































































































































































































































































































































































































































































































96 ACRE TRACT (UNDEVELOPED)
CALIENTE ROAD
HESPERIA, CA 92344

PrROJECT NO.: CCG-CCG-4701

Orphan Sites

One (1) “orphan” (location unknown/unplottable) site was identified on the Regulatory Database Report.
Based on CCG’s review of the orphan list, review of local maps and observations made during the
reconnaissance of the subject property and surrounding areas, the orphan facility/listing does not appear to
be located in the general vicinity of the subject property.

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

property.

Off-Site Facilities of Potential Concern

None of the properties that were identified on the Regulatory Database Report within the ASTM-
designated search radii are considered by CCG to pose a potential risk of impacting the subject property
based on their regulatory information, distance and/or topographic direction from the subject property.

Vapor Encroachment Condition (VEC)

No RECs, CRECs or HRECs were identified in connection with the subject property. Based on a review
of the regulatory database report, no facilities were identified which CCG considers a VEC concern to the
subject property.

4.4.2 Additional Regulatory Agency Information
City/County Department of Health/Environmental Division
Information Requested: Any information regarding hazardous material spills, permits for water

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

property.
Response: At the time of writing, a response from the department has not been

received. Any pertinent information will be forwarded to the Client
upon receipt.

Fire Department

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

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

Planning and Zoning Department

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

Current Zoning Designation: ~ Auto Sales Commercial (ASC) & Rural Estate Residential (RER)

Historic Zoning Designation:  No information regarding historic zoning designations was provided.
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Building Permit/Inspection Department

Information Requested:

Response:

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

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

Local/Regional Pollution Control Agency

Information Reviewed:

Response:

Appraisal District

Information Reviewed:

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

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

No information regarding environmental liens or activity and use
limitations (i.e. deed restrictions or institutional/engineering controls)
was identified based upon a review of the County Assessor’s Office
information. Please refer to Section 2.2 “Environmental Liens/Activity
and Use Limitations” for additional information regarding environmental
liens and activity and use limitations for the subject property.
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5.0 SITE RECONNAISSANCE AND INVESTIGATION

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

Site Inspector: Ross MacNames

Inspection Date: 8/13/2020

Inspection Time: 10:00 AM

Site Escort: CCG was unescorted during the site inspection.

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

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

Weather Conditions: The weather conditions during the site inspection were clear with air
temperatures in the 80s (degrees Fahrenheit).

Limitations to Site Inspection: The following limitations to the site inspection were encountered during
the course of this investigation.
e (CCG was unescorted during the site inspection.
No other limitations to the site inspection methodology were
encountered during the course of this assessment

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

5.1 General Site Characteristics
5.1.1 Solid Waste Disposal

Collection Points: None Observed
Disposal Contractor: N/A
Comments: None

5.1.2 Sanitary Sewage Discharge and Disposal

Floor Drains: None Observed
Trench Drains: None Observed
Grease Traps: None Observed
Oil Water Separators: None Observed
Sand Traps: None Observed
Septic Systems: None Observed
Utility Provider: N/A
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Comments: CCG did not observe any evidence of hazardous chemical/waste or

petroleum product releases or disposal activities, such as significant
surface stains in the area of the on-site sanitary sewer features.

5.1.3 Surface Water Drainage and Natural Surface Water Features

Surface flow to adjacent Yes

properties & streets:

On-site Storm Drains: None Observed

Dry-wells: None Observed

Drainage Ditches: Yes — An improved drainage ditch runs north-south along the northeast
property boundary.

Retention Pond: None Observed

Detention Pond: None Observed

Natural Surface Water Yes — Please refer to Section 4.1.3 “Wetlands & Jurisdictional Waters”

Features (ponds, streams, for additional information.

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

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

5.1.4 Heating and Cooling Systems

HVAC Type: N/A
Hot Water Source: N/A
Comments: The subject property is currently undeveloped.

5.1.5 Water Wells, Cisterns and Springs

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

5.1.6 Potable Water

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

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

Other Wastewater Discharges: None Observed

Comments: None

5.1.8 Additional Property Impacts

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

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

CCQG did not observe any hazardous chemicals or petroleum products stored on the subject property.

5.2.1.1 Labeled Containers and Drums

Comments: Other than the materials discussed in Section 5.2.8 “Landfills”, CCG did
not observe any containers or drums labeled as containing hazardous
materials and/or petroleum products stored on the subject property.

5.2.1.2 Unlabeled Containers and Drums

Comments: CCG did not observe any unlabeled containers or drums on the subject
property.

