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Executive Summary

The following is an Executive Summary of the Phase | Environmental Site Assessment
(Phase | ESA) that was conducted by Converse Consultants (Converse). Please refer to the
appropriate sections of the report for a complete discussion of these issues. In the event of a
conflict between this Executive Summary and the report, or an omission in the Executive
Summary, the report shall prevail.

This presents the results of the Converse Phase | ESA performed at 1515 Walnut Grove
Avenue, in the City of Rosemead, Los Angeles County, California, referred to as the Subject
Property in this report. Converse was retained by Lewis Management Corporation to conduct
this Phase | ESA. Our study has been conducted in order to identify, to the extent practical
within the scope of an ESA, Recognized Environmental Conditions (RECs) in connection with
the Subject Property.

Converse has compiled and reviewed information that was obtained from interviews,
document research, and on-site and area reconnaissance to identify potential environmental
conditions at the Subject Property in conformance with the ASTM Standard E: 1527-21
Environmental Site Assessment Standard Practice (ASTM Standard: E1527-21). This Phase
| ESA was conducted during the period of August 11, 2023 to January 5, 2024..

The Subject Property consists of a 4-story office building and detached Central Plant building.
Southern California Edison (SCE) occupied the Subject Property beginning in 2009 and
began relocating their operation in June 2023. Former building occupants included California
Federal Bank as a computer center, Tycor and Countrywide Home Loans.

Historically, the Subject Property appeared as undeveloped with a possible creek entering the
Subject Property from the northwest as early as 1894. By 1928 until at least 1948, the Subject
Property appeared as agricultural or undeveloped land having multiple small structures
(residential or farm-type buildings) and an unlined creek dividing the parcel in half. By 1964,
multiple structures (farm-type buildings) appeared only along the northern boundary, the
creek remained and the remaining areas appeared as agricultural land. By 1977, one
structure appeared at the southeast corner of the Subject Property and the creek no longer
appeared present. By 1982, the Subject Property appeared in its present day configuration.
Plans reviewed at the Los Angeles County Department of Public Works (DPW) office,
indicated that three (3) water wells and a concrete irrigation box were located along the north
side of the Subject Property. The water wells were to be abandoned, and the irrigation box
and all irrigation piping were to be removed during construction of the office building.

The following items were identified during Converse's Subject Property reconnaissance:

» A concrete enclosure formerly containing aboveground fill and pipe suction pumps for
fuel oil supply and return was observed located exterior to the northwest corner of the
Central Plant. Pipes were observed in place.

» Located along the west side of the Central Plant was a secondary containment system
where aboveground delivery piping was contained.

» A 3-stage interceptor was observed in the parking lot at the southwest side of the Office
Building, possibly used to filter waste water from restaurant operations.

» A 3-compartment clarifier was observed located in a loading dock at the southeast end
of the Office Building and used to filter waste water from former photoprocessing waste.
DPW records indicated that elevated levels of metals (silver) have been detected in the
clarifier sample box.

Based on the review of DPW) files, several former structures were identified as located on the
Subject Property:

* A heliport, formerly located on the roof, and a 224-gallon holding tank formerly located in
Mechanical Room 428 occupied the Subject Property as early as 1981.

@ Converse Project No. 23-41-155-01
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This

A diesel fuel 20,000-gallon capacity, single-wall UST was formerly located north of the
Central Plant and removed in 1995. Regional Water Quality Control Board issued
closure on July 31, 1996.

A diesel fuel 20,000-gallon capacity, double-walled UST was formerly located northwest
of the Central Plant and removed in 2012. DPW issued closure on November 8,, 20212.

Three water wells were located along the north side of the Subject Property as well as a
concrete irrigation box and irrigation CE)iping. All are presumed to have been removed
during construction of the existing building.

According to a 1982 blueprint, underground lube oil storage & waste tanks were
identified as located at the northwest corner of the Central Plant.

assessment has revealed the following recognized environmental conditions, historical

recognized environmental conditions and a significant data gap in connection with the Subject
Property except for the following:

The historical pipe suction pumps for fuel oil supply and return located exterior to the
northwest corner of the Property building.

Historical underground lube oil storage & waste tanks located exterior to the northwest
corner of the building.

The historical use of the clarifier and interceptor.

The historical creek traversing the Subject Property potentially transporting agricultural
chemicals (pesticides, herbicides) onto the Subject Property.

The two (2) historical 20,000-gallon USTs exterior to the north and northwest corner of
the Property building and subsequent closure by regulatory agencies.

Historical underground lube oil storage & waste tanks located exterior to the northwest
corner of the building.

Based on this assessment, a recommendation for further assessment appears warranted. A
Phase Il scope of work, which includes soil sampling and soil vapor sampling, has been
proposed and approved. The additional assessment is pending at this time.

I?F]usiness Environmental Risks (BERS) or non-scope items are discussed in Section 11.0 of
the report.

Converse Project No. 23-41-155-01
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1.0 Introduction

1.1 Purpose and Scope of Services

This report presents the results of the Converse Consultants (Converse) Phase |
Environmental Site Assessment (ESA) performed at 1515 Walnut Grove Avenue in the
City of Rosemead, Los Angeles County, California, referred to as the Subject Property in
this report. Converse was retained by Lewis Management Corporation to conduct this
Phase | ESA. Our study has been conducted in order to identify, to the extent practical,
Recognized Environmental Conditions (RECSs) in connection with the Property. The term
Recognized Environmental Conditions is defined in Section 1.1.1 of the American
Society of Testing and Materials (ASTM) Standard Practice as the presence or likely
presence of any hazardous substances or petroleum products in, at or on a property due
to any release to the environment; under conditions indicative of a release to the
environment; or under conditions that pose a material threat of a future release to the
environment.

This Phase | ESA was comPIeted in accordance with our proposal dated July 7, 2023.
Our work consisted of the following and was completed in general conformance with the
scope and limitations of the ASTM Practice E1527-21 and complies with standards and
practices set forth in 40 Code of Federal Regulations (CFR) Part 312 for AAI.

* Interviews with the Property owner representatives
» Property and vicinity reconnaissance

» Review of regulatory agency records

Description of physical setting

Historical review

Interviews with public agency personnel
Preparation of this report

1.2 Non-Scope Considerations

There are a number of non-scope issues which are sometimes assessed concurrently
with a Phase | ESA. Unless specifically agreed in the contract proposal documents,
these non-scope considerations are not included as part of the Phase | ESA. Examples
of non-scope issues include:

Asbestos-containing Building Materials unrelated to release into the environment
Biological Agent

Cultural & Historic Resources

Diffuse Anthropogenic Pollution

Ecological Resources

Endangered Species

Health & Safety

Indoor Air Quality unrelated to release of hazardous substances or petroleum
products in the environment

Industrial Hygiene

Lead-based Paint unrelated to releases in the environment

Lead in Drinking Water

Mold or microbial growth conditions

PCB-containing building materials (for example, interior fluorescent light ballasts,
paint, and caulk)

Polyfluoroalkyl Substances

» Naturally-occurring Radon

* Regulatory Compliance

@ Converse Project No. 23-41-155-01
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* Substances not defined as hazardous substances unless or until such substances
are classified as CERCLA hazardous substances.
* Wetlands

No Non-Scope issues were addressed in this report. However, as part of the overall
assessment of the Subject Property, additional work will be completed including an
asbestos and lead-based paint survey, an inventory of other hazardous materials and a
Phase Il ESA. These additional surveys will be discussed under separate covers.

1.3 Significant Assumptions

No assumptions were made for this assessment that need to be noted as significant.

1.4 Limitations and Expectations

There were no limitations or exceptions during this assessment.

1.5 Special Terms and Conditions

The Client was responsible for providing Attachment A of the proposal to those
identified. Converse did not receive a completed Attachment A, or other documents,
from the identified users.

1.6 Reliance

This report is for the sole benefit and exclusive use of Lewis Management Corporation in
accordance with the terms and conditions under which these services have been
provided. Its preparation has been in accordance with generally accepted environmental
practices. No other warranty, either express or implied, is made. The ScoEe of Services
associated with the report was designed solely in accordance with the objectives,
schedule, budget, and risk-management preferences of Lewis Management Corporation.

This report should not be regarded as a guarantee that no further contamination, beyond
that which could be detected within the scope of this assessment, is present at the
Property. Converse makes no warranties or guarantees as to the accuracy or
completeness of information provided or compiled by others. It is possible that
information exists beyond the scope of this assessment. It is not possible to absolutely
confirm that no hazardous materials and/or substances exist at the Property. If none are
identified as part of a limited scope of work, such a conclusion should not be construed
as a guaranteed absence of such materials, but merely the results of the evaluation of
the proIE:erty at the time of the assessment. Also, events may occur after the Propert
visit, which may result in contamination of the Property. Additional information, whic
was not found or available to Converse at the time of report preparation, may result in a
modification of the conclusions and recommendations presented.

Any reliance on this report by Third Parties shall be at the Third Party's sole risk. Should
Lewis Management Corporation wish to identify any additional relying parties not
previously identified, a completed Application of Authorization to Use (see Appendix A of
this report) must be submitted to Converse Consultants.

Converse Project No. 23-41-155-01
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1.7 Continued Viability

This report has continued viability of 180 days from the following:
* Interviews: August 17 and November 28, 2023

* Review of Government Records: August 11, 2023

Visual Inspection: August 17, and November 28, 2023

Declaration of Environmental Professional (EP): January 15, 2023

Lien Search: Not Applicable

Converse Project No. 23-41-155-01
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2.0 Property Description

Item

Comment

Current Use(s) of the Property

The Subject Property is owned by Southern California
Edison (SCE), currently occupied by a 4-story office
building and detached Central Plant building. SCE is
currently in the process of moving their operation off-site
to another location. SCE began moving their operation in
June 2023 and the office building has been vacated since
November 2023. Former building occupants included
California Federal Bank, Tycor and Countrywide Home
Loans.

A Property location map and a field generated Property
plan are provided in Appendix B. Pertinent Property
photographs are provided in Appendix C.

Location and Legal Description

The Subject Property is located at 1515 Walnut Grove
Avenue, Rosemead, California. The Subject Property is
located on the west side of Walnut Grove Avenue
between Rush Street and San Gabriel Boulevard. The
Subject Property is located approximately 0.5-mile north
of State Route 60 (Pomona Freeway) and west adjacent
to Whittier Narrows Golf Course.

The Subject Property consists of one (1) parcel and is
approximately 9.29 acres. The Los Angeles County
Assessor's Parcel Number for the Subject Property is
5279-027-001. The legal description for the Subject
Property is provided in the Chain of Title in Appendix D.

Zoning Information

According to the City of Rosemead, Online Zoning Map,
the zoning for the Subject Property is C-3 and D-O, which
is defined as medium commercial, design overlay.

Property Characteristics

The Subject Property is a square-shaped parcel
consisting of approximately 9.29 acres. The Subject
Property is generally level. The 4-story
rectangular-shaped office building occupies the eastern
portion of the lot and the Central Plant is located
northwest contiguous to the office building.

Converse Project No. 23-41-155-01
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Item

Comment

The office building was formerly occupied by California
Federal Bank, Tycor and Countrywide Home Loans for
general office purposes. SCE purchased the Subject
Property in 2009 for general office purposes. The building
was referred as GO-5. The office building is currently
vacant; however, the cooling systems within the Central

Plant remain operational.

The Subject Property fronts onto Walnut Grove Avenue
on the east. Asphalt paved parking lots are located on
the north, east and west sides of the buildings. Concrete
Masonry Unit (CMU) walls bound the Subject Property on
the south and west with chain-linked fencing on the north.
Yarrow Street, located west of the Subject Property, was
the main access road to the west parking lot. Yarrow
Street access is now blocked.

Five hydraulic powered elevators service the building (two
in the lobby, two on the west side, and one freight).

Description of Property Structure(s)

The 4-story office building (GO-5) is constructed of light
weight panelized concrete on steel studs, and is
approximately 270,000 square feet. The Central Plant is
constructed of CMU walls on a concrete foundation. The

two buildings were constructed in 1982.

Office Building

The office building is approximately 270,000 square feet
and consists of a first floor lobby (east and west), offices,
break rooms (Cafe Central) on each floor, restrooms,
Intermediate Distribution Frame (IDF) and Main
Distribution Frame (MDF) rooms, Uninterrupted Power
Supply (UPS) rooms, electrical rooms, janitorial rooms,
and outdoor space. The southwest side of the first floor
also has facilities storage areas, loading docks, and a
security bunker located over a basement.

According to Mr. Mark Chapman, building electrician with
SCE, the building was completely renovated in 2009.
Interior finishes were replaced, new bracing for seismic

Converse Project No. 23-41-155-01
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Item

Comment

protection was added, and the existing cafeteria was
removed. Mr. Chapman stated that the main fire doors
were not replaced. Building materials within the office
building consisted of vinyl floor tile or sheet flooring,
ceramic tile or carpeted flooring, drywall walls and ceiling,
ceiling tiles and spray-on fireproofing. Raised computer
floors were observed in some of the electrical rooms, IDF
and MDF rooms and office areas to accommodate
conduit/wiring to power cubicles. Abandoned electrical
wiring is located beneath steel plates in Electrical Room
1F14-01.

Residual floor tile mastic was observed beneath a light
weight concrete material on the first floor facilities/security

area.

Central Plant

The 2-story central plant building is constructed of CMU
walls and concrete floor. The building consists of a chiller
room, emergency generator room, break room, engineers
office, restroom, a fan room, a boiler room, transformer

room, and cooling towers located on the roof.

Exterior Structures

A sewer lift station is located in the parking lot, southwest
of the office building. A rain water diverter is located on
the 3rd floor formerly for use by the cafeteria.

An interceptor is located in the parking lot southwest of
the office building. Mr. Chapman indicated that the
interceptor may have been used to capture oil/grease
waste water from cooking processes in the former
cafeteria. Additionally, a clarifier was observed located in
the loading dock area south of the office building and
according to records, was used to filter out photo

processing waste water.

Formerly ten (1) electric vehicle (EV) stations occupied an

area on the north parking lot. The stations have been

Converse Project No. 23-41-155-01
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Item

Comment

removed. An electric transformer remains west of the EV

stations.

Located at the southeast corner of the Subject Property is
a San Gabriel Valley Water Company (SGVWC) booster
pump station (easement). The SGVWC pump station also
has a high voltage pad-mounted electrical transformer
and is surrounded by a CMU and chain-linked fenced

walls and is a locked enclosure.

The following services were present at the Property at the time of the assessment.

Item Comments
Electricity: Southern California Edison
Gas: The Gas Company

Potable Water:

San Gabriel Valley Water Company

Sanitary Sewer:

City of Rosemead and County of Los Angeles

Consolidated Sewer Maintenance District

Heating, Ventilation,
Air Conditioning
(HVAC):

Central Air and heating units. Chiller and boilers located

in Central Plant.

