil with other hazardous
wastes; Used oil filters not properly drained, stored, or labeled prior
to transport for the purpose of metal reclamation; Failure to send
hazardous waste offsite for treatment, storage, or disposal.

No other pertinent information is listed.
These listings do not indicate a release to the soil or groundwater therefore a
REC related to this site is not suspected.

REC Discussion: Based on the details provided above, a REC is not suspected in connection
with the Subject Property.

VEC Discussion: Based on the reviewed data, a VEC is not suspected.

Name/Address: BRITTAIN, GARY & VICTORIA/1314 ROWENA AVE
Database(s): RCRA NonGen/NLR
IS WISIIWLEITel(Sq1Mll 435 feet/NNE/Up and cross-gradient

DEIENDISUES [o]gB EPA ID: "CAC003140468"; Dated 09/23/2021; No violations are reported.

No other pertinent information is listed.

These listings do not indicate a hazardous materials release to environment
therefore a REC related to this listing is not suspected.

REC Discussion: Based on the details provided above, a REC is not suspected in connection
with the Subject Property.

VEC Discussion: Based on the reviewed data, a VEC is not suspected.

Name/Address: EVANGELINE PABUNAN/1258 N TWIN OAKS VALLEY RD
Database(s): RCRA NonGen/NLR
IS WibI[WACIETo[(=laiel 513 feet/NNE/Up and cross-gradient

DEIENDIIESo]s B EPA ID: "CAC003255127"; Dated, 10/05/2023; No violations reported.

No other pertinent information is listed.

These listings do not indicate a hazardous materials release to environment
therefore a REC related to this listing is not suspected.

REC Discussion: Based on the details provided above, a REC is not suspected in connection
with the Subject Property.

VEC Discussion: Based on the reviewed data, a VEC is not suspected.

Name/Address: BRUCE SWEENEY/1326 ROWENA AVE
Database(s): RCRA NonGen/NLR
PISWIIFIEIE M 543 feet/NNE/Up and cross-gradient

DEIE NI o[g MM EPA ID: "CAC003066701"; Dated, 05/13/2020; No violations reported.
No other pertinent information is listed.
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These listings do not indicate a hazardous materials release to environment
therefore a REC related to this listing is not suspected.

REC Discussion: Based on the details provided above, a REC is not suspected in connection
with the Subject Property.

VEC Discussion: Based on the reviewed data, a VEC is not suspected.

Surrounding Area Findings

The following is a discussion of non-adjoining sites identified as located within the ASTM
specified search distance surrounding the Subject Property. In order to keep this discussion
informative and concise, discussion(s) is/are provided of the listed site(s) for each database
category that appears most likely to impact the Subject Property based on distance, area
topography and/or regulatory status. Listings of sites within the applicable search distances not
specifically discussed below were reviewed and concluded not to be RECs in connection with the
Subject Property or VECs based on various factors including distance, area topography, known
or inferred groundwater flow direction and/or regulatory status.

Federal - NPL

ASTM Search Distance: Number of listings within ASTM Search Distance:
Notable Listing: No listings were identified within the search distance.
Dist/Dir/Gradient:

Details:

REC Discussion:

VEC Discussion:

Federal - Delisted NPL

ASTM Search Distance: Number of listings within ASTM Search Distance:
Notable Listing: No listings were identified within the search distance.
Dist/Dir/Gradient:

Details:

REC Discussion:

VEC Discussion:

Federal - SEMS

ASTM Search Distance: Number of listings within ASTM Search Distance:
Notable Listing: No listings were identified within the search distance.
Dist/Dir/Gradient:

Details:

REC Discussion:

VEC Discussion:
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Federal - SEMS Archive

ASTM Search Distance: Number of listings within ASTM Search Distance:
Notable Listing: No listings were identified within the search distance.
Dist/Dir/Gradient:

Details:

REC Discussion:
VEC Discussion:

Federal - CORRACTS

ASTM Search Distance: Number of listings within ASTM Search Distance:
Notable Listing: No listings were identified within the search distance.
Dist/Dir/Gradient:

Details:

REC Discussion:
VEC Discussion:

Federal - RCRA-TSD

ASTM Search Distance: Number of listings within ASTM Search Distance:
Notable Listing: No listings were identified within the search distance.
Dist/Dir/Gradient:

Details:

REC Discussion:

VEC Discussion:

State/Tribal - Superfund / Hazardous Waste Sites

ASTM Search Distance: Number of listings within ASTM Search Distance: 4

Notable Listing: MIDWAY CONTAINER is the nearest facility to the Subject Property
located at 664 N Twin Oaks Valley Rd.