5.2.1.3 Disposal Locations of Regulated / Hazardous Wastes

Comments: CCG did not observe any regulated/hazardous waste disposal locations
on the subject property. According to management, there is no
regulated/hazardous waste disposal on the subject property.

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

Comments: Other than the de minimis staining discussed in Section 5.2.8
“Landfills”, CCG did not observe any evidence of hazardous chemical or
petroleum product releases or disposal activities, such as significant
surface stains or distressed vegetation.
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5.2.3 Polychlorinated Biphenyls (PCBs)

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

Transformers Present On-site:

Transformer Locations On-
site:

Transformer Type:
Evidence of leaks or spills:
Transformer Owner:
Comments:

Fluorescent Lighting Present
On-site:

Fluorescent Lighting
Locations On-site:

Comments:

Hydraulic Elevators Present
On-site:

Elevator Locations On-site:
Comments:

Hydraulic Lifts Present On-
site:

Hydraulic Lift Locations On-
site:

Comments:
Other PCB Equipment:

L] Yes No
N/A

N/A
N/A
N/A
None

O Yes X No
N/A

None
None Observed

N/A
None
None Observed

N/A
None

No other potential PCB-containing equipment, such as hydraulic
lifts/systems, was identified on the subject property.

5.2.4 Asbestos-Containing Materials

Comments:

5.2.5 Radon
EPA Radon Zone:

Radon Zone Definition:

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

Zone 2

Areas that have an average predicted indoor radon screening potential of
between 2.0 and 4.0 pCi/L (picocuries per liter of air) for radon gas. The
EPA and Surgeon General strongly recommend taking action when
radon test results are 4.0 pCi/L or greater.
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Comments:

5.2.6 Lead-Based Paint

Comments:

5.2.7 Lead in Drinking Water

Comments:

5.2.8 Landfills

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

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

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

CCQG did not observe any evidence of current or historic landfills on the
subject property. However, numerous debris piles / dump sites and
scattered windblown debris were observed throughout the subject
property, primarily along the property boundaries and unimproved dirt
roads. Observed debris generally consisted of municipal waste (paper,
plastic, etc.) and construction debris (lumber, concrete, asphalt / gravel,
etc.). However, multiple scrap truck tires, 5-gallon buckets of paint, and
several empty retail sized containers of automotive fluids (motor oil,
antifreeze, etc.) were also observed. With the exception of a de minimis
area of stained soil beneath a paint bucket on the southeast portion of the
subject property, no staining or other obvious evidence of a release was
observed in these areas. However, CCG considers the observed debris
(including scrap tires, paint buckets and empty automotive fluid
containers) to represent a de minimis condition in connection with the
subject property.

5.2.9 Pits, Sumps, Dry Wells and Catch Basins

Comments:

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

5.2.10 On-Site Aboveground and Underground Storage Tanks

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

Comments:

None Observed
None Identified
None Observed
None Identified

No evidence of current or historic aboveground or underground storage
tanks was observed on the subject property. According to the subject
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Comments:
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property manager, there are no USTs/ASTs located on the subject
property. Furthermore, the subject property manager was unaware of the
presence of historic/former USTs/ASTs located on the subject property.

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

5.2.12 Suspect Microbial Growth (SMG)

Visual Evidence of SMG:

Visual Evidence of Water
Damage:

Visual Evidence of Roof,
Sidewall or Window Leaks:

Visual Evidence of
HVAC/Plumbing Leaks:

Property Management Reports
of Current or Past SMG:

High Humidity Levels Inside
Building:

Comments:

N/A

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

N/A

In accordance with the Scope of Work and based on current property use
(undeveloped land), mold sampling was not conducted at the subject

property.

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

Comments:

5.2.13.2 Urea Formaldehyde
Comments:

5.2.13.3 Other Concerns
Comments:

High voltage electrical transmission lines run east-west approximately
350 feet south of the subject property. Based on the distance of the
power lines to the subject property, the current use of the subject
property (undeveloped land), and lack of conclusive evidence regarding
high-voltage power lines and adverse human health issues; CCG does
not consider the high tension power lines to be an environmental concern
to the subject property at this time.

The subject property manager did not report the presence of urea
formaldehyde insulation on the subject property.  Although no
destructive testing was performed during the course of the site
inspection, CCG did not observe any evidence of urea formaldehyde
insulation on the subject property.

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

Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:

Interview Results:

Comments:
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Mr. Brandon Gallup - Covington Group, LLC
User of the report

L] Yes No
N/A — No specific individual interviewed

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

property.

5.3.2 Property Owner Representative

Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:

Interview Results:

Comments:

5.3.3 Key Site Manager
Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:

Interview Results:

Comments:

Ms. Dana Whitmer, Principal - McWhite Properties, Inc.
Property Owner Representative/Key Site Manager

] Yes No
N/A — No specific individual interviewed

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

property.