Solid Waste:

Consolidated Disposal Service

Converse Project No. 23-41-155-01
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3.0 User Provided Information & Responsibilities

3.1 Requested Documents and Information

The ASTM E1527-21 sEecifies that the User, Lewis Management Corporation, provide

any helpful documents t

The

at may be available as listed below.

Environmental site assessment or environmental compliance audit reports
Environmental permits or hazardous waste generator notices/reports

Registrations for aboveground and underground storage tanks

Septic systems, oil wells, or water wells

Registrations for underground injection systems

Safety Data Sheets; Community Right to Know Plans; Safety, Preparedness and
Prevention Plans; or Spill Protection Countermeasures and Control Plans

Reports regarding hydrologic conditions on the Property or surrounding area
Notices or other correspondence from any government agency relating to past or
current violations of environmental laws with respect to the Property or relating to
environmental liens encumbering the Property.

Hazardous waste generator notices or reports

Geotechnical studies

Risk assessments

Recorded Activity Use Limitations (AULS)

Proceedings regarding hazardous substances and petroleum products including
any pending, threatened or past: litigation; administrative proceedings; or notices
from any governmental entity regarding possible violations of environmental laws or
other possible liability related to hazardous substances or petroleum products.

following information/documentation was provided by Lewis Management

Corporation, and is summarized below.

Preliminary Title Report - A preliminary title report was prepared for the Subject
Property by Fidelity National Title Company in June 2023. The preliminary reported
identified the Subject Property owner, The Shurl and Kay Curci Foundation, legal
description, and easements on the Subject Property including: sewer line (March
1943), cuts and/or fills (City of Rosemead - September 1970)), storm drain (Los
Angeles County Flood Control District - April 1972), public utilities (SCE - May 1973
and October 1982), and pipelines and booster pump station (San Gabriel Valley
Water Company - June 1978).

Phase | Environmental Site Assessment, of Southern California Edison, 9.29 Acres
of Leasehold Interest, Rosemead, California, Prepared by EDI-R.E., LLC,
December 17, 2021 - EDI-R.E., LLC (EDI) completed a Phase | ESA of the Subject
Site (Site), that included only exterior areas of the Site. The commercial building
was occupied by Southern California Edison as their human resources department
and was not accessed at the time of this assessment. The interior of the 2-story
central plant was also not inspected. The Site owner at the time was identified as
The Shurl and Kay Curci Foundation. Historically, the Site was undeveloped land
from as early as 1938 to at least 1980. By 1983, the existing two buildings (main
office building and central plant) were constructed and leased to Cal-Mead
Associates. California Federal Savings and Loan Association owned the Site.

EDI stated that SCE did not perform any environmentally sensitive business
practices or generate any hazardous wastes or utilize any underground
storage tanks (USTs). However, EDI did identify that a 20,000-gallon diesel
fuel tank and associated piping were removed from an area adjacent to the
central plant on September 11, 2012 by The Reynolds Group. The former
UST was used for re-fueling purposes. EDI reviewed the Underground
Storage Tank Closure Report, Southern California Edison GO5, 1515 Walnut

Converse Project No. 23-41-155-01
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Grove Avenue, Rosemead, CA, LADPW Application No.: 723684, LADPW
Site File No.: 599-54523, Prepared by The Reynolds Group, September 18,
2012 for this assessment. According to the 2012 Tank Closure Report, four
$4) soil samples were collected at three locations beneath the UST and one
rom beneath the former piping under Los Angeles Department of Public
Works (DPW) oversight. Samples were analyzed using EPA Method 8015
modified for diesel; and EPA Method 8260B for benzene, toluene,
ethylbenzene, and xylene (BTEX); and oxygenated compounds including
methyl tertiary butyl ether (MTBE). All four samples were found to be
non-detect for each of the constituents tested. EDI stated that although SCE
is listed as a large quantity hazardous waste generator, they no longer
generate any waste since they vacated the cogeneration plant.

Additionally, the Site was listed on the Leaking Underground Storage Tank
(LUST) database with one (1) tank which was registered to California Federal
Bank. The UST was removed in 1995 at which time a leak was discovered
impacting the soil around the tank. The impacted soil was removed and the
Regional Water Quality Control Board (RWQCB) issued a "no further action”
determination on July 31, 1996. Groundwater was not impacted as a result of
this leak. The site was also listed on the HMS-LA, HAZNET, EMISSIONS,
CERS HAZ and CUPA LA COUNTY databases. EDI concluded that no
recognized environmental conditions were identified associated with the
Subject Property. No further assessment was recommended by EDI.

* ALTA Commitment for Title Insurance - First American Title Insurance Company
completed the ALTA Commitment for the Subject Property in November 2021. The
Subject Property owner was identified as The Shurl and Kay Curci Foundation.
The easements associated with the Subject Property did not change from the prior
title report. Defects, liens or encumbrances were not identified for the Subject
Property at the time of this title insurance report.

» Subject Property Photographs, Assessor's plot map identifying storm drain, pipe
line and booster pump station easements and tax map, and an aerial photograph
were also provided.

3.2 User Provided Information

Section 6 of ASTM E1527-21 outlines specific User's responsibilities. This information
will help identify the possibility of RECs in connection with the Subject Property. The
ASTM Standard provides a questionnaire to help the User to comply with the statutory
requirements to perform tasks which would help identify RECs. In general, any Users
should make Converse aware of information they have regarding the following:

» Environmental Cleanup Liens filed or recorded against the Property

« Activity and land use limitations that are in place on the Property or have been filed
or recorded in a registry.

» Specialized knowledge or experience of the person seeking to qualify for the Legal
Liability Protections (LLP)

» Relationship of the purchase price to fair market value of the Property if it were not
contaminated

» Commonly known or reasonably ascertainable information about the Property

» The degree or obviousness of the presence or likely presence of contamination at
the Property, and the ability to detect this contamination by appropriate
investigation.

The following information was requested from the User(s) Lewis Management
Corporation:

@ Converse Project No. 23-41-155-01
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3.2.1 Environmental Cleanup Liens

The User provided no information regarding environmental cleanup liens or title
records.

3.2.2 Activity and Use Limitations

The User did not have any information indicating they were aware of any AULSs.

3.2.3 Specialized Knowledge or Experience

The User did not provide any information indicating they had specialized knowledge
or experience related to the Subject Property or nearby property.

3.2.4 Reason for Significantly Lower Purchase Price

Converse has no information regarding the purchase price of the Subject Property
or comparable properties. The User has not indicated to Converse that there is any
conclusion that there was a lower purchase price because of known or suspected
contamination at the Subject Property.

3.2.5 Commonly Known or Reasonably Ascertainable Information

The User did not have any information about past uses, specific chemicals at the
Subject Property, past spills, environmental cleanup or other reasonably
ascertainable information regarding the Subject Property.

3.2.6 Obviousness of Contamination

The User did not have any information based on their knowledge or experience that
would be obvious indicators of contamination on the Subject Property.

Unless specifically stated otherwise in the Scope of Services, the purpose of this
Phase | ESA was to qualify for the landowner liability protections to CERCLA
Liability as described in ASTM E1527-21.

Business risk unrelated to the CERCLA innocent landowners defense are only
assessed as specifically agreed in the Scope of Services and discussed in Section
11.0, Additional Non-Scope Services, of this report.

3.3 Continuing Obligations

In order to assert a LLP, the User must satisfy a number of statutory requirements that
are generally referred to as Continuing Obligations, which are outside the Scope of
Services of the Phase | ESA. Examples of Continuing Obligations include providing
legally required notices, stopping continuing releases and complying with land use
restrictions.  Failure to comply with these and other statutory post-acquisition
requirements will jeopardize liability protection.

Converse Project No. 23-41-155-01
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It is the responsibility of the User to comply with the Continuing Obligations requirements
of ASTM E1527-21 and AAIL. Anyone seeking LLP protections should take independent
action beyond this Phase | ESA to perfect their position.
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4.0 Owner Provided Information

The ASTM E1527-21 specifies that the Property owner and the Key Site Manager provide any
helpful documents that may be available as listed below.

Environmental site assessment or environmental compliance audit reports
Environmental permits or hazardous waste generator notices/reports

Registrations for aboveground and underground storage tanks

Septic systems, oil wells, or water wells

Registrations for underground injection systems

Safety Data Sheets; Community Right to Know Plans; Safety, Preparedness and
Prevention Plans; or Spill Protection Countermeasures and Control Plans

Reports regarding hydrologic conditions on the Property or surrounding area

Notices or other correspondence from any government agency relating to past or current
violations of environmental laws with respect to the Property or relating to environmental
liens encumbering the Property.

Hazardous waste generator notices or reports

Geotechnical studies

Risk assessments

Recorded AULs

Proceedings regarding hazardous substances and petroleum products including any
pending, threatened or past: litigation; administrative proceedings; or notices from any
governmental entity regarding possible violations of environmental laws or other
possible liability related to hazardous substances or petroleum products.

The Property owner's representatives, Ms. Jill Carlisle, Corporate Real Estate with SCE and
Mr. Mark Chapman, Electrical Engineer, with SCE stated that they have no environmental
reports or documents regarding the Subject Property.
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5.0 Records Review

5.1 Physical Setting

Item Comments

Physical Setting: The Subject Property is located approximately 235 feet above mean sea
level with surface topography sloping towards the east (United States
Geological Survey [USGS] Topographic Map, ElI Monte, California,
2018).

Geology: The Subject Property is underlain by unconsolidated and

semi-consolidated alluvium, lake, playa, and terrace deposits (Division of
Mines and Geology, Geologic Map of California, 2010).

Groundwater: Information regarding regional groundwater was researched on the
RWQCB Geotracker website. According to the website, the closest site
to the Subject Property with recent groundwater information is located
approximately 1,800-feet northeast of the Subject Property. According to
an August 2020 Site Assessment Report for the site, groundwater
information was obtained from previous groundwater monitoring reports
for the site and is expected to be between approximately 24 to 38 feet
below ground surface. Groundwater flow direction was inferred to be in
a general south-southeast direction (SCE, August 2020).

Groundwater information was also obtained from a 1995 Underground
Storage Tank Unauthorized Release (Leak) / Contamination Site Report.

According to this report, one (1) 20,000-gallon underground storage
tank was removed from the Subject Property. During this investigation,
groundwater was encountered at 35 feet bgs. Groundwater flow
direction was determined to be toward the northwest.

Potable Water Supply: |Potable water is supplied by the San Gabriel Valley Water Company
(SGVWC). According to the SGVWC 2022 Consumer Confidence
Report, drinking water is obtained from ground water from the Main San

Gabriel Basin.

5.2 Historical Review

5.2.1 Aerial Photograph and Map Review

Available historical aerial photographs and maps, which were provided by
Environmental Data Resources (EDR), were reviewed. Sanborn Fire Insurance
Maps were requested from EDR. However, according to EDR, there was no
coverage f the Subject Property. A copy of the no coverage letter is provided in
Appendix E.
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A summary of the review is provided in the following table. Copies of the aerial

photographs and maps are provided in Appendix E.

Historical Summary

1928, 1938, 1948
Topographic Map:
1948

the center of the
Subject Property from
west to east. The creek
appeared to meander
through agricultural
areas from the
northwest. The north
and south sides of the
creek appeared as
possible fallow land.
Two structures
surrounded by
vegetation appeared
south of the creek with
access from an
unimproved road
fronting onto Walnut
Creek Avenue. Two
small structures
appeared along the

northern boundary.

East - Agricultural land
and possible rural
development. The east
contiguous road was
identified as Walnut
Creek Avenue and
appeared as
unimproved.

South - Agricultural
land.

West - Agricultural land
and the unimproved
creek.

Resource and Property Adjoining Properties |General Vicinity
Year
Topographic Vacant. A creek Vacant Vacant
Maps: 1894, appeared on the
1896, 1900 Subject Property.
Topographic Vacant North, east, south and |Vacant. Rio Hondo River
Maps: 1923, west adjacent appeared to the far east.
1924, 1926 properties appeared
vacant. Walnut Grove
Avenue appeared east
contiguous, however,
identified as Range
Avenue.
Aerial An unimproved creek |North - Agricultural Predominately agricultural
Photographs: appeared to traverse |land. land with intermittent rural

residential. An increase in
rural residential lots
appeared to the east by
1938 and 1948.
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Resource and Property Adjoining Properties |General Vicinity
Year
Aerial The creek remained North - Agricultural Predominately vacant or

Photograph: 1952
Topographic Map:
1953

and the two structures
along the northern
boundary remained.
Only one structure
appeared present
south of the creek.
The remaining areas
appeared as
agricultural land.

land.

East - Agricultural. The
rural development was
no longer present.
Walnut Creek Avenue
appeared as
unimproved.

South - Agricultural
land.

West - The creek
remained, and
residential lots now
appeared.

agricultural land to the
northwest, north, northeast
and east. Residential areas
appeared to the west with
intermittent agricultural

land.

Aerial
Photograph: 1964
Topographic Map:
1966

Two small additional
structures appeared
present along the
northern boundary.
The creek remained
and the other areas

appeared vacant.

North - Fallow or
agricultural land.

East - Walnut Creek
Avenue appeared as
improved. The golf
course appeared
present and identified
on the map as Whittier
Narrow Golf Course.
South - Agricultural
land.

West - The creek
remained and
appeared to meander
through residential
parcels before entering
the Subject Property
from the west.

Residential to the west,
vacant or agricultural to the
north, golf course to the
east and residential and
commercial to the south.

Topographic Map:
1972
Aerial
Photograph: 1977

Vacant land with one
structure at the
southeast corner of the

lot. Remnants that a

creek was once

The adjacent
properties remained
unchanged from the
1964 photograph
except for the

Predominately vacant land
to the north, golf course to
the east, and residential to
the south and west.

Commercial improvements
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Resource and

Year

Property

Adjoining Properties

General Vicinity

present on the
Property remain.

following:

North - Vacant land.
South - The area
currently occupied by
University of the West
was now present and
according to city
directories was
occupied by
Rosemead Graduate
School of Psychology
since 1971.

began north of Rush Street
and south of San Gabriel
Boulevard.

Aerial
Photograph: 1979
Topographic Map:
1981

The Subject Property
remained unchanged
from the 1977
photograph.

The adjacent
properties remained
unchanged from the
1977 photograph
except for the
following:

North - Present day
commercial property
now appeared. City
directories indicate the
building was occupied
by a title insurance
company beginning in
1991.

The surrounding area
remained unchanged from
the 1977 photograph.

Aerial
Photographs:
1983, 1989
Topographic
Maps: 1991, 1994
Aerial
Photographs:
1994, 2002, 2005

The existing 4-story
commercial office
building and Central
Plant building now
appeared present.