Dist/Dir/Gradient: 2,211 feet/South/Down and cross-gradient

Details: Envirostor Facility ID: "71003210;" Status: Inactive, needs evaluation.

No other pertinent information is listed.

This listing does indicate a hazardous materials release to the
environment. Additionally, based on the distance as well as the down
and cross-gradient position of the site from the Subject Property, a REC
in relation to this site is not suspected on the Subject Property.

REC Discussion: Based on the details provided above, a REC is not suspected in
connection with the Subject Property.
VEC Discussion: Based on the reviewed data, a VEC is not suspected.
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State/Tribal - Landfill / Solid Waste Disposal

ASTM Search Distance: Number of listings within ASTM Search Distance:
Notable Listing: No listings were identified within the search distance.
Dist/Dir/Gradient:

Details:

REC Discussion:
VEC Discussion:

State/Tribal - Leaking Storage Tanks

ASTM Search Distance: RYPENIER Number of listings within ASTM Search Distance: 2

Notable Listing: MIDWAY CONTAINER is the nearest facility to the Subject Property
located at 664 N Twin Oaks Valley Rd.

Dist/Dir/Gradient: 2,211 feet/South/Down and cross-gradient

Details: CPS-SLIC and SAN DIEGO CO. SAM: Case-closed 1996, spoils only.

"Industrial - Facility that treats and/or disposes of liquid or semisolid
wastes from any servicing, producing, manufacturing or processing
operation of whatever nature, including mining, gravel washing,
geothermal operations, air conditioning, ship building and repairing, oil
production, storage and disposal operations and water pumping."

No other pertinent information is listed.

Based on the case-closed status, distance from the Subject Property as
well as the down and cross-gradient position of the site, a REC in relation
to this site is not suspected on the Subject Property.

REC Discussion: Based on the details provided above, a REC is not suspected in
connection with the Subject Property.
VEC Discussion: Based on the reviewed data, a VEC is not suspected.

State/Tribal - Voluntary Cleanup Sites

ASTM Search Distance: Number of listings within ASTM Search Distance:
Notable Listing: No listings were identified within the search distance.
Dist/Dir/Gradient:

Details:

REC Discussion:

VEC Discussion:

State/Tribal - Brownfields

ASTM Search Distance: EFPERIEN Number of listings within ASTM Search Distance:
Notable Listing: No listings were identified within the search distance.
Dist/Dir/Gradient:

Details:
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REC Discussion:
VEC Discussion:

Unmapped/Orphan List Sites

Hillmann has also reviewed a list of unmapped sites (a.k.a. “Orphan List” sites) indicated by the
database report. Unmapped sites that were identified as falling within an applicable specific
search distance or warranting discussion have either been discussed in the preceding tables or
are detailed below:

Name/Address: Unmapped and Orphan sites are listed. Based on the distance from the
Subject Property and/or type of database listings, no sites appear to
pose a REC for the Subject Property.

Database(s): N/A
Dist./Dir./Gradient: N/A
Data Discussion: N/A
REC Discussion: N/A
VEC Discussion: N/A

Additional Environmental Record Sources

Requests have been submitted to local, municipal and state agencies for pertinent records
pertaining to the Subject Property, particularly with regard to potential environmental concerns
such as petroleum storage tanks, storage and usage of hazardous substances and petroleum
products, and/or known or suspected environmental contamination. Where applicable, internet
research of government environmental regulatory databases was also conducted, as well as a
general cursory internet search of the Subject Property address, for information indicative of a
REC. The following table summarizes the findings of the research:

Type of
Source Request Outcome
San Diego FOIrequest |Hillmann filed a records request pertaining to the Subject
Environmental Property on May 07, 2024. A response was received, dated May
Health and 16, 2024.
Quality/CUPA No records were on file with the San Diego Environmental
(https://pra.sandi Health and Quality/CUPA.
egocounty.gov/
requests/new)
CA GeoTracker Online Hillmann searched online for records pertaining to the
database search Property.
(geotracker.water No records pertaining to the Subject Property are currently
boards.ca.gov/) listed.
CA DTSC Online Hillmann searched online for records pertaining to the
Envirostor search Property. A review of the Envirostor database (see appendix) is
database as follows:
(www.envirostor.d Records pertaining to the DTSC School Investigation for the
tsc.ca.gov/public/) Subject Property were obtained and reviewed. Additional

details have been provided in Sections 3.1 and 4.1.
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Type of
Source Request Outcome
CA DTSC HWTS. Online Hillmann searched online for records pertaining to the
(https://hwts.dtsc. | search Property.
ca.gov/ No records pertaining to the Subject Property are currently
report_search.cfm listed.
?id=5)
EPA Envirofacts Online Hillmann searched online for records pertaining to the
(https://enviro.ep |search Property.
a.gov/) No records pertaining to the Subject Property are currently
listed.
Cal EPA Online Hillmann searched online for records pertaining to the
Regulatory Site search Property. The following information pertaining to the Subject
Portal Property was listed:
(https://siteportal. 1022 & 1050 North Twin Oaks Road is listed as, "School
calepa.ca.gov/ Investigation"; Facility ID, "607687"; Contact names, Johnson
nsite/map/help) Abraham & Shahir Haddad.
No other pertinent information listed.
DOGGR - Well Online Hillmann searched online for records pertaining to the
Finder search Property.
(https://www.cons No wells are depicted on or near the Subject Property.
ervation.ca.gov/
calgem/Pages/
WellFinder.aspx)
NPMS - National |Online Hillmann searched online for records pertaining to the
Pipeline Mapping |search Property.
System No pipelines are depicted on or near the Subject Property.
(https://pvnpms.p
hmsa.dot.gov/
PublicViewer/)
San Diego Co. Online Hillmann searched online for records pertaining to the
Assessor search Property. The following pertinent information was listed:
(https://sdgis.san APN: 218-110-0200; No address listed; 0.76 acres.
dag.org/) APN: 218-110-0300; No address listed; 0.65 acres.
APN: 218-330-0500; No address listed; 25.51 acres.
APN: 218-330-0800; 1050 Twin Oaks Valley Road; 3.37 acres; 1
bath, 1,044 SF.
APN: 218-330-0900; No address listed; 32.23 acres
APN: 218-330-1300; No address listed; 24.60 acres.
APN: 218-330-2600; No address listed; 5.16 acres.
APN: 218-330-2700; 1022 Twin Oaks Valley Road; 3.27 acres; 2
baths, 1,800 SF.
APN: 218-330-2800; No address listed; 36.30 acres.
FEMA Flood Maps | Online Hillmann searched online for records pertaining to the
(https://hazards-f |search Property.

ema.maps.arcgis.
com/apps/
webappviewer/
index.html?id=8b0

The Subject Property is identified within Flood Zone X, Area of
Minimal Flood Hazard.
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Historical aerial photographs of the Property and vicinity obtained from an EDR Aerial Photo
Decade Package report, as attached in Appendix E, were reviewed. The following interpretation
of land usage was made by review of the aerial photographs:

Year(s) Subject Property Adjoining Properties

1939 Appears to be a large citrus grove along Appears to be a mix of agricultural uses
the southeast corner of the Property (APNs | and vacant land.

218-330-26, 218-110-02 and 218-110-03). North Twin Oaks Valley Road, to the
Row agriculture appear visible on the east, appears present.

northern portion the Property, covering

the majority of the area (APN 218-330-05).

The remainder of the Property appears to

be undeveloped, natural land.