Ms. Dana Whitmer, Principal - McWhite Properties, Inc.
Property Owner Representative/Key Site Manager

I Yes No
N/A — No specific individual interviewed

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

property.

CONSOLIDATED CONSULTING GROUP, LLC

PAGE 33



5.3.4 Occupants
Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:
Interview Results:

Comments:

96 ACRE TRACT (UNDEVELOPED)
CALIENTE ROAD
HESPERIA, CA 92344

PrROJECT NO.: CCG-CCG-4701

N/A
N/A

N/A
N/A
The subject property is currently undeveloped.

5.3.5 Past Owners, Operators and Occupants

Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:
Interview Results:

Comments:

N/A
N/A

N/A
N/A

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

5.3.6 Adjacent Property Owners, Operators and Occupants

Individual Interviewed:

Relationship to Subject
Property:

Interview Form Completed:
Interview Results:

Comments:

N/A
N/A

N/A
N/A

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

Comments: CCQG interviewed multiple state and local governmental agencies for
information regarding the subject property. These agencies included:

» City/County Environmental Protection Division

City/County Fire Marshal

City/County Planning Department

Local/Regional Pollution Control Agency

County Central Appraisal District

» Local/Regional Water Quality Agency

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

YV V V

5.4 Additional Services

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

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

5.4.1 Regulatory Compliance

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

5.4.2 Cultural and Historic Designations

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

Comments:

5.4.4 Endangered Species

Comments:

5.4.5 Indoor Air Quality

Comments:

5.4.6 Biological Agents

Comments:

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

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

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

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

5.4.7 Compliance with Activity & Use Limitations

Comments:

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

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

6.1 Project Personnel

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

Ross MacNames, Project Manager
Richard A. Mosman, Environmental Professional

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

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

I have the specific qualifications based on education, training, and experience to assess a property of the

nature, history, and setting of the subject property. I have developed and performed the all appropriate
inquiries in conformance with the standards and practices set forth in 40 CFR Part 312.

RN —

Richard A. Mosman
Environmental Professional

6.3 Certification/Licensing
The Contractor and all subcontractors are properly licensed and/or certified to do the work described
herein where required.

6.4 Report Reliance

This Phase I Environmental Site Assessment was conducted in general accordance with ASTM Standard
Practices for Environmental Site Assessments (E-1527-13) for the exclusive benefit of Covington
Investments, LLC its successors and/or assigns. It is based, in part, upon documents, writings, and
information owned, possessed, or secured by Consolidated Consulting Group, LLC. Neither this report,
nor any information contained herein shall be used or relied upon for any purpose by any other person or
entity without the express written permission of Consolidated Consulting Group, LLC.
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7.5 Certifications

Category Attached Not Applicable
7.5.1 Certification/Qualifications X
7.5.2 Sampling/Testing Certifications X




Richard A. Mosman

Education B.S. Agronomy, Texas A&M University, 1978
Post Graduate Studies — Environmental Policy, University of North Texas

Registrations Loss Prevention Systems (LPS), Current
RCRA Hazardous Waste and Non-Hazardous Waste, Current
40 hour Hazardous Waste Site Training (OSHA 29 CFR 1910.120), Current
American Red Cross Adult CPR, AED and Basic First Aid, Current
38-Hour USACE Wetland Delineation and Management, 2001

Experience 30 Years

Areas of Specialization ~ Phase I Environmental Site Assessments (ESAs)
Environmental Subsurface Assessments and Remediation
Wetlands Determinations
Management and Peer Review of Due Diligence Projects
Spill Prevention, Control and Countermeasures (SPCC) and Stormwater Pollution
Prevention Plans (SWP3)
Vapor Intrusion Assessments
State Petroleum Storage Tank, Voluntary Cleanup and Innocent Owner Programs
Management of Asbestos and Lead Paint Surveys and Abatement Projects



Jude Havens

Education B.A. Environmental Studies, University of Kansas, 1994
Postgraduate work in Wildlife Management

Registration Certified Environmental Inspector, Environmental Assessment Association, 1997
AHERA Accredited Asbestos Building Inspector, 1997-Current
Federally Certified, Level IV Wildlife Rehabilitation

Experience 25+ Years

Areas of Specialization
Environmental Site Assessments
Phase II Subsurface Investigations
Property Condition Reports
Gasoline Station & Dry-cleaner Compliance Audits
Wildlife Management/Endangered Species
Project Coordination
Sales and Marketing
Expert Witness Testimony