The adjacent
properties remained
unchanged from the
1979 photograph.

Additional commercial
buildings appeared north of
Rush Street increasing in
number by 1989.

Aerial
Photographs:
2009, 2012
Topographic

The Subject Property
remained unchanged
from the 1983
photograph.

The adjacent
properties remained
unchanged from the
1979 photograph. The

The surrounding area
remained unchanged from
the 1983 photograph except
for the following:
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Resource and Property Adjoining Properties |General Vicinity

Year

Maps: 2012, 2015 commercial property The present day

Aerial located south adjacent | commercial shopping center
Photograph: 2016 was identified as now appeared north the of
Topographic Map: University of the West |the adjacent commercial
2018 on the 2015 map. office building.

Aerial

Photograph: 2020

5.2.2 Building Permit Review

Available building permits were received from the City of Rosemead, City Clerk's
Office. A chronological summary is provided below.

April 1981
A building permit to construct a new 235,000 square foot data processing building

(foundation onlg) was issued to California Federal Savings & Loan (Cal Fed). The
building would be used as a computer center.

July 1981 _ _
A Dbuilding permit was issued to Cal Fed to construct a new 20,444 square foot,

2-story utility building on a 660" by 612' lot. The utility building (Co-generation) was
steel framed, metal deck.

October 1981 . o .
A sewer permit was issued to California Federal Service Center to connect one
house sewer to the public sewer and connect additional building to house sewer.

January 1982

A building permit to construct a new 247,000 square foot, 4-story office building
with precast concrete exterior wall panels was issued to Cal Fed. Original permits
were issued in July 1981.

In February, an HVAC permit was issued to Cal Fed for 6 air handling units, 1
kitchen exhaust, 20 ventilations systems, 2 evaporative coolers, 18 return air fans,
10 axial fans and 21 Enviro cooling units.

In April, a building permit for the construction of a new 20,444 square foot, 2-story
utility building (General Plant) with a steel frame, metal deck and concrete masonry
walls was issued to Cal Fed.

In May, a plumbing permit for toilet, sink, water heater, floor sinks and two
emergency eye wash stations in the equipment room was issued to Cal Fed.

In June, an application for sewer connection permit to the public sewer was issued.
In September, an HVAC permit for 11 air handling units, one boiler (4,000,000
BTU), 3 air-conditioning units and three chillers was issued to Cal Fed.

June 1985
A building permit (Permit No. 6857) to add automatic fire sprinklers in "battery room
addition” was issued to Cal Fed.

October 1987
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A building permit to repair earthquake damage was issued to Cal Fed.

May 1994 . . o . .
A kIJUIldéng permit (Permit No. 21889) for interior tenant improvements was issued.
Cal Fed.

July 1994 . . . . g
An electrical permit (Permit No. 22344) to install services requiring a halon system

was issued to Cal Fed. A second permit indicating the halon system is located in
the "1st floor tape library".

October 1994 . . o
A building permit (Permit No. 22969) for tenant improvement work on interior
non-bearing walls, electrical and telephone outlets was issued to Cal Fed.

May and June 1995

An "expired" building permit (Permit No. 24117) to install one (1) 20,000-gallon
double wall steel fiberglass tank was issued. The owner was identified as Cal Fed.
The contractor's name was Converse Environmental West. Additionally, an
"expired” miscellaneous permit (Permit No. 24116) for tank removal was on record
under public works permit No. 13295.

May 1998 . . - .
A building permit (Permit No. 29903) to tear-off existing roof and re-roof with

"Genflex" single ply roof system on a 2-story, 39,600 square foot building. The
owner was identified as Cal Fed.

November 1998

A building permit (Permit No. 30923) to install exterior glazing at 1st floor east,
north, and west walls and 4th floor was issued to Countrywide Home Loans. A
second building permit (Permit No. 30936) for illuminated and non-illuminated wall
signs were issued.

In December, a plumbing permit (Permit No. 31963) for toilet, trap primers, floor
drains on the 3rd floor were issued. A note written at the bottom of the permit
stated "industrial waste approval required prior to final".

April 1999
A building permit (Permit No. 31727) to relocate sprinklers on the first floor "to meet

code" was issued. The owner was identified as Countrywide Home Loans.

June 1999
A plumbing permit (Permit No. 32098) to cap existing clarifier tank under Los
Angeles County closure Permit No. 260566, was issued.

In July, a building permit (Permit No. 32205) for a first floor demolition including
accessibility compliant work, suspended ceiling and code upgrade were issued to
Countywide Home Loans.

In September, a building permit (Permit No. 30560) for new interior non-bearing
partitions, showers, lavatories, suspended and gypsum board ceilings on the first
floor. The owner was identified as Countywide Home Loans.

In October and November, mechanical permits (in first floor gym, and relocation of
fire sprinkler heads), a plumbing permit (fountain, floor drain, lavatory, shower), and
an electrical permit (hair dryers and water heater) were issued.

March and April 2001
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Electrical permits (Permit No. 35142 and 35274) for outlets, lighting fixtures and
branch circuits and a mechanical permit (Permit No. 35238) for air inlets and
outlets. The owner was identified as Countrywide Home Loans.

July 2000 and 2002

Building and electrical permits (Permit No. 39058, 34054, 35146) for the addition of
three new offices on the first floor and electrical work were issued to Countrywide
Home Loans.

Additional building, electrical and mechanical permits were issued to Countrywide
Home Loan for interior tenant improvement work in 2000.

August 2005
Countrywide Home Loans was issued a permit to install an R-102 fire suppression
system on existing hood.

October 2010
Revisions for all 4th floor tenant improvement work was issued to SCE.

February 2011
A permit to construct a monument sign was issued to new owner, SCE. A
Certificate of Occupancy appears to have been issued in September.

October 2014
A electrical permit was issued for a UPS addition in the basement for SCE building
GO05.

In June, vehicle chargers were added in the parking lot.

April 2019
An alteration permit (Permit No. BO0-012-156) to remove and replace water cooled

chiller (mechanical only) in "G05 Ground Floor". The owner was identified as SCE.

September 2019
A demolition permit (Permit No. B00-012-700) to demolish interior walls, t-bar
ceiling, and plumbing fixtures was issued to SCE.

October 2019
An Alteration permit (Permit No. B00-012-841) was issued to relocate 54 fire
sprinkler heads, and plug 13. The owner was identified as SCE.

February 2021

SCE was issued a building permit for ground floor security improvements, minor
adjustments or mechanical and electrical (low voltage) and partial parking lot
restripe.

5.2.3 City Directories

A city directory search was completed on the Subject Property by EDR. The
complete city directory is provided in Appendix E, Historical Research.

The Subject Property was identified as California Federal Service Center (Bank,
Gift Shop and Loan Service Office) in city directories published as early as 1985 to
1995. In 2005 and 2006, the Subject Property was identified as Landsafe Title Co.
and Credit Services, and Countrywide. In 2020, the Subject Property was identified
as Electric Charging Station, Alcala Guadalupe and Laronda Williams.
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The adjacent properties were identified as either residential or commercial uses in
the city directories from 1971 to 2020.

5.2.4 Data Failure

Historical information regarding the Subject Property indicated that the Subject
Property vacant land from as early as 1894 to at least 1926. Therefore, no
historical data failure occurred during this assessment.

5.2.5 Summary of Historical Property Use

As early as 1894 to at least 1926, the Subject Property appeared as undeveloped
with a possible creek entering the Subject Property from the northwest. By 1928
until at least 1948, the Subject Property appeared as agricultural or undeveloped
land having multiple small structures ﬁresidential or farm-type buildingsf) and an
unlined creek dividing the parcel in half. By 1964, multiple structures (arm-tyﬁe
buildings) appeared only along the northern boundary, the creek remained and the
remaining areas appeared as agricultural land. By 1977, one structure appeared at
the southeast corner of the Subject Property and the creek no longer appeared
present. By 1982, the Subject Property appeared in its present day configuration.

Former occupants at the Subject Property have included Landsafe Title Co and
gE:edit Services; California Federal Bank, Tycor and Countrywide Home Loans and
E.

5.2.6 Summary of Past Uses of Adjoining Properties

The adjacent properties appeared to be undeveloped or agricultural land with some
rural residential improvements to the east as early as 1928. By 1952, residential
development began to appear on the west adjacent properties. By 1964, the
existing Whittier Narrows Golf Course appeared present on the east adjacent
property. By 1977, the south adjacent property was occupied by a school and by
1979, the north adjacent property was occupied by the existing commercial
building. Since 1979, the adjacent properties have remained unchanged.

5.2.7 Summary of Past Uses of the Surrounding Area

The surrounding area was predominantly agricultural land with intermittent
residential lots as early as 1928. By 1964, the recreational area to the east known
as Whittier Narrows extended toward Rosemead Boulevard and commercial uses
began to appear further south of the Subject Property. Commercial improvements
appeared north of Rush Street by 1977 and the existing commercial shopping
center located north of the Subject Property was evident by 1983. Since 1983, the
surrounding area has remained unchanged.

5.3 Results of Environmental Records Sources Review

An EDR report of Standard Environmental Record Sources (Records) was prepared
specifically for the Subject Property. The search included queries to the following
databases for cases within specified ASTM search distances. A copy of the database
report is provided in Appendix F.
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5.3.1 Property Listings

The Subject Property was identified on the following databases in the EDR report:

Historical and Active Underground Storage Tank (UST) Sites

An inventory of USTs identified on the following databases: Facility Inventory
Database (CA FID UST); UST; Hazardous Substance Storage Container Database
(HIST UST); and Statewide Environmental Evaluation and Planning System
(SWEEPS UST).

Facility and Manifest Data (HAZNET)
Database of sites which submit a hazardous waste manifest to DTSC.

Well Investigation Program (WIP) Case List

The Regional Water Quality Control Board maintains a list of WIP cases in the San

Gabriel and San Fernando Valley areas, which was designed to locate, assess, and

remediate sources of solvent contamination impacting drinking water wells. WIP is

Bo longer in use. Existing WIP cases are now overseen under the RWQCB SLIC
rogram.

California EPA Regulated Site Portal Data (CERS)

The CalEPA database combines data on environmentally regulated sites and
facilities into a single database. Regulated activities from a variety of state and
federal databases combined into one database includes hazardous materials and
waste, Istate and federal cleanups, impacted ground and surface waters, and toxic
materials.

Hazardous Waste & Substances Sites List (CORTESE)
Database of sites which have been identified as leaking underground storage tank
sites, landfills, or Cal-Sites.

Los Angeles County Hazardous Materials System (LA HMS) List
List of facilities that have has permits for USTSs, industrial waste or storm water as
maintained by the Los Angeles County Department of Public Works.

Facility Registry Service/Facility Index (FINDS/FRS)
A list of EPA registered facilities subject to environmental regulations.

Enforcement and Compliance History Information (ECHO)
Compliance and enforcement information on regulated facilities.

Emissions Inventory Data (EMI) _
Toxic and criteria pollutant emissions data collected by the South Coast Air
Pollution Control District.

RCRA Non-Generators (NON GEN) / No Longer Regulated (NLR)

The EPA's RCRA Program identifies and tracks hazardous waste from the point of
generation to the point of disposal. Non-Generators do not presently generate
hazardous waste.

Property Listings
Site Name: |CALIFORNIA FEDERAL BANK
Databases: |RGA LUST, EMI, HIST CORTESE, CORTESE, LUST, CA FID UST, SWEEPS
UST, WIP, HWTS, HAZNET, LOS ANGELES CO. HMS
Address: 1515 WALNUT GROVE, N.
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Comments: |Cal Fed is listed on the RGA LUST database beginning in 1996 to 2012. Listed
on the LUST database with a status of "Completed - Case Closed" as of July 31,
1996. An active 20,000-gallon underground storage tank (UST) was reported at
the Subject Property address under Cal Fed in October 1990. A leak was
discovered in 1988, and stopped in 1995. Contaminated soil was excavated and
disposed of off-site. A "no further action" determination was granted by the
Regional Water Quality Control Board in July 1996. Also identified on the WIP
database with a status of "historical”.
Cal Fed is also listed on the HAZNET database for manifesting hazardous
wastes for off-site disposal (via treatment, tank; and/or transfer station) beginning
in 1999. Wastes were identified as the following:
- Unspecified solvent mixture (0.36 tons)
- Aqueous solution with total organic residues less than 10 percent (0.1008 and
0.1542 tons)
- Liquids with pH<=2 (0.0125 tons)
- Waste oil and mixed oil (0.019 tons)
- Unspecified organic liquid mixture (0.0408 tons)
Cal Fed is listed on the LA HMS database with a permit status of "closed" under
Facility ID No. 000599-100602.
Cal Fed was also permitted with the South Coast Air Quality Management
District.

Site Name: |POTTERS AVENUE LP

Databases: |LOS ANGELES CO. HMS

Address: 1515 WALNUT GROVE AVE

Comments: |Potters Avenue LP is listed on the LA HMS database with a permit status of
"closed" under Facility ID No. 000599-052234 and 000599-052231).

Site Name: |SOUTHERN CALIFORNIA EDISON GENERAL OFFICE 5

Databases: |HWTS, HAZNET, CERS, RCRA NonGen / NLR, FINDS, ECHO

Address: [1515 WALNUT GROVE AVE
Comments: [SCE is listed on the HAZNET database for manifesting hazardous wastes for

off-site disposal (via a recycler; transfer station; other recovery of reclamation for
reuse including acid regeneration, organics recovery; NPDES permit to discharge
to sewer; and/or storage, bulking or transfer off-site) beginning in 1995 to 2013.
Wastes were identified as the following:

- Photo chemicals / photo processing waste (0.2627 tons, 0.2376 0.3544, 0.3961,
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Comments: [0.2793, 0.0458 tons in 1993)

- Aqueous solution with total organic residues less than 10 percent (0.63 in 1995;
0.0756 tons in 2002; and 0.756 tons in 2006)

- Agqueous solution with total organic residues 10 percent or more (0.834 tons in
1995)

- Liquids with pH<=2 (0.0125 tons)

- Waste oil and mixed oil (unspecified tonnage in 1995)

- Unspecified organic liquid mixture (0.5375 tons in 2000; 17 tons in 2012)

- Tank bottom waste (1.668 tons in 2012)

- Adhesives (0.2085 tons in 2000)

- Unspecified oil-containing waste (0.9 tons in 2013)

SCE is listed on the LA HMS database with industrial permits issued under
Facility ID No. 000599-054534 and with a permit status of "removed" under
Facility ID No. 000599-054523.

Listed on the FINDS database under the Resource Conservation and Recovery
Act Information (RCRA) system with EPA ID No. CAC003186442 under NAICS
code description for "electric bulk power transmission and control".