1946 Appears to be citrus groves along the A citrus grove appears to border the
northwest perimeter, northwest portion of the Property.
utilizing approximately 30 percent of Agricultural activities appear to the east
parcel, APN 218-330-05. of the Property.

The remainder of the Property appears to
be undeveloped, natural land.

1953 The citrus grove appears to be less dense. | An off-site citrus grove appears
Citrus groves appear present on the to border the northwest portion of the
following parcels, APNs: 218-330-26, Property.

218-110-02, 218-110-03, and 218-330-05. Off-site agricultural related activities
appear to the east of the Site.

1964 The citrus groves appear to have been A residential subdivision appears
mostly removed. There appear to be to border the northeast corner of the
remnants of groves. Property.

There is a residence located on the eastern | Agricultural activities still appear along
portion of the Property (APN: the east, across North Twin Oaks Valley
218-330-26-00 (1010 North Twin Oaks Road.

Valley Road).

There also appears to be a swimming pool

and a barn structure located on the same

parcel.

Dirt access roads are visibly on-site,

traversing the Site in an east to west

direction.

1967 The citrus trees along the northern portion | Appears to be no significant changes
of the Property appear to be no longer from the prior photograph.
present. Remnant citrus trees are still
present on the southeast corner of the
Site.

1970 Appears to be a residential house located | There appears to be a residential

on western portion of the Site (APN
218-330-27).

dwelling and large barn structure
associated with a ranch located
adjacent to the northwest corner of the
Property.
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Petroleum/Natural Gas Well Review

The historical record sources and the California Geologic Energy Management Division (CalGEM)
online mapping application were reviewed for records of petroleum and/or natural gas wells at
the Subject Property. No record of any current or historical petroleum/natural gas wells at or
adjoining the Property was identified.

Additional Historical Data

Where applicable, the following additional pertinent historical data was obtained:

Interviews/ No additional pertinent historical data was obtained.
Anecdotal:

Local Gov't No additional pertinent historical data was obtained.
Records:

el ofe]gisHll No add'l pertinent historical data was obntained, and delete the two bulleted
items below.

SICROLSIEL il Indications of historic uses of the Property or adjoining properties were not
observed during the site reconnaissance.

Other Sources: No additional pertinent historical data was obtained.

Summary of Identified Historical Uses

The following table presents a summary of the types and approximate date ranges of identified
prior uses of the Subject Property:

Date Range Subject Property Use(s)

1939 to 1967 Mix of vacant, natural land and agriculture (including citrus orchards).
1970 to present Mix of vacant natural land and single-family residential with cow grazing.

The following table presents a summary of the types of identified prior uses of the adjoining
properties:

Date Range Adjoining Property Use(s)
1939 to 1990 Mix of agriculture, vacant, natural land single-family and residential dwellings.

1994 to present Golf course, vacant, natural land single-family and residential dwellings.

Historical Records Data Failure

The ASTM E1527-21 standard defines data failure as failure to achieve the historical research
objective even after reviewing the standard historical sources that are reasonably ascertainable
and likely to be useful. The objective is to identify all obvious uses of the Subject Property from
the present, back to the Subject Property’s first developed use, or back to 1940, whichever
is earlier. Furthermore, records of historical use/conditions were sought in intervals no less
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5.0 INTERVIEWS

5.1 Interviews with Owners, Operators and Occupants

Property Owner

Property Owner Contact Name Affiliation Interview Type Date
Groth 1V, George W Jason Greminger Owner's Phone/email 05/16/24
agent

An environmental questionnaire for information pertinent to the assessment was forwarded via
email and completed, as attached in Appendix C. Pertinent information, where applicable, is
referenced in the appropriate sections of this report.

Key Site Manager/Operator

Yrs @

Company/Title Site Interview Type Date
Jason Greminger CClI/project Manager 25|1In person 05/07/24

An environmental questionnaire for information pertinent to the assessment was forwarded via
email and completed, as attached in Appendix C. Pertinent information, where applicable, is
referenced in the appropriate sections of this report.

Occupant(s)

Yrs @

Company/Title Site Interview Type Date
N/A N/A

No occupant interviews were conducted.