Also listed as a non-generator of hazardous wastes beginning in 2022 and a
large quantity generator in 2000 and 2012. SCE is listed under North American
Industry Classification System (NAICS) code for "electric power distribution”. No

violations were listed.

According to the CERS database, the Los Angeles County Fire Department
conducted compliance evaluation inspection of the Subject Property in 2016 and
2019. At the time, the Subject Property was occupied by SCE, and no violations
were identified.

Site Name: |COUNTRYWIDE HOME LOANS

Databases: |LOS ANGELES CO. HMS, HWTS, HAZNET

Address: 1515 WALNUT GROVE

Comments: |Countrywide Home Loans is listed on the HAZNET database for manifesting
hazardous waste for off-site disposal (via a transfer station; treatment or tank;
and/or other recovery of reclamation for reuse including acid regeneration,
organics recovery) beginning in 2001 to 2007. Wastes were identified as the
following:

- Polychlorinated biphenyls (PCBs) and material containing PCBs (0.4 tons in
2001)

Converse Project No. 23-41-155-01
25 Copyright 2022 Converse Consultants



Comments: |- Agqueous solution with total organic residues less than 10 percent (0.6636 tons
in 2003; 0.6972 tons in 2006; and 0.0546 tons in 2007)

Also listed on the LA HMS database with a "closed" status under Facility ID No.
000599-000602 and 000599-028023).

Site Name: |[SEE 000599-000602
Databases: |LOS ANGELES CO. HMS
Address: 1515 WALNUT GROVE AVE

Comments: [Listed on the LA HMS database under the name of See with an "open" status

under Facility ID No. 000599-047215. It is unclear what company the listing
name refers to. Could be a typo and refer to SCE.

Site Name: [CUSHMAN & WAKEFIELD
Databases: |HWTS, HAZNET
Address: 1515 WALNUT GROVE AVE

Comments: [Cushman & Wakefield is listed on the HAZNET database for manifesting

hazardous waste for off-site disposal (via a fuel blending prior to energy recovery
at another site; storage or bulking and/or offs-site disposal; and/or other recovery
of reclamation for reuse including acid regeneration, organics recovery) in 2010.
Wastes were identified as the following:

- Off-specification, aged, or surplus organics (0.225 tons)

- Off-specification, aged, or surplus inorganics (0.16263 tons and 0.025 tons)

- Other inorganic solid waste (0.05 tons)

- Unspecified oil-containing waste (0.1668 tons)

- Organic liquids (non-solvents) with halogens (0.1251 tons)

- Aqueous solution with total organic residues less than 10 percent (0.189 tons)

- Waste oil and mixed oil (0.6878 tons)

5.3.2 Adjoining Properties

The adjoining properties were not identified on the databases in the EDR report.

5.3.3 Other Off-site Locations of Concern

Other off-site locations of concern identified by EDR within a maximum one-mile
radius from the Subject Property included registered UST sites, LUST sites,
ENVIROSTOR sites and two NPL sites.

The closest NPL site is located at least 900 feet northeast of the Subject Property.
This NPL is identified as San Gabriel Valley, Area 1 and is identified as a ground
water contamination plume that is 4 miles long and 1.5 miles wide. The closest
boundary of the NPL site to the Subject Property is at least 900 feet from the
Subject Property. This site is listed as a final NPL site.
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The potential for environmental concern to the Subject Property from this NPL site
and the remaining off-site locations appears to be low due to one or more of the
following: tyﬁe of regulatory listing; type of resource (soil) affected, location with
respect to the direction of regional groundwater, distance from the Subject
Property; status of the case; remedial efforts being directed by a regulatory agency;
and/or potential responsible parties have been identified.

5.3.4 Orphan Listings

The EDR database report identified two orphan listings. The locations of sites were
identified only by street name. These street names were found in the general
vicinity of the Subject Property; however, the specific site locations could not be
determined. These orphan sites appeared to have a low potential for
environmental impact to the Subject Property due to one or more of the following:
type of regulatory listing; estimated distance from the Subject Property; remedial
efforts being directed by a regulatory agency; and/or potential responsible parties
have been identified.

5.4 Additional Environmental Record Sources

Information requests pertaining to the Subject Property were submitted to the following
regulatory agencies.

Federal Agencies

Source

Comments

U.S. Department of
Transportation,
Pipeline and
Hazardous Material
Safety Administration
(PHMSA)

The PHMSA online mapping system for gas transmission pipelines and
hazardous liquid pipelines on the Subject Property or adjacent properties
was reviewed (https://www.npms.phmsa.dot.gov/PublicViewer/).

One gas transmission pipeline, identified as operated by Southern
California Gas Co., is an active 7.19-mile long natural gas pipeline
No
hazardous liquid pipelines were identified on or adjoining the Subject

located east of the Subject Property in Walnut Grove Avenue .

Property.
State Agencies
Source Comments
California No information regarding the Subject Property was on file with DTSC.

Environmental
Protection Agency
(Cal/EPA) Department
of Toxic Substances
Control (DTSC)

The Envirostor website (http://www.envirostor.dtsc.ca.gov/public/) was
reviewed for information, and the Subject Property was not listed in the
database.

The Hazardous Waste Tracking System website (hwts.dtsc.ca.gov) was

researched and the Subject Property was identified under the following
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listings:

- California Federal S/L, EPA ID No. CAC001162112 is listed as a
generator beginning in August 1996 and inactive as of September 1999.
No manifest data was identified on the website.

- Countrywide Home Loans, EPA ID No. CAC001449360 is listed as a
generator beginning in June 2001 and inactive as of January 2002.
Manifest data indicated that 0.8 tons of non-RCRA waste identified as
"polychlorinated biphenyls and materials" were manifested for disposal
via a transfer station in June 2001.

- Countrywide Home Loans, EPA ID No. CAC002566975 is listed as a
generator beginning in June 2003 and inactive as of December 2003.

Manifest data indicated that 0.6636 tons of non-RCRA waste identified
as "aqueous solution with a pH <12.5" and 0.6636 tons of RCRA waste
identified as ignitable waste were manifested for off-site disposal via a
treatment tank in 2003.

- Countrywide Home Loans, EPA ID No. CAC002602822 is listed as a
generator beginning in April 2006 and inactive as of October 2006. No
manifest data was identified on the website.

- Countrywide Home Loans, EPA ID No. CAC002609676 is listed as a
generator beginning in October 2006 and inactive as of April 2007.
Manifest data indicated that 0.0546 tons of Non-RCRA waste identified
as "aqueous solution with total organic residues less than 10 percent"
and 0.0546 tons of RCRA waste identified as ignitable waste were
manifested for off-site disposal via "other recovery of reclamation for
reuse including acid regeneration, organics recovery" in 2007.

- California Federal Bank, EPA ID No. CAC002202617 is listed as a
generator beginning in September 1999 and inactive as of October
2000. Manifest data indicated that 0.36341 tons of non-RCRA waste
identified as: Aqueous solution with a pH <12.5, unspecified solvent
mixture, waste oil and mixed oil, unspecified organic liquid mixture and
liquids with pH <=2 were manifested for off-site disposal; and 0.30361
tons of RCRA waste identified as ignitable and corrosive wastes were
manifested for off-site disposal via a transfer station and/or treatment
tank.
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- Cushman & Wakefield, EPA ID No. CAC002650145 is listed as a
generator beginning in January 2010 and inactive as of July 2010. Six
manifests totaling 1.63134 tons of waste were manifested including
non-RCRA wastes identified as aqueous solution with a pH <12.5 "with
organic residue"; off-specification, aged or surplus inorganics; other
inorganic solid waste; waste oil and mixed oil; unspecified oil-containing
waste; off-specification, aged, or surplus inorganics and organic liquids
(non solvents) "with halogenated"; and RCRA waste identified as
ignitable, corrosive and halogenated solvent wastes. Wastes were
manifested for off-site disposal via other recovery of reclamation; fuel
blending prior to energy recovery; and storage, bulking, and/or transfer
off-site in 2010.

- Southern California Edison, EPA ID No. CAD982463507, is listed as a
generator beginning in July 1989 and inactive as of January 2022.
Seven (7) manifests totaling 1.95631 tons of waste (waste oil and mixed
oil and photochemical/photoprocessing waste) were completed
beginning in 1993; three (3) manifests totaling 1.46403 tons of waste
were also identified.

Cal/EPA, Regional
Water Quality Control
Board (RWQCB)

A response from the RWQCB indicated that records are on file regarding
the Subject Property and have been uploaded to the Geotracker

website.

According to the Geotracker website
(http://geotracker.waterboards.ca.gov/), the Subject Property is listed as
a LUST under former business identified as California Federal Bank,
with a status of "Completed - Case Closed" as of July 31, 1996. A "no
further action" letter was issued by the RWQCB regarding the site
investigation and subsequent remedial action for the leaking
underground storage tank. No additional information was provided on
the Geotracker website. Converse reviewed Los Angeles County
Department of Public Works (DPW) files for additional information. A

summary is provided below.

California Department
of Conservation,
California Department
of Conservation
(DOC),

Converse reviewed the DOC CalGEM Online Well Finder
(https://www.conservation.ca.gov/calgem/Pages/Wellfinder.aspx).
According to the website, no oil or gas wells are located on or adjoining

the Subject Property. The closest well to the Subject Property is located

approximately 600 feet southeast within the Whittier Narrows Golf
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Geologic Energy
Management
Division (CalGEM)

Course and identified as a plugged dry hole (API; 0403705134,
Operator: Arcadia Oil Co.). One other idle oil & gas well was identified
approximately 70 feet east of the plugged dry hole (APIl: 0403705135,
Operator: Arcadia Oil Co.).

Local Agencies

Source

Comments

South Coast Air
Quality Management
District (SCAQMD)

Agency records pertaining to the Subject Property on file with this
agency include the following:

Permits to Operate:

March 1983 - Permit No's. 29895, 29896, 29897, and 29898 were issued
to California Federal Savings & Loan Association for a diesel fueled
emergency stand-by electrical generator.

December 1989 - Permit No. D12954 was issued to California Federal
Savings & Loan for a boiler with a natural gas fired burner.

June 1993 - Permit No. D74704 was issued to California Federal Bank
for a 20,000-gallon capacity diesel fuel UST.

July 1993 - Permit No. D75127 was issued to California Federal Bank for
a natural gas charbroiler.

January 1994 - Permit No. D80066 was issued to California Federal
Bank for a boiler with a natural gas fired burner.

October 1999 - Permit No's. F22555, F22388 were issued to
Countrywide Home Loans for a boiler with a natural gas fired burner.
October 1999 - Permit No's. F22651, F22652, F22389 were issued to
Countrywide Home Loans for a diesel engine driving an emergency
stand-by electrical generator.

April 2000 - Permit No. R-F22555 was issued to Countrywide Home
Loans for a diesel fueled emergency stand-by electrical generator.

June 2007 - Permit No. R-F22389 issued to Countrywide Home Loans
for a diesel engine driving an emergency stand-by electrical generator.
Permit No. R-F22652, R-F22651,

November 2009 - Permit issued to Potters Avenue LP for a boiler with a
natural gas fired burner.

December 2009 - Permit No's. G5218, 5219, 5222, and 5246 were
issued to Potters Avenue LP for an internal combustion engine, diesel
fueled emergency stand-by electrical generator.

May 2010 - Permit No. G8687 was issued to SCE for a natural gas fired
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boiler.
June 2010 - Permit No G8708, G8709, G8710, and G8711 was issued
to SCE for a diesel fueled emergency stand-by electrical generator.

Facility Equipment List Reports were completed under the following
listings.

February 2011 - Consolidated Contracting Services, Inc. was listed as
"active" and "notice to comply". However, no scheduled inspection was
indicated.

April 2011 - Countrywide Home Loans was listed as "out of business".
Permitted equipment included a two (2) permits for natural gas broilers,
four (4) permits for "EM Elec Gen-Diesel" (emergency generators)
permits issued in 1999; and one (1) diesel containing UST issued in
2000. Also listed under the name of Potters Avenue LP for all permits
except the UST.

April 2011 - Bank of America was listed as "out of business".

June 2022 - Southern California Edison was listed as "active" and in
compliance at the time of inspection. Permitted equipment included one
(1) permit for a natural gas boiler, four (4) permits for "EM Elec
Gen-Diesel", and one (1) permit for a natural gas charbroiler (all listed
with a status of "inactive" and permitted in 2010).

Violations and Notices to Comply reports were issued for the following
listings:

October 1988 - A violation was issued to California Federal Savings &
Loan regarding their "boiler - tank". The number of violations days was
reported as "0", indicating that the violation was corrected at the time of
inspection.

June 1989 - A violation was issued to Countrywide Home Loans for
operating four (4) generators and one (1) boiler without a valid permit;
failing to tune boiler burner automatic control system as specified in
conditions; and failing to keep records, such as tune-ups and
adjustments. The case was closed in June 2000. In July 1999, the

same violations as issued in 1989 were again issued in 1999. In May

2001, a violation was issued for failing to tune boiler twice per year;
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failing to post permit on or near equipment. The violations were
corrected.

February 2011 - Consolidated Contracting Services, Inc. was cited for
not adding water to the pavement surface where repair work was being
performed in order to avoid creating dust.

March 2013 - A Notice to Comply was issued to SCE for not providing or
showing their AQMD Compliance label for the boiler usage. The

violation was corrected.

Applications for Rule 222 Form 222-A were completed for the following:
September 1999 - Countrywide Home Loans, under legal owner Cal
Fed, for Charbroiler equipment.

September 2009 - Potters Avenue LP care of Cushman & Wakefield of
CA, Inc. for Charbroiler equipment. Building vacant at the time.

May 2010 - SCE for Charbroiler equipment. Building vacant at the time
of issuance.

Los Angeles County
Sanitation Districts
(LACSD)

Agency records pertaining to the Subject Property on file with this
agency include the following:

An Industrial Wastewater Discharge Permit No. 9131 was issued in
March 1982 to California Federal. The type of industry was identified as
Central Plant for Computer Center with over 600 employees.
Wastewater producing operations were identified as cooling tower bleed
off, boiler blow down, chiller condensate, water pump, microfilm
processor wastes, and kitchen wastes. The facility was a large
processing center converting records to micro-film.

Three of the four units were identified as self-contained (no waste water
generated to sewer). The remaining unit did discharge waste water to a
drain. The system was not equipped with silver recovery. Material
Safety Data Sheets (MSDS) indicate that Fixer Il Concentrate
(PC329142) was used in photoprocessing. The Sanitation Districts
issued the following violations: in April 1991 a violation for excessive
silver (10.2 mg/L) was detected, the limit was 5.0 mg/L; in July 1991 a
violation was issued for having excessive dissolved sulfides (34.0 mg/L),
any amount over 0.1 mg/L of dissolved sulfides is considered excessive;

in August 1991, for discharging excessive quantities of heavy metals

(silver 21.8 mg/L). The permit became void in May 1992 as the
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company was no longer discharging industrial waste.

Industrial Waste Inspection Mainframe History Inspection Data indicated
that California Federal was visited in July 1983. The following represents
the inspector comments. A new permit for a 3-stage clarifier and sample
box to handle industrial waste from micro film processor and garbage
disposal. No silver recovery unit proposed. A warning was issued by the
inspector as CL2 (chlorine) was being added to industrial waste drains.
Another violation was issued for having excessive metals. Waste water
from film processor activity was identified as running 18 plus hours per
day. A note by the inspector indicated that the company treats lines with
chlorine and chlorine would be added to an interceptor. By 1992,
photoprocessing work was conducted off-site.

Los Angeles County,
Department of Public
Works (DPW)

The DPW website (http://ladpw.org/epd/CleanLA/OpenFileReview.aspx)
was reviewed for information for the Subject Property. Agency records
pertaining to the Subject Property were reviewed and include the

following:

September 1990 - The DPW issued Hazardous Materials Underground
Storage Tank Permit (Permit No. 5964) to California Federal Bank based
on their review of the Proposed Leak Detection and Tank Monitoring
Plan prepared by Tetra Tech, Inc. in August 1990 for the 20,000-gallon
diesel fuel UST. The UST was a backup fuel supply for emergency
standby generators.

June 1982 - Blueprints of the building identified "underground lube oil
storage & waste tanks". The location appeared to be at the northwest
corner of the Central Plant in the area of the former sumps. This appears
to be the only time the lube oil/wastes tanks were mentioned.

June 1995 - Plans to remove existing single-walled 20,000-gallon diesel
fuel UST (located north of Central Plant) and replace with double-walled
20,000-gallon diesel fuel UST (northwest of Central Plant). Diesel fuel
used for standby generators. California Federal Bank was the owner
and California Federal Service Center was the occupant at the time.
Converse Consultants (formerly Converse Environmental West) was the
contractor to oversee the removal of the UST. Records indicate the
approximate date of UST installation was 1975 and approximately date
of spill containment installation was 1990. It is unclear as to why a
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20,000-gallon UST would have been installed at the Subject Property in
1975. Unsure if this information is correct. Three (3) soil samples were
collected at 2 feet and 4 feet below the tank invert and soil samples were
collected below piping at 2 feet and 4 feet depths at 20 foot intervals
beginning at dispensers. Samples were analyzed for Total Petroleum
Hydrocarbon (TPH) for diesel using EPA Method 8015M and 8020.

October 1995 - Underground Storage Tank Unauthorized Release
(Leak) / Contamination Site Report was completed. A release was
discovered during tank removal. In August 1995, the 20,000-gallon
diesel fuel UST and product line area, located north of the Central Plant
were removed and soil samples collected in the tank pit, beneath
product line and soil stockpiles (between depths of 4 feet to 14.5 feet
bgs) by Converse Consultants (formerly Converse Environmental West).
In November 1995, soil samples were collected by Converse
Environmental West to depths of 35 feet below ground surface (bgs).
Groundwater was encountered during excavation at the Subject
Property at 35 feet bgs. Groundwater flow direction was determined to
be toward the northwest. Converse Environmental West completed their
Final Site Assessment Report on November 8, 1995 and submitted to
DPW. Based on the close proximity of impacted soils to groundwater,
the DPW referred the case to the RWQCB.

April 1996 - A letter from the RWQCB was issued to California Federal
Bank regarding a Subsurface Investigation. The RWQCB stated that the
full extent of soil contamination has been defined and granted
implementation of the "Workplan for Site Remediation" dated December
21, 1995, prepared by Professional Service Industries, Inc. to excavate
the contaminated soil. Approximately 330 tons of diesel impacted soil
was removed and transported off-site.

July 31, 1996 - Underground Storage Tank Case Closure for California
Federal Bank was issued by DPW. A "no further action" letter was
issued by the RWQCB on July 31, 1996 regarding the 1995 UST(s)
removed from the Subject Property.

June 1999 - DPW issued Closure Authorization No. 260566 for the
permanent closure, in place of the 750-gallon clarifier. The clarifier is
located in the loading dock exterior to the southeast side of the building
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(observed during property reconnaissance). The clarifier was capped.
The clarifier was formerly used to handle film processing waste. The
Industrial Waste Water Discharge Permit No. 9131 was issued in March
1982. As noted above, violations were issued regarding excessive
metals detected in the sample box by the Sanitation Department.

November 2000 - Violation notice from DPW to Countrywide Home
Loans regarding the on site interceptor. Noted was excessive
oil/grease/solids in the pretreatment facilities; required to pump the
grease trap/interceptor and maintain facility in proper working order; and
cap inlet and outlet pipes with plugs and maintain interceptor in a dry

condition.

2004 - New double-walled, 20,000-gallon diesel fuel tank installed
northwest of Central Plant.

September 2006 - Upgrades to secondary containment piping for
20,000-gallon diesel fuel UST located northwest of Central Plant.
Advanced GeoEnvironmental, Inc. completed the Soil Sampling Related
to Piping Upgrade report in October 2006. During the September soil
sampling event, two (2) grab soil samples were collected along the
piping run from a depth of 2' bgs. No hydrocarbons were detected in soil

samples.

April 2007 - A Violation Correction Worksheet was completed for
Countrywide Home Loans under Permit No. 260565 and Violation No.
516422. Apparently Countrywide was discharging waste water from car
wash operations. This activity ceased as the car wash was closed on
March 28, 2007.

January 2010 - An Owner Statement of Designated Underground
Storage Tank (UST) Compliance Requirements form was completed by
Potters Avenue L.P. in order to change ownership. Also in January, a
Unified Program Consolidated Form for Underground Storage Tank was
completed for a diesel generator tank under the business name Potters
Ave L.P. Monitoring was conducted by continuous electronic tank
monitoring of annular interstitial spaces or secondary containment. The
secondary containment was checked on the form and indicated as "dry".

Tank integrity testing was performed annually. No dispensers were
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associated with the tank.

February 2010 - An Industrial Waste Disposal permit (Permit No.
000638619) was issued to Potters Avenue L,P C/O Cushman's
Wakefield for an 800-gallon, 3 compartment clarifier used to treat, store,
dispose of industrial waste materials at the facility. An Inspection
Update record was posted in April 2010, which stated that the clarifier
was not in use, the inlet/outlets were capped and the property was
vacant. A new property owner identified as Edison was to occupy the
site. Southern California Edison was to pay the closure fee per DPW.

May 2010 - An Owner Statement was completed by SCE. The site was
identified as SCE General Office 5.

November 2010 - A Unified Program Consolidated Form for
Underground Storage Tank was completed by SCE, indicating that a
new site plot plan would have been submitted. According to the
Application for Transfer of Hazardous Materials UST Permit (Permit No.
637208) , one (1) UST was permitted at the Subject Property for use by
SCE under property owner, Potters Ave., L.P. The tank was identified
as a 20,000-gallon diesel fuel, double-walled, stand alone tank for the
emergency generator. Annual Monitoring System Certifications are on

file.

August 2012 - Authorization for The Reynolds Group to collect soil
samples was granted. Three (3) soil samples collected beneath the
UST and one (1) soil sample collected beneath piping.

September 2012 - An Application for Closure by permanent UST
removal of a 20,000-gallon diesel fuel tank. An HMS Inspection
Display/Update form was completed indicating that three (3) samples
were collected: one at the east end, one at the south, middle side wall,
and one at the west end side wall. The contractor broke a water line
while attempting to get a piping sample (only one piping sample was
obtained).

September 18, 2012 - UST Closure Report submitted by The Reynolds
Group is provided in Appendix H.
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November 8, 2012 - DPW issued a "No Further Action” letter to SCE for
the removal of one 20,000-gallon UST and is provided in Appendix H.

Los Angeles County
Fire Department,
Health Hazardous
Materials Department
(HHMD),

Certified Unified
Program Agency
(CUPA)

Agency records pertaining to the Subject Property on file with this
agency include the following:

August 2011 - A Clerical Facility Update form was completed for owner,
SCE - Facility ID No. FA0028754. One active DPW, UST (effective date
June 18, 1990); a California Electronic Reporting Surcharge; and
hazardous material handler fee were all listed. A Compliant Form was
completed regarding whether the new handler was also a generator.
The complaint was resolved and the new business was identified as a
handler.

August 2011 - The HHMD completed an Inspection Report on the
occupant at the time, SCE. No significant violations were identified at
the time. Field notes written by the inspector indicated that SCE office
building was a hazardous materials handler for primarily the UST
(diesel) and electrolytes in battery cells. The inspector identified sixty
(60) cell battery units located within two cabinets in the UPS room inside
the building. Additionally, four (4) compressors were observed in one
room located within the Central Plant and four (4) outdated generators in
another room. The compressors were being removed to install a new
generator system. Also observed were four (4) 150-gallon day tanks
containing diesel fuel for each compressor. The day tank fuel was
supplied by one 20,000-gallon UST located outside the Central Plant
and permitted by the DPW. Other chemicals reportedly used on-site
was motor oil for the compressor systems, hydraulic oil for the elevators,
and Freon for the air-conditioning system. Hazardous materials
identified as located on the Subject Property included: diesel fuel
(20,000-gallon UST and 4, 150-gallon day tanks); hydraulic oil (750
gallons in elevator units); Freon 1,1,1,2-Tetrafluoroethane, R134A -
2,640 pounds in Air-conditioning units; motor oil (120 gallons in
compressors); electrolytes in UPS room (60 by approximately 70
pounds) and in Central Plant building (16 by 200 pounds). The Unified
Program Consolidated Contingency and Business Plan was up to date

and no significant violations were identified.

October 2012 - The owner was identified as SCE - General Office
Building #5, Facility ID No. FA0028754. General Health Program
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Elements listed as inactive or active and billable included:

- DPW/UST listed as inactive with an effective date of June 1990;

- A less than 10,000-gallon AST listed as active with an effective date of
October 2012; and

- Hazardous materials handler listed as active with an effective date of
August 2000 and date of last inspection August 2011. A Complaint
Form was completed regarding the on-site AST and the amount of
petroleum products it contained (between 1,320 and 1,500 gallons), the
guantity would determine whether or not a permit (3701 permit) was
required. The complaint was dismissed.

Facility Inspections were completed by the fire department in November
2016, December 2019, and April 2023. No violations were identified
during these inspections. The following Hazardous Materials Inventory
was detailed during the 2016 inspection, and the following was
identified: 50 gallons each of Sulfuric Acid, Palmaleic Acid, Sodium
Hypochloride, Bellacid, and 200 gallons of hydraulic fluid used for
elevators.

Methane

According to the DPW Solid Waste Information Management Systems
website
(https://dpw.lacounty.gov/epd/swims/OnlineServices/search-methane-ha

zards-esri.aspx), the Subject Property is not located within 300 feet of

one or more oil or gas wells or 1,000 feet of a methane producing site.
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6.0 Property Reconnaissance

6.1 Methodology

On August 17, and November 28, 2023 Converse visited the Subject Property to
evaluate present use and to identify observable environmental conditions at the Subject
Property. Our methodology involved walking the perimeters, center lines, and
accessible interior areas of the buildings while noting observed evidence of present and
potential environmental concerns.

Mr. Mark Chapman, SCE Electrical Engineer, escorted Converse on both days of the
reconnaissance. Mr. Chapman has been with SCE for 39 years.

A field-generated map is provided in Appendix B. Pertinent Property photographs are
provided in Appendix C.

6.2 Limiting Conditions

Converse's findings are based on the Subject Property conditions observed on Thursday
August 17, and Tuesday November 28, 2023.

6.3 Interior Observations of Property

During our Subject Property visit, Converse made the following observations of the
interior of the Subject Property's building(s):

Interior Observations of Property

Item or Condition Observed Comments
Evidence?
Hazardous Substances & Yes Sixteen (16) batteries located on a raised floor
Petroleum Products: appeared adjacent to 24 cell batteries located in a

cabinet in MDF Room 1C9-01. The batteries are
used to power the phone room. No staining was
observed.

Thirty (30) cell batteries located in cabinets was
observed in Room 1F14-02. The batteries are used
to power chiller plant controls. Mr. Chapman stated
that the batteries were changed out every 5 years
and routinely checked for leakage. No staining

observed.

Four (4) Titan dual containment tank systems
containing water treatment chemicals: cooling water
treatment product (CW024X); Multi-Chlor; MB-11.5;
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Observed

Evidence?

Comments

and sulfuric acid 50% are located in the Central
Plant Chiller Room. Four bags of Instant Spill
Absorber were also observed in the chiller room. A
binder containing MSDS is located near the water

treatment chemicals.

Several small containers (pint, small bottles) of
primer, pump oil, glue, plumber paste, and spray
paint were observed in storage cabinets located in
Central Plant storage room. No staining was
observed.

Two Cleaver Brooks boilers are located in the
Central Plant Boiler Room. Application for Rule 222
Form 222-B is posted. According to Mr. Chapman,
the boilers were installed in December 2010.

The cooling towers are located on the open air roof
of the Central Plant.

Storage Tanks & Related
Equipment:

Yes

Four (4) standby emergency generators were
formerly located in the Central Plant. The generators
have been removed. Large raised concrete pads
were also observed in the Central Plant Switchgear
Room, UPS Room, and second floor area, and
formerly used to house equipment. A concrete
bermed area was also observed on the second floor
adjacent to an expansion tank, and according to Mr.
Chapman, may have used to store water treatment
chemicals.

Five hydraulic powered elevators service the
building. No signs of staining was observed on the

concrete floor in equipment rooms.

Odors:

No

Indoor Air Quality release of
hazardous substances or

petroleum products

No

40
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Item or Condition Observed Comments
Evidence?

Standing Surface Water or No

Other Pools of Liquid:

Drums & Other Containers Yes See above.

of Hazardous Substances,

Petroleum Products, or

Other Unidentified

Contents:

Transformers or Equipment No Two high voltage pad-mounted transformers were

containing Polychlorinated observed in an electrical room located on north side

Biphenyls (PCBs): of Central Plant. Mr. Chapman stated that three old
transformers were removed 3 years ago and the new
transformers were installed.

Several dry-type transformers are located within the
building's IDF and MDF rooms, which are located on
each floor of the office building, and Central Plant.

Heating/Cooling System: Yes Central Plant consisting of chillers and boilers
provide cooled and heated air throughout the
building via air ducts.