Prior Owners/Operators/Occupant(s)

Yrs @

Company/Title Site Interview Type Date
N/A N/A

No interviews of prior owners, operators or occupants were conducted.

Neighboring Property Owner(s)/Occupant(s)

Yrs @

Company/Title Site Interview Type Date
N/A N/A

The Subject Property was not an abandoned property with evidence of unauthorized uses or
uncontrolled access; therefore, interviews with adjoining or nearby property owners or occupants
were not conducted.
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6.0 SITE RECONNAISSANCE

6.1 Methodology and Limiting Conditions

A site reconnaissance was conducted to collect information and make observations to help
identify RECs in connection with the Subject Property. This included visual and/or physical
observations of the Subject Property and its structures, adjoining properties as viewed from
the Subject Property boundaries and the surrounding area based on visual observations from
adjoining public thoroughfares and accessed Subject Property structures. Subject property
building exteriors were observed at ground level, unless otherwise indicated. Where applicable,
building interiors were accessed and observed to the extent they were made safely accessible
with the cooperation of the site escort.

Site Inspection Vivianne Bisson
Personnel:

Property Escort/ None

Company:
Inspection Date: May 16, 2024
Weather Conditions: 70° F / Clear

Significant Inaccessible Areas

The following significant areas of the Property were not accessed at the time of the site visit:
» The presence of thick vegetation limited the assessor's ability to access and inspect portions

of the Subject Property exterior for evidence of RECs.
» The structures were not available for access during the site reconnaissance.

Significant Limiting Site Conditions

The following significant limiting site conditions were noted at the time of the site
reconnaissance:

» The presence of thick vegetation limited the assessor's ability to access and inspect portions
of the Subject Property exterior for evidence of RECs.

» The structures were not available for access during the site reconnaissance. Based on the
historical uses, the findings in the prior report and the built date of the structures located

onsite, when access become available, the structures should be properly investigated and
evaluated for RECs.

6.2 General Site Setting

Site and Vicinity Characteristics
Abutting Roadways: Twin Oaks Valley Road (4 lanes and median)
[@Vgg=Tpidl i ge] o TaaAUL{HI Vacant land and residential dwellings with cow grazing
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Evidence of Past None
Property Uses:

Evidence of Past None

Adjoining Property
Uses:

Surrounding Area Vacant land as well as single-family and multifamily residential dwellings
Uses: and a golf course.

Current Adjoining Property Uses

Dir Street Address Description

N |Various addresses Vacant, natural land followed by single-family residential
dwellings.
NE |1314, 1326 Rowena Vacant, natural land followed by single-family residential
Avenue dwellings.
and
1258 North Twin Oaks
Valley Road
E |1023 North Twin Oaks |Twin Oaks Valley Road followed by a golf course (Twin Oaks
Road Golf Course)
S |Various addresses Vacant, natural land followed by single-family residential
dwellings.
W | No addresses listed Vacant, natural land.

Topographic Characteristics

Terrain: Variable; relatively level to steeply sloping.

DIElan (o aNe MBI IVEI e Ml East-southeast
Slope:

On-site Water Bodies: E\e]gl=

Other Significant None
Features:

General Description of Structures and Improvements

Buildings: Seven (7); 3 residential structures and 4 outbuildings/garages
a\elol o) & =10T1 (e [Tae BSTPZ<Hl Total = 3,756 SF (1,044, 1,800, 912)

Approx. Year Built: 1968, 1970, 2013

Number of Stories: One (1)

Subgrade Levels: Zero
DU loTH oIV a e N@e\VTEl | andscaped areas and agricultural pasture fields
Ancillary Structures: Three (3) barns

Sel¥[ge-F el CELAIeETe M Natural gas fired heating systems/no central cooling systems noted, San
Cooling: Diego Gas and Electric.
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ol ] o] CAUWEICEZATENELTM Municipal utility connections; Vallecitos Water District.
Disposal:

6.3 Site Features and Conditions

Storage/Usage of Hazardous Substances and Petroleum Products

The following approximate number of containers, and general description of their contents,
capacity, container types and storage conditions, were observed to be stored and/or used at the
Subject Property:

Occupant Substance Qty/Container Type Storage Conditions
N/A None identified None identified N/A

Bulk Petroleum/Hazardous Material Storage Tanks

If identified or suspected, storage tanks for bulk petroleum or hazardous material storage are
described as follows:

Year

AST/UST Product Capacity Construction Installed Status Location/Notes

No N/A N/A N/A N/A N/A No storage tanks were
storage identified.

tanks
were
identifie
d.