Located in Electrical Room 1F14-01 was an
abandon refrigeration unit located within a concrete
bermed area. According to Mr. Chapman there are
no package units and therefore, no Freon is utilized
at the Subject Property. Freon use was identified by
Los Angeles County Fire Department inspector in
2011 for use in the air-conditioning system.

Stains or Corrosion on No

Floors, Walls, or Ceilings:

Drains and Sumps: Yes Floor drains were observed in the Central Plant
Boiler Room and Generator Room, and office
building mechanical room, restrooms and Cafe
Central areas.

Mop sinks were observed in janitorial rooms on each
floor.
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Additional Comments
In addition to the above items, Converse also observed the following:

* One (1) 55-gallon drum of vegetable-based hydraulic fluid, left behind by
ThyssenKrupp (elevator maintenance company), was observed next to an
elevator equipment room.

» General household cleaning supplies were observed in a fenced in area
located on the first floor facilities area. Cleaners were contained in 1-gallon
containers and stored on shelving.

» Several 1-gallon size containers of cleaning products (floor finish, spray buff)
was observed in Central Plant storage room.

» Water pipes located along the west wall of the Central Plant emergency
generator room was identified as "Unsafe Water".

6.4 Exterior Observations of Property

During our Subject Property visit, Converse made the following observations of the
exterior of the Subject Property:

Exterior Observations

Item or Condition Observed Comments
Evidence?
Hazardous Substances & No

Petroleum Products:

Storage Tanks & Related Yes Formerly located exterior to the northwest corner of
Equipment: the Central Plant in a concrete enclosure were
aboveground fill and pipe suction pumps for fuel oil
supply and return. Pipes were observed in place.
Located along the west side of the Central Plant was
a secondary containment system where above

ground delivery piping was contained.

Odors: No
Standing Surface Water or No
Other Pools of Liquid:

Drums & Other Containers No

of Hazardous Substances,
Petroleum Products, or
Other Unidentified

Contents:

Transformers or Equipment No One pad-mounted electrical transformer was

containing Polychlorinated observed located on the northern boundary for use

Biphenyls (PCBs): in Electric Vehicle charging stations. The EV
stations have been removed.

Pits, Ponds, or Lagoons: No
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Item or Condition Observed Comments
Evidence?

Stained Soil or Pavement: No

Stressed Vegetation (other No

than from insufficient

water):

Evidence of Mounds, No

Depressions or Filled or

Graded Areas Suggesting

Trash or Other Solid Waste

Disposal:

Waste Water or any Yes A 3-stage interceptor was observed in the parking lot

discharge (including storm at the southwest side of the Office Building. Mr.

water) into a Drain, Ditch, or Chapman indicated that a restaurant once occupied

Stream on or Adjacent to the 3rd floor of the building and likely waste water

the Property: from the kitchen was conveyed to the interceptor
prior to entering the public sewer system.
Additionally, a 3-stage clarifier is located in a loading
dock at the southeast end of the Office Building.
Photo processing waste was piped to this clarifier
prior to waste water entering the public sewer
system. Elevated levels of metals were identified
during past sampling events by DPW.
Concrete swales were observed in the parking lot
and used to convey storm water to the public utility.
Storm drains are located in the loading dock area
and south of the loading dock.
An apparent storm water drain was observed at the
southwest corner of the Subject Property parking lot.

Wells (active, inactive, or Yes According to plans reviewed at the DPW office, three

abandoned): water wells were located along the north side of the
Subject Property and were to be abandoned during
the construction of the existing office building. Also
noted on the plan was a comment identifying a
concrete irrigation box and all irrigation piping was to
be removed during construction.
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Item or Condition Observed Comments
Evidence?

Septic Systems or No

Cesspools:

Prior Structures: Yes Drawings from the Sanitation Districts and DPW
identified a heliport and holding tank formerly located
on the Subject Property as early as 1981. According
to the Tank Schedule, the location of the 224-gallon
tank was Mechanical Room 428.

A diesel fuel 20,000-gallon capacity, single-wall UST
was formerly located north of the Central Plant and
removed in 1995.

A diesel fuel 20,000-gallon capacity, double-walled
UST was formerly located northwest of the Central
Plant and removed in 2012.

As identified above, three water wells were located
along the north side of the Subject Property as well
as a concrete irrigation box and irrigation piping. All
are presumed to have been removed during
construction of the existing building.

According to a 1982 blueprint, reviewed at DPW, it
appears that "underground lube oil storage & waste
tanks" were located at the northwest corner of the
Central Plant.

Roads, Tracks, Railroad No The Subject Property fronts onto Walnut Grove

Tracks or Spurs: Avenue on the east. Former access to and from the
Subject Property was located west of the Subject
Property from Yarrow Street. This access point has
been blocked with a CMU wall.

Suspect Asbestos No

containing Building

Materials released into the

environment

Suspect Lead-based Paint No

released into the

environment
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Item or Condition Observed Comments
Evidence?
Suspect PCB Caulk, Paint No

or Ballasts released into the

environment

Additional Comments
In addition to the above items, Converse also observed the following:
» A sewer lift station is located in the parking lot southwest of office building.

» Fire Department Connection (FDC) standpipe system is located on the
northeast side of the Subject Property.

6.5 Current Uses of Adjoining Properties

Based on our research and observations during our Subject Property visit, the Subject
Property is bordered by the following:

Adjoining Property Use
Direction Current Development
North Panda Restaurant Group (1683 Walnut Grove Avenue).
Northeast Walnut Grove Avenue followed by Whittier Narrows Golf Course (8640 Rush
Street).
Northwest Panda Restaurant Group (1683 Walnut Grove Avenue).
South University of the West (1409 Walnut Grove Avenue).
Southeast Walnut Grove Avenue followed by Whittier Narrows Golf Course (8640 Rush
Street).
Southwest Residential
East Walnut Grove Avenue followed by Whittier Narrows Golf Course (8640 Rush
Street).
West Residential

6.6 Current Uses of Surrounding Area

Based on our research and observations during our Subject Property visit, the
surrounding area of the Subject Property consists of commercial and residential uses.
No current or past uses were observed identified in the Subject Property visit, interviews
or records review that would indicate Recognized Environmental Conditions in
connection with the subject property.
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7.0 Interviews

During the interviews, the owners and occupants were asked if they had any available
documents that would be helpful. The documents that were requested are detailed in Section

4.0 of this report:

Interview:

Comments:

Property Owner:

According to Mr. Mark Chapman, Electrical Engineer with SCE, the
Subject Property was purchased in 2009. Mr. Chapman indicated that
the entire 4-story office building was completely gutted (walls, flooring)
and all new electrical was installed prior to SCE occupying the building.
Additionally, new structural I-beams were installed throughout the office
building to provide seismic bracing throughout. Mr. Chapman stated that
to his knowledge all fire doors remain as the original doors and the
raised flooring system located throughout cubicle areas was not
replaced. The raised floor was installed to accommodate conduit/wiring
to power cubicles. Mr. Chapman stated that Pre Action Rooms, located
on each floor, housed fire suppression systems (fire pumps); however,
most have been removed. Mr. Chapman stated that the cafeteria
formerly located on the 3rd floor was removed at the beginning of
COVID in order to construct conference rooms. Each floor now has its
own Cafe Central (kitchen area, vending machines and seating area).

Mr. Chapman stated that CBRE was contracted to maintain all HVAC
equipment in the Central Plant, including the water treatment system,
which was contracted to Titan for service and repairs. Mr. Chapman
stated that the small Conex boxes located on the west side of the

Subject Property parking lot, are used to store emergency materials.

Mr. Chapman indicated that prior uses or occupants of the Subject
Property included Ticor and Countrywide Home Loans. Mr. Chapman
was unaware of any environmental issues associated with the Subject
Property.

Tenant/ Occupant:

Mr. Chapman escorted Converse on the two Subject Property
reconnaissance days. No other tenant or occupant interviews were
conducted.

State or Local
Government
Officials:

Other than the information provided in Section 5.4, no other information

was provided by a government official.
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Interview:

Comments:

Owners and
Occupants of
Neighboring
Sites:

No interviews of owners or occupants of neighboring sites were

conducted.
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8.0 Findings & Opinions

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

The Subject Property consists of a 4-story office building and detached Central Plant building.
SCE occupied the Subject Property beginning in 2009 and began relocating their operation
off-site in June 2023. By November/December 2023, SCE had vacated the building. Former
building occupants included California Federal Bank as a computer center, Tycor and
Countrywide Home Loans.

Historically, the Subject Property appeared as undeveloped with a possible creek entering the
Subject Property from the northwest as early as 1894 to at least 1924. By 1928 until at least
1948, the Subject Propert?/ appeared as agricultural or undeveloped land having multiple
small structures (residential or farm-type buildings) and an unlined creek dividing the parcel in
half. By 1964, multiple structures (farm-type buildings) appeared only along the northern
boundary, the creek remained and the remaining areas appeared as agricultural land. By
1977, one structure appeared at the southeast corner of the Subject Property and the creek
no longer appeared present. By 1982, the Subject Property appeared in its present day
configuration. Plans reviewed at the DPW office, indicated that three (3) water wells and a
concrete irrigation box were located along the north side of the Subject Property. The water
wells were to be abandoned, and the irrigation box and all irrigation piping was to be removed
during construction of the office building.

A prior Limited Phase | ESA was completed for the Subject Property in December 2021 by
EDI. Only exterior areas of the Subject Property were observed. The interior of the office
building and Central Plant were not observed. SCE occupied the site at the time, and no
environmentally sensitive business practices were identifled by EDI. EDI did identify the
removal of a 20,000-gallon diesel fuel tank in September 2012 and subsequent closure and
the removal and closure of the former 20,000-gallon diesel fuel UST that was removed in
1995. EDI concluded that no recognized environmental conditions were identified associated
with the Site. However, the past release associated with the UST that was removed in the mid
1990s was identified as an historical recognized environmental condition, and no longer an
environmental concern. No further assessment was recommended by EDI.

During Converse's Subject Property reconnaissance, the following items were observed on
the interior of the buildings:

» Battery cells were observed within a cabinet or on a raised floor in MDF Room 1C9-01
and Room 1F14-02. No staining leaks or staining observed.

« Water treatment chemicals, stored in 55-gallon or larger drums were observed in the
Central Plant Chiller Room. No leaks or staining observed.

* Primer, pump oil, glue, plumber paste, and spray paint (pint size or spray can) were
ogserveg in storage cabinets located in Central Plant storage room. No leaks or staining
observed.

» Boilers and chillers are located in the Central Plant.

» Formerly four (4) standby emergency generators occupied an area in the Central Plant.
The generators have been removed.

» Large raised concrete pads were also observed throughout the Central Plant and
appear to be former equipment locations.

» A concrete bermed area located on the second floor adjacent to an expansion tank may
have used to store water treatment chemicals.

* Five hydraulic powered elevators service the building. No signs of staining was
observed on the concrete floor in equipment rooms.

 Two high voltage pad-mounted transformers were observed in the Central Plant
electrical room. These transformers were installed 3 years ago.
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One (1) 55-gallon drum of vegetable-based hydraulic fluid was observed adjacent to an
elevator equipment room.
General household cleaning supplies were observed in a first floor facilities area.

During Converse's Subject Property reconnaissance, the following items were observed on
the exterior of the buildings:

A concrete enclosure formerly containin%; aboveground fill and pipe suction pumps for
fuel oil supply and return was observed located exterior to the northwest corner of the
Central Plant. Pipes were observed in place.

Located along the west side of the Central Plant was a secondary containment system
where above ground deliverg piping was contained.

A 3-stage interceptor was observed in the parking lot at the southwest side of the Office
Building, possibly used to filter waste water from restaurant operations.

A 3-stage clarifier was observed located in a loading dock at the southeast end of the
Office Building and used to filter waste water from former photo processing waste. DPW
records indicate that elevated levels of metals (silver) have been detected in the clarifier
sample box.

A sewer lift station is located in the parking lot southwest of office building.

FDC standpipe system is located on the northeast side of the Subject Property.

A Gabriel Valley Water Company (SGVWC) booster pump station (easement) is located
in an enclosure at the southeast corner of the Subject Property.

Former structures identified as located on the Subject Property:

A heliport, formerly located on the roof, and a 224-gallon holding tank formerly located in
Mechanical Room 428 occupied the Subject Property as early as 1981.

A diesel fuel 20,000-gallon capacity, single-wall UST was formerly located north of the
Central Plant and removed in 1995.

A diesel fuel 20,000-gallon capacity, double-walled UST was formerly located northwest
of the Central Plant and removed in 2012.

Three water wells were located along the north side of the Subject Property as well as a
concrete irrigation box and irrigation é)iping. All are presumed to have been removed
during construction of the existing building.

Underground lube oil storage & waste tanks were identified as located at the northwest
corner of the Central Plant, according to a 1982 blueprint, reviewed at DPW.

The Subject Property was identified in the regulatory database report:

California Federal Bank is listed on the RGA LUST, EMI, HIST CORTESE, CORTESE,
LUST, CA FID UST, SWEEPS UST, WIP, HWTS, HAZNET, and LA HMS databases.
According to the LUST database, Cal Fed is listed with a status of "Completed - Case
Closed" as of July 31, 1996 for the removal of one (1) 20,000-gallon UST, which was
removed in 1995. Contaminated soil was excavated and disposed of off-site. Cal Fed is
listed on the HAZNET database for manifesting various quantities of hazardous wastes
beginning in 1999. Wastes included unspecified solvent mixture; aqueous solution with
total organic residues less than 10 percent; liquids with pH<=2; waste oil and mixed oil;
and unspecified organic liquid mixture.

Southern California Edison General Office 5 is listed on the HWTS, HAZNET, CERS,
RCRA NonGen / NLR, FINDS, and ECHO databases. SCE is listed on the HAZNET
database for manifesting various quantities of hazardous wastes beginning in 1995 to
2013. Wastes included photo chemicals / photo processing waste in 1993; aqueous
solution with total organic residues less than 10 percent in 2006; agqueous solution with
total organic residues 10 percent or more in 1995; liquids with pH<=2; waste oil and
mixed oil in 1995; unspecified organic liquid mixture in 2000 and 2012; tank bottom
waste in 2012| adhesives in 2000; and unspecified oil-containing waste in 2013. Los
Angeles County Fire Department compliance evaluation inspection of the Subject
Property in 2016 and 2019 identified no violations.
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» Countrywide Home Loans is listed on the LA HMS, HWTS, and HAZNET databases.
Countrywide Home Loans is listed on the HAZNET database for manifesting various
guantities of hazardous waste beginning in 2001 to 2007. Wastes included
polychlorinated biphenyls (PCBs) and material containing PCBs in 2001); aqueous
solution with total organic residues less than 10 percent in 2003, 2006; and 2007.

* Cushman & Wakefield is listed on the HWTS and HAZNET databases. Cushman &
Wakefield is listed on the HAZNET database for manifesting various quantities of
hazardous waste in 2010. Wastes included off-specification, aged, or surplus organics;
off-specification, aged, or surplus inorganics; other inorganic solid waste; unspecified
oil-containing waste; organic liquids (non-solvents) with halogens; aqueous solution with
total organic residues less than 10 percent; waste oil and mixed oil.

» Potters Avenue LP is listed on the LA HMS database with a permit status of "closed".

» SEE, Facility ID No. 000599-047215 is listed on the LA HMS database with an "open”
status. It is unclear what company the listing name refers to. Could be a typo and refer
to SCE.

Based on the above, the following were or were not identified:

Recognized Environmental Conditions (RECs): The following RECs pertaining to the
Subject Property were identified during this assessment.

« The historical pipe suction pumps for fuel oil supply and return located exterior to the
northwest corner of the Property building.

* Historical underground lube oil storage & waste tanks located exterior to the northwest
corner of the building.

* The historical use of the clarifier and interceptor.

» The historical creek traversing the Subject Property potentially transporting agricultural
chemicals (pesticides, herbicides) onto the Subject Property.

Controlled Recognized Environmental Conditions (CRECs): No CRECS pertaining to the
Subject Property were identified during this assessment.

Historical Recognized Environmental Conditions (HRECs): The following HRECs
pertaining to the Subject Property were identified during this assessment.

» The two (2) historical 20,000-gallon USTs exterior to the north and northwest corner of the
Property building and subsequent closure by regulatory agencies.

Significant Data Gaps: The following data gaps were identified during this assessment.

« Historical underground lube oil storage & waste tanks located exterior to the northwest
corner of the building.
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9.0 Conclusions & Recommendations

Converse has performed a Phase | Environmental Site Assessment in general conformance
with the scope and limitations of ASTM Practice E1527-21 for 1515 Walnut Grove Avenue, in
the City of Rosemead, Los Angeles County, California. Any exceptions to, or deletions from,
this practice are described in the Limitations and Exceptions of Assessment section of this
report. This assessment has revealed the following recognized environmental conditions,
controlled recognized environmental conditions, and/or significant data gaps in connection
with the Subject Property except for the following:

The historical pipe suction pumps for fuel oil supply and return located exterior to the
northwest corner of the Property building.

Historical underground lube oil storage & waste tanks located exterior to the northwest
corner of the building.

The historical use of the clarifier and interceptor.

The historical creek traversing the Subject Property potentially transporting agricultural
chemicals (pesticides, herbicides) onto the Subject Property.

Historical underground lube oil storage & waste tanks located exterior to the northwest
corner of the building.

Based on this assessment, a recommendation for further assessment appears warranted. A
Phase Il scope of work, which includes soil sampling and soil vapor sampling, has been
proposed and approved. The additional assessment is pending at this time.
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10.0 Deviations & Limitations

No deviation(s) from the ASTM Standard Practice were encountered during this assessment.
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11.0 Additional Non-Scope Services

There are environmental issues outside the scope of the ASTM E1527-21 that can be
assessed in connection with a commercial real estate transaction. These are dealt with as
non-scope considerations since they do not typically present a Superfund Liability. The
specific level of inquiry (if any) is defined in the Proposal which contains a Scope of Work.
These non-scope services are very client specific and not covered by the ASTM standard.
They are frequently related to the business environmental risk which is defined in the
standard as "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".

No non-scope issues were addressed during this assessment. However, as part of the overall
assessment of the Subject Property, additional work will be completed including an asbestos
and lead-based paint survey, an inventory of other hazardous materials and a Phase Il ESA.
These additional surveys will be discussed under separate covers.

No non-scope issues were addressed during this assessment.
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12.0 Signature of Environmental Professional

| declare that, to the best of my professional knowledge and belief, | meet the definition of
Environmental Professional as defined in A8312.10 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. | have developed and
performed the all appropriate inquiries in conformance with the standard and practices set
forth in 40 CFR Part 312.

Site Assessor %MM-

Laura Cattaneo
Sr. Staff Environmental Scientist

] -:}{\/F LN :L/___.\:-;:—(' ha /? e -
Senior Reviewer E )

Laura Tanaka
Principal Environmental Scientist

%@Mm ey

Laura Cattaneo - Sr. Staff Environmental Scientist

This Phase | ESA was completed by the above Environmental Professional. A complete
list of preparers, and their responsibilities for this assessment, is provided in the
following section (Section 13.0, List of Preparers).
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13.0 List of Preparers

Laura Tanaka o
Principal Environmental Scientist

B.S., Biology, California State Polytechnic University, Pomona, 1987
Cal/OSHA Asbestos Consultant, 11-4708

CDPH Certified Lead Inspector/Assessor, #1-3086

CDPH Certified Project Designer, #D-3086

CDPH Certified Project Monitor, #M-3086

Ms. Tanaka is currently responsible for the day-to-day operations of the Costa Mesa office.
Ms. Tanaka has 32 years experience with Phase | and Il ESAs, Preliminary Endangerment
Assessments, asbestos surveys, lead-based paint surveys, abatement monitoring, as well as
hazardous material audits, completing business plans, and SCAQMD permitting. Current
duties at Converse include project management, business development and client
maintenance, conducting/managing ESAs, and completing third party documents reviews.

Principal area of responsibility for this ESA report: Project Management, Client Point of
Contact, Report Generation, and Report Review.

Michael A. Van Fleet
Senior Geologist

B.A. Earth Science, University of California, Santa Cruz, 1999
Professional Geologist; California No. 7869, Washington No. 2900

Mr. Van Fleet has over 20 years of experience working as a geologist in the states of
California and Washington. The majority of his project experience has been in the areas of
environmental assessment and subsequent remediation, but also includes experience in
groundwater development. Mr. Van Fleet's experience includes: collection of soil matrix, soll
vapor, and groundwater samples; geologic logging of earth materials; designing well
completion parameters; regulatory interaction; design and operation of soil vapor and
groundwater remediation systems; staff and project management; report preparation and
review; and monitoring of contractor activities.

Principal area of responsibility for this ESA report: Report Generation, and Report Review.

Laura Cattaneo
Senior Staff Environmental Professional

B.S., Biology, California State Polytechnic University, San Luis Obispo, 1990
Cal/OSHA Asbestos Consultant

Ms. Cattaneo has 28 years experience with Phase | Environmental Site Assessment and
Asbestos Surveys. She has performed assessments on a variety of industrial, commercial
and residential property in California and the western United States. Her experience with
Asbestos Surveys has included surveys for financial institutions, real estate developers and
telecommunication companies. Ms. Cattaneo has surveyed structures in Los Angeles,
Orange, Santa Barbara, and San Diego counties.

Principal area of responsibility for this ESA report: Project Management, Client Point of
Contact, Historical Research, Regulatory Agency Interaction, Property Reconnaissance,
Interviews, Report Generation, and Report Review.
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15.0 List of Acronyms

The following is a list of acronyms that may have been noted in the report. This is not an all
inclusive list and may include acronyms that are not found in your report but are commonly
utilized in environmental assessments. Additional acronyms pertaining to regulatory agency
documents/listings can be found in the regulatory database report, which is provided as an
appendix to this report.

AALl - All Appropriate Inquiries

ACM - Asbestos-containing Material

APN - Assessor’s Parcel Number

APCD - Air Pollution Control District

AQMD - Air Quality Management District

AST - Aboveground Storage Tank

ASTM - American Society of Testing and Materials

AUL - Activity Use Limitation

BER - Business Environmental Risk

BTEX - Benzene, Toluene, Ethylbenzene, and Xylenes

Cal/EPA - California Environmental Protection Agency

CalGEM - (California Department of Conservation), Geologic Energy Management Division
CERCLA - Comprehensive Environmental Response, Compensation and Liability Act

CFR - Code of Federal Regulations

CREC - Controlled Recognized Environmental Condition 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).

CUPA - Certified Unified Protection Agencies

de minimis condition - 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 a REC nor a CREC.

DOC - (California) Department of Conservation

DPW - (Los Angeles County) Department of Public Works

DTSC - Department of Toxic Substances Control

DWP - (City of Los Angeles) Department of Water and Power

EDR - Environmental Data Resources
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EHD - Environmental Health Department

EP - Environmental Professional

EPA - United States Environmental Protection Agency

ESA - Environmental Site Assessment

ERIS - Environmental Risk Information Systems

(X)FD - (City/County)Fire Department

HMS - Hazardous Material Site

HREC - Historic Recognized Environmental Condition: 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).

HVAC - Heating, Ventilation, Air Conditioning

IAQ - Indoor Air Quality

LACSD -Los Angeles County Sanitation Districts

LBP - Lead-based Paint

LLP - Landowner Liability Protections

LQG - Large Quantity Generator

LUST - Leaking Underground Storage Tank

mg/kg - milligram per kilogram

mg/L - milligram per Liter

MSL - Mean Sea Level

MTBE - Methyl Tertiary Butyl Ether

ND - None Detected

NFA - No Further Action

NOV - Notice of Violation

PEC - Potential Environmental Concern

PFAS - Perfluoroalkyl and Polyfluoroalkyl Substances

PHMSA - US Department of Transportation, Pipeline and Hazardous Materials Safety
Administration

PCB - Polychlorinated biphenyls

PCE - Perchloroethylene or Tetrachloroethylene
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pCi/L - picoCuries per Liter

ppb - parts per billion

ppm - parts per million

PRP - Potential Responsible Party

RCRA - Resources Conservation and Recovery Act

REC - Recognized Environmental Condition; (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.

RP - Responsible Party

RWQCB - Regional Water Quality Control Board

SCAQMD - South Coast Air Quality Management District

SDS - Safety Data Sheets

SQG - Small Quantity Generator

SVOC - Semi-volatile Organic Compound

TCE - Trichloroethylene or Trichloroethene

TPH Total Petroleum Hydrocarbons

Mg/L - micrograms per Liter

USGS - United States Geological Survey

UST - Underground Storage Tank

VCP - Voluntary Cleanup Program

VOCs - Volatile Organic Compounds
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Appendix A -

Application for Authorization to Use



Geotechnical Engineering, Environmental & Groundwater Science, Inspection & Testing Services

@E Converse Consultants

Application for Authorization to Use

TO: Converse Consultants
Environmental Department
717 South Myrtle Avenue
Monrovia, California 91016

Project Title & Date:

Project Address:

FROM: (Please identify name & address of person/entity applying for permission to use the
referenced report.)

Applicant hereby applies for permission to use
the referenced report in order to:

Applicant wishes or needs to use the referenced report because:

Applicant also understands and agrees that the referenced document is a copyrighted
document and shall remain the sole property of Converse Consultants. Unauthorized use or
copying of the report is strictly prohibited without the express written permission of Converse
Consultants. Applicant understands and agrees that Converse Consultants may withhold such
permission at its sole discretion, or grant such permission upon agreement to Terms and
Conditions, such as the payment of a re-use fee, amongst others.

Applicant Signature:

Applicant Name (print):

Title:

Date:
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Appendix B -

Property Plans
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FIGURE 1 - PROPERTY LOCATION MAP
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Parking lot located on east side of Property building.

.

Converse Project No. 23-41-155-01
Copyright 2022 Converse Consultants



Subject Property building main entrance.

Converse Project No. 23-41-155-01
Copyright 2022 Converse Consultants



View of west side of Subject Property building and parking lot looking
northeast.

Parking lot located on west side of Subject Property.

Converse Project No. 23-41-155-01
Copyright 2022 Converse Consultants



Parking area located on south side of building.

Converse Project No. 23-41-155-01
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Loading dock on south side of Property building.

Interceptor located at southwest corner of Property building.

Converse Project No. 23-41-155-01
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Sewer lift station in west parking lot.

Converse Project No. 23-41-155-01
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View of interior looking south from 4th floor.
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Office area.

Office and lounge area.
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Typical cafe on each floor.

Floor drain in HYAC room

Converse Project No. 23-41-155-01
Copyright 2022 Converse Consultants



Typical janitorial room on each floor.

Typical electrical room on each floor.

Converse Project No. 23-41-155-01
Copyright 2022 Converse Consultants



Elevator equipment room.

S :
Batteries located in 1st floor MDF room.
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Loading dock.

First floor utility area.

Converse Project No. 23-41-155-01
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Typical household cleaners in utility area.

Hydraulic Oil located adjacent to 1st floor equipment room.

Converse Project No. 23-41-155-01
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San Gabriel Valley Water Company pump station located at southeast corner
of Property.

San Gabriel Valley Water Company pump station equipment.

Converse Project No. 23-41-155-01
Copyright 2022 Converse Consultants



Cooling towers located on roof of Central Plant.

Chillers located in Central Plant.

Converse Project No. 23-41-155-01
Copyright 2022 Converse Consultants



Central Plant boiler room.

Fill and pipe suction pumps for fuel oil supply and return.

Converse Project No. 23-41-155-01
Copyright 2022 Converse Consultants



Secondary containment system for above ground delivery piping on west side
of Central Plant.

Bermed area on 2nd floor of Central Plant may have stored water treatment
chemicals.

Converse Project No. 23-41-155-01
Copyright 2022 Converse Consultants
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Water treatment chemicals in Central Plant.

Conex boxes formerly stored emergency gear.

Converse Project No. 23-41-155-01
Copyright 2022 Converse Consultants



Floor drain in loading dock.
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SCE transformer room.
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Fidelity National Title Company
%nn 4210 Riverwalk Parkway, Suite 100, Riverside, CA 92505
Phone: (951) 710-5900¢ Fax: (951) 710-5955

Issuing Policies of Fidelity National Title Insurance Company

Title Officer: Andrew Margo (MA-RIV) Order No.: 987-30103603-MAM
Escrow Officer: Major Accounts OAC

TO:

Lewis Management Corp
1156 N. Mountain Avenue
Upland, CA 91786

ATTN: Araceli Aguilera
YOUR REFERENCE:

PROPERTY ADDRESS: 1515 Walnut Grove Avenue, Los Angeles, CA

PRELIMINARY REPORT

In response to the application for a policy of title insurance referenced herein, Fidelity National Title Company
hereby reports that it is prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title
insurance describing the land and the estate or interest therein hereinafter set forth, insuring against loss which
may be sustained by reason of any defect, lien or encumbrance not shown or referred to as an exception herein
or not excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations or Conditions of
said policy forms.