While no visual evidence of a UST was noted, considering the history of development, the
potential presence of abandoned USTs and/or associated buried piping at the Subject Property
cannot be ruled out.

Strong, Pungent or Noxious Odors and their Sources
No strong, pungent or noxious odors were noted at the Subject Property.
Standing Surface Water/Pools & Sumps

No standing water, pools or sumps containing liquids likely to be hazardous substances or
petroleum products were noted.

Drums, Totes and Intermediate Bulk Containers

No hazardous substance or petroleum product drums were noted.
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Unidentified Substance Containers

No unidentified substance containers suspected of containing hazardous substance or
petroleum product were noted.

PCBs in Oil Filled Electrical/Hydraulic Equipment

The following oil-filled electrical/hydraulic equipment was identified at the Property:

Pole mounted transformers were observed along the paved road. No evidence of leaks or
staining identified..

Stains or Corrosion on Floors, Walls or Ceilings

No stains or corrosion of floors, walls or ceilings, excluding any staining from water, were noted.
Drains and Sumps

No floor drains or sumps were noted at the Subject Property.

Pits/Ponds/Lagoons

No pits, ponds or lagoons were identified in connection with waste treatment or disposal.
Stained Soil, Pavement/Stressed Vegetation

No stained soil, pavement or stressed vegetation was observed.

On-Site Solid Waste Disposal/Fill Material

No evidence of on-site disposal of trash, construction debris, demolition debris or other solid
waste was observed.

Waste Water

According to the Environmental Questionnaire, the residential parcels located at 1022 and 1050
North Twin Oaks Valley Road are developed with septic system/tank and leach fields; the parcel
located at 1010 North Twin Oaks Valley Drive is serviced by Vallecitos Water District. See section,
"Septic Systems/Cesspools" below for additional details.

Septic Systems/Cesspools

According to the Environmental Questionnaire, the residential parcels located at 1022 and
1050 North Twin Oaks Valley Road are developed with septic system/tank and leach fields. No
maintenance records or location of the systems were provided to Hillmann and access for visual
inspection was not granted at the time of the site reconnaissance.
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Wells

The following wells were identified at the Subject Property:

One (1) water well with a windmill was identified along the south perimeter of the paved drive
lane leading to residential units 1022 and 1050. This well pumps water into an old bathtub
which is utilized as drinking water for the cattle crazing onsite. One (1) water well with filter and
pump system was identified associated with the residential units 1022 and 1050 along the north
side of the paved drive lane.

A REC is not suspected in connection with the water wells however, upon redevelopment of
the site, underground systems should be properly closed and abandoned according to current

regulations as they can act as a conduit for contamination to the Subject Property and/or
groundwater aquifer.

Railroad Spurs

No railroad spurs were identified on the Subject Property.
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7.0 BUSINESS ENVIRONMENTAL RISKS

In accordance with the contract agreement for this assessment, Hillmann has performed
cursory reviews of several potential Business Environmental Risks (also known as “Non-Scope
Considerations”). The ASTM E1527-21 standard defines the term business environmental risk
(BER) as, “a risk which can have a material environmental or environmentally-driven impact
on the business associated with the current or planned use of a parcel of commercial real
estate, not necessarily limited to those environmental issues required to be investigated in this
practice.”

7.1 Asbestos-Containing Material (ACM)

The contracted scope of work included a cursory visual screening of the accessed portions of
buildings at the Subject Property built prior to 1990 for suspect asbestos containing materials
(ACM). The information provided in this section, where applicable, is limited to identification of
potential suspect materials in the readily accessible and observed areas of the building, and
their general condition. This is not intended to be a comprehensive survey for the presence of
ACM, and no testing has been conducted.