The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said policy or
policies are set forth in Attachment One. The policy to be issued may contain an arbitration clause. When the
Amount of Insurance is less than that set forth in the arbitration clause, all arbitrable matters shall be arbitrated at
the option of either the Company or the Insured as the exclusive remedy of the parties. Limitations on Covered
Risks applicable to the CLTA and ALTA Homeowner’s Policies of Title Insurance which establish a Deductible
Amount and a Maximum Dollar Limit of Liability for certain coverages are also set forth in Attachment One.
Copies of the policy forms should be read. They are available from the office which issued this report.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the
issuance of a policy of title insurance and no liability is assumed hereby. If it is desired that liability be assumed
prior to the issuance of a policy of title insurance, a Binder or Commitment should be requested.

The policy(s) of title insurance to be issued hereunder will be policy(s) of Fidelity National Title Insurance
Company, a Florida Corporation.

Please read the exceptions shown or referred to herein and the exceptions and exclusions set forth in
Attachment One of this report carefully. The exceptions and exclusions are meant to provide you with
notice of matters which are not covered under the terms of the title insurance policy and should be
carefully considered.

It is important to note that this preliminary report is not a written representation as to the condition of title
and may not list all liens, defects and encumbrances affecting title to the land.

Countersigned by:

Cl___

Authorized Signature

CLTA Preliminary Report Form — Modified (11/17/06) Page 1



. Fidelity National Title Company
%nn 4210 Riverwalk Parkway, Suite 100, Riverside, CA 92505
Phone: (951) 710-5900¢ Fax: (951) 710-5955

PRELIMINARY REPORT

EFFECTIVE DATE: June 1, 2023 at 7:30 a.m.
ORDER NO.: 987-30103603-MAM
The form of policy or policies of title insurance contemplated by this report is:

ALTA Extended Owners Policy (6-17-06)

1. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO
COVERED BY THIS REPORT IS:
A FEE

2. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:

THE SHURL & KAY CURCI FOUNDATION, a California nonprofit public benefit corporation
3. THE LAND REFERRED TO IN THIS REPORT IS DESCRIBED AS FOLLOWS:

See Exhibit A attached hereto and made a part hereof.

CLTA Preliminary Report Form — Modified (11/17/06) Page 2
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PRELIMINARY REPORT Fidelity National Title Company
Your Reference: Order No.: 987-30103603-MAM

EXHIBIT A
LEGAL DESCRIPTION

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF LOS ANGELES IN THE COUNTY
OF LOS ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

LOT 23 OF TRACT NO. 701 OF THE RANCHO POTRERO GRANDE, IN THE CITY OF ROSEMEAD, IN THE
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 16 PAGES 110
AND 111 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

EXCEPT THE EASTERLY 10 FEET THEREOF.

ALSO EXCEPT ALL OIL, GAS AND MINERAL SUBSTANCES, TOGETHER WITH THE RIGHT TO EXPLORE
FOR AND EXTRACT SUCH SUBSTANCES, PROVIDED THAT THE SURFACE OPENING OF ANY WELL,
HOLE, SHAFT, OR OTHER MEANS OF EXPLORING FOR, REACHING OR EXTRACTING SUCH
SUBSTANCES SHALL NOT BE LOCATED WITH THE ROSEMEAD REDEVELOPMENT PLAN, PROJECT
AREA NO. 1 AND SHALL NOT PENETRATE ANY PART OF PORTION OF SAID PROJECT AREA WITHIN 500
FEET OF THE SURFACE THEREOF, AS EXCEPTED IN FINAL ORDER OF CONDEMNATION, LOS ANGELES
COUNTY SUPERIOR COURT CASE NO. C-306702, A CERTIFIED COPY THEREOF BEING RECORDED ON
APRIL 21, 1980 AS DOCUMENT NO. 80-400555 OFFICIAL RECORDS.

APN: 5279-027-001

CLTA Preliminary Report Form — Modified (11/17/06) Page 3
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PRELIMINARY REPORT Fidelity National Title Company
Your Reference: Order No.: 987-30103603-MAM

EXCEPTIONS

AT THE DATE HEREOF, ITEMS TO BE CONSIDERED AND EXCEPTIONS TO COVERAGE IN ADDITION TO
THE PRINTED EXCEPTIONS AND EXCLUSIONS IN SAID POLICY FORM WOULD BE AS FOLLOWS:

A. Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes
to be levied for the fiscal year 2023-2024.

B. Any matters arising with regard to assessments of documentary transfer tax related to the measures
below.

NOTICE: Certain cities in Los Angeles County impose a documentary transfer tax that is in addition to
the Los Angeles County documentary transfer tax of $.55 per $500 ($1.10 per $1,000) based upon the
purchase price or value of the property transferred. Additional transfer tax is imposed by the following
cities in Los Angeles County:

Culver City

Los Angeles
Pomona
Redondo Beach
Santa Monica

For details about these taxes, please contact your title officer or escrow officer. Please be advised that,
in the City of Santa Monica, effective March 1, 2023, for transfers of property with a sale price or value of
$8,000,000 or more, there will be a new, additional transfer tax of $5.60 per $100 ($56.00 per $1,000). In
the City of Los Angeles, effective April 1, 2023, for transfers of property with a sale price or value of
$5,000,000 up to $10,000,000, there will be a new, additional transfer tax of 4% of the entire sale price or
value; for transfers with a sale price or value of $10,000,000 or more, there will be a new, additional
transfer tax of 5.5% of the entire sale price or value.

C. The lien of supplemental or escaped assessments of property taxes, if any, made pursuant to the
provisions of Chapter 3.5 (commencing with Section 75) or Part 2, Chapter 3, Articles 3 and 4,
respectively, of the Revenue and Taxation Code of the State of California as a result of the transfer of title
to the vestee named in Schedule A or as a result of changes in ownership or new construction occurring
prior to Date of Policy.

1. Water rights, claims or title to water, whether or not disclosed by the public records.
2. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:
In favor of: United States of America
Purpose: Sewer line
Recording Date: March 18, 1943
Recording No: 704 of Official
Affects: As described therein
3. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:
In favor of: City of Rosemead
Purpose: Cuts and/or fills
Recording Date: September 16, 1970
Recording No: 3175 of Official Records
Affects: As described therein

CLTA Preliminary Report Form — Modified (11/17/06) Page 4
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PRELIMINARY REPORT Fidelity National Title Company
Your Reference: Order No.: 987-30103603-MAM

EXCEPTIONS
(Continued)

4, Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:
In favor of: Los Angeles County Flood Control District
Purpose: Storm drain
Recording Date: April 11, 1972
Recording No: 3679 of Official Records
Affects: As described therein
5. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:
In favor of; Southern California Edison Company, a corporation
Purpose: Public utilities
Recording Date: May 21, 1973
Recording No: 1952
Affects: As described therein
6. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:
In favor of: San Gabriel Valley Water Company
Purpose: Pipe lines booster pump station and incidental purposes
Recording Date: June 30, 1978
Recording No: 78-718640 of Official Records
Affects: As described therein
7. Covenants, conditions, restrictions and easements but omitting any covenants or restrictions, if any,

including but not limited to those based upon age, race, color, religion, sex, gender, gender identity,
gender expression, sexual orientation, marital status, national origin, ancestry, familial status, source of
income, disability, veteran or military status, genetic information, medical condition, citizenship, primary
language, and immigration status, as set forth in applicable state or federal laws, except to the extent that
said covenant or restriction is permitted by applicable law, as set forth in the document

Recording Date: April 23, 1980
Recording No: 80-406157 of Official Records
8. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:
In favor of: Southern California Edison Company, a corporation
Purpose: Public utilities
Recording Date: October 27, 1982
Recording No: 82-1083822 of Official Records
Affects: As described therein

CLTA Preliminary Report Form — Modified (11/17/06) Page 5
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10.

11.

12.

13.

14.

EXCEPTIONS
(Continued)

An unrecorded lease with certain terms, covenants, conditions and provisions set forth therein as
disclosed by the document

Entitled: Memorandum of Ground Lease

Lessor: California Federal Savings and Loan Association, a federal savings and loan
association

Lessee: Cal-Mead Associates, a California general partnership

Recording Date: September 23, 1983

Recording No: 83-1121996 of Official Records

Assignment of the Lessee interest under said lease,

Assignor: Citibank, N.A., a national banking association

Assignee: The Shurl & Kay Curci Foundation, a California nonprofit public benefit
corporation

Recording Date: December 20, 2012

Recording No: 20121977760 of Official Records

Please be advised that our search did not disclose any open Deeds of Trust of record. If you should have
knowledge of any outstanding obligation, please contact the Title Department immediately for further
review prior to closing.

Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other matters which a
correct survey would disclose and which are not shown by the public records.

Any easements not disclosed by the public records as to matters affecting title to real property, whether or
not said easements are visible and apparent.

Matters which may be disclosed by an inspection and/or by a correct ALTA/NSPS Land Title Survey of
said Land that is satisfactory to the Company, and/or by inquiry of the parties in possession thereof.

Any rights of the parties in possession of a portion of, or all of, said Land, which rights are not disclosed
by the public records.

The Company will require, for review, a full and complete copy of any unrecorded agreement, contract,
license and/or lease, together with all supplements, assignments and amendments thereto, before issuing
any policy of title insurance without excepting this item from coverage.

The Company reserves the right to except additional items and/or make additional requirements after
reviewing said documents.

PLEASE REFER TO THE “INFORMATIONAL NOTES” AND “REQUIREMENTS” SECTIONS WHICH

FOLLOW FOR INFORMATION NECESSARY TO COMPLETE THIS TRANSACTION.

END OF EXCEPTIONS
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REQUIREMENTS SECTION

1. The Company will require the following documents for review prior to the issuance of any title insurance
predicated upon a conveyance or encumbrance by the corporation named below:

Name of Corporation: THE SHURL & KAY CURCI FOUNDATION, a California nonprofit public benefit

corporation
a) A Copy of the corporation By-laws and Articles of Incorporation
b) An original or certified copy of a resolution authorizing the transaction contemplated herein
c) If the Articles and/or By-laws require approval by a ‘parent’ organization, a copy of the Articles

and By-laws of the parent

The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.

2. In order to complete this report, the Company requires a Statement of Information to be completed by the
following party(s),

Party(s): All Parties

The Company reserves the right to add additional items or make further requirements after review of the
requested Statement of Information.

NOTE: The Statement of Information is necessary to complete the search and examination of title under
this order. Any title search includes matters that are indexed by name only, and having a
completed Statement of Information assists the Company in the elimination of certain matters
which appear to involve the parties but in fact affect another party with the same or similar name.
Be assured that the Statement of Information is essential and will be kept strictly confidential to
this file.

3. Unrecorded matters which may be disclosed by an Owner’s Affidavit or Declaration. A form of the
Owner’'s Affidavit/Declaration is attached to this Preliminary Report/Commitment. This
Affidavit/Declaration is to be completed by the record owner of the land and submitted for review prior to
the closing of this transaction. Your prompt attention to this requirement will help avoid delays in the
closing of this transaction. Thank you.

The Company reserves the right to add additional items or make further requirements after review of the
requested Affidavit/Declaration.

END OF REQUIREMENTS

CLTA Preliminary Report Form — Modified (11/17/06) Page 7



INFORMATIONAL NOTES SECTION

1. Note: Property taxes, including any personal property taxes and any assessments collected with taxes,
are paid. For proration purposes the amounts were:

Tax Identification No.: 5279-027-001

Fiscal Year: 2022-2023
1st Installment: $126,225.37
2nd Installment: $126,225.37
Exemption: $0.00
Code Area: 06429
2. None of the items shown in this report will cause the Company to decline to attach CLTA Endorsement

Form 100 to an Extended Coverage Loan Policy, when issued.

3. The Company is not aware of any matters which would cause it to decline to attach CLTA Endorsement
Form 116 indicating that there is located on said Land Commercial properties, known as 1515 Walnut
Grove Avenue, located within the city of Los Angeles, California, , to an Extended Coverage Loan Policy.

4. Note: The policy of title insurance will include an arbitration provision. The Company or the insured may
demand arbitration. Arbitrable matters may include, but are not limited to, any controversy or claim
between the Company and the insured arising out of or relating to this policy, any service of the Company
in connection with its issuance or the breach of a policy provision or other obligation. Please ask your
escrow or title officer for a sample copy of the policy to be issued if you wish to review the arbitration
provisions and any other provisions pertaining to your Title Insurance coverage.

5. Notice: Please be aware that due to the conflict between federal and state laws concerning the
cultivation, distribution, manufacture or sale of marijuana, the Company is not able to close or insure any
transaction involving Land that is associated with these activities.

6. Pursuant to Government Code Section 27388.1, as amended and effective as of 1-1-2018, a
Documentary Transfer Tax (DTT) Affidavit may be required to be completed and submitted with each
document when DTT is being paid or when an exemption is being claimed from paying the tax. If a
governmental agency is a party to the document, the form will not be required. DTT Affidavits may be
available at a Tax Assessor-County Clerk-Recorder.

7. The following Exclusion(s) are added to preliminary reports, commitments and will be included as an
endorsement in the following policies:
A. 2006 ALTA Owner’s Policy (06-17-06).
6. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in

the Public Records but that would be disclosed by an examination of any records
maintained by or on behalf of a Tribe or on behalf of its members.

B. 2006 ALTA Loan Policy (06-17-06).

8. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in
the Public Records but that would be disclosed by an examination of any records
maintained by or on behalf of a Tribe or on behalf of its members.

9. Any claim of invalidity, unenforceability, or lack of priority of the lien of the Insured
Mortgage based on the application of a Tribe’s law resulting from the failure of the
Insured Mortgage to specify State law as the governing law with respect to the lien of the
Insured Mortgage.
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INFORMATIONAL NOTES
(Continued)

C. ALTA Homeowner’s Policy of Title Insurance (12-02-13) and CLTA Homeowner's Policy of Title
Insurance (12-02-13).

10. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in
the Public Records but that would be disclosed by an examination of any records
maintained by or on behalf of a Tribe or on behalf of its members.

D. ALTA Expanded Coverage Residential Loan Policy - Assessments Priority (04-02-15).

12. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in
the Public Records but that would be disclosed by an examination of any records
maintained by or on behalf of a Tribe or on behalf of its members.

13. Any claim of invalidity, unenforceability, or lack of priority of the lien of the Insured
Mortgage based on the application of a Tribe’s law resulting from the failure of the
Insured Mortgage to specify State law as the governing law with respect to the lien of the
Insured Mortgage.

E. CLTA Standard Coverage Policy 1990 (11-09-18).

7. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in
the public records but that would be disclosed by an examination of any records
maintained by or on behalf of a tribe or on behalf of its members.

8. Any claim of invalidity, unenforceability, or lack of priority of the lien of the insured
mortgage based on the application of a tribe’s law resulting from the failure of the insured
mortgage to specify state law as the governing law with respect to the lien of the insured
mortgage.

8. Note: There are NO conveyances affecting said Land recorded within 24 months of the date of this
report.

END OF INFORMATIONAL NOTES

Andrew Margo (MA-RIV)/gp
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