No interior access to the on-site structures was available to Hillmann at the time of the site
reconnaissance therefore potential asbestos materials were not evaluated. However, based on
the 1968 and 1970 built dates ACM s likely present and should be evaluated and properly
disposed of upon redevelopment of the Property.

7.2 Lead-Based Paint

The contracted scope of work included a cursory visual screening of the condition of painted
surfaces in the accessed areas of residential buildings/units built prior to 1980. This is not
intended to constitute a comprehensive survey for LBP or potential lead hazards, and no testing
has been conducted.

No interior access to the on-site structures was available to Hillmann at the time of the site
reconnaissance therefore potential lead-based paint (LBP) was not evaluated. However, based
on the 1968 and 1970 built dates lead-based paint s likely present and should be evaluated and
properly disposed of upon redevelopment of the Property.

7.3 Radon

Data compiled by the USEPA, as summarized by the regulatory database report, indicated that
the Subject Property is located in an area classified as Zone 3 or 'low risk'. area for radon. Radon
testing was not included in the scope of this assessment.

7.4 Mold/Microbial Damage

The contracted scope of work included a cursory visual screening of the accessed areas of
the building for evidence of significant damage to building materials and finishes as result of
moisture intrusion and/or mold/microbial growth.
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No interior access to the on-site structures was available to Hillmann at the time of the site
reconnaissance therefore potential mold was not evaluated.

7.5 NWI Mapped Wetlands

The National Wetlands Inventory online Wetland Mapper was reviewed for indications of
jurisdictional wetlands at or immediately adjoining the Subject Property. The scope of work for
this assessment excluded a visual determination of regulated wetlands at the Subject Property.
It is emphasized that, regardless of the data reviewed via the NWI Wetlands Mapper, a field
delineation of regulated wetlands by a qualified professional would be warranted to determine
the presence or absence of requlated wetlands at the Subject Property.

A review of NWI Wetlands Mapper did not indicate regulated wetland areas on the Property.
7.6 Lead in Drinking Water

The scope of work for this assessment included a review of the potential for elevated levels of
lead in drinking water by determining the source of the drinking water supply and a review
of available compliance or testing data. Potable water service at the Property is provided by a
utility connection with Vallecitos Water District and is reportedly on compliance with current
regulations.
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Site Photographs



SITE PHOTOGRAPHS

1. Subject Property signage 2. View of Twin Oaks Valley Road; looking north followed by golf
course to the left.

3. View of asphalt paving beyond which are residential 4. View of asphalt paving beyond which is a barn and an
structures for 1010 N. Twin Oaks Road. outbuilding.

5. View of outbuilding/garage. 6. View of garage. Outbuilding and barn

1010, 1022, 1050 North Twin Oaks Valley Road ..

San Marcos, California
HILLMANN

Project No. | C3-10025 CONSULTING




SITE PHOTOGRAPHS

7. Residence, 1050 N. Twin Oaks Valley Road.

8. Residence, 1022 N. Twin Oaks Valley Road.

2

9. Typical view of the Property and general surrounding area.

10. Typical view of the Property and general surrounding area.

11. Typical view of the Property and general surrounding area.

12. Typical view of the Property and general surrounding area.

1010, 1022, 1050 North Twin Oaks Valley Road
San Marcos, California
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SITE PHOTOGRAPHS

3

13. Typical view of the Property and general surrounding area.

14. Typical view of the Property and general surrounding area.

15. Typical view of the Property and general surrounding area.

16. View of water well pumping water into a container for the
cows the drink.

17. View of water well and filtration system for residential units
1022 and 1050.

18. Water well and filtration system for residential units 1022
and 1050.

1010, 1022, 1050 North Twin Oaks Valley Road
San Marcos, California
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SITE PHOTOGRAPHS

19. Water well and filtration system for residential units 1022

and 1050.

20. Water well and filtration system for residential units 1022
and 1050.

21. View of water well system tags.

22. View of water well system tags.

23. View of water well system tags.

1010, 1022, 1050 North Twin Oaks Valley Road
San Marcos, California

Project No.
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