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Subject: Phase | Environmental Site Assessment
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Dear Mr. Brikho:

This report presents the findings of a Phase | Environmental Site Assessment (ESA) completed by Rincon
Consultants, Inc. for the Paradise Valley Gas Station Project property in Spring Valley, San Diego County,
California. The Phase | ESA was performed in accordance with our proposal dated May 10, 2019 and
contract dated May 16, 2019.

The accompanying report presents our findings and provides an opinion regarding the presence of
recognized environmental conditions. Our work program for this project, as referenced in our contract,
is intended to meet the guidelines outlined in the American Society for Testing and Materials (ASTM),
Standard Practice for Environmental Site Assessments: Phase | Environmental Site Assessment Process
(ASTM Standard E-1527-13) and the San Diego County Department of Environmental Health (DEH), 2004
Site Assessment and Mitigation (SAM) Manual. Our scope of services, pursuant to ASTM practice, did
not include any inquiries with respect to asbestos, lead-based paint, lead in drinking water, wetlands,
regulatory compliance, cultural and historic resources, industrial hygiene, health and safety, ecological
resources, endangered species, vapor intrusion or other indoor air quality, mold, or high-voltage power
lines.

Thank you for selecting Rincon for this project. If you have any questions, or if we can be of any future
assistance, please contact us.

Sincerely,
Rincon Consultants, Inc.

Atwnns_ Vid

Savanna Vrevich Walt Hamann, PG, CEG, CHG
Environmental Scientist Vice President, Environmental Services
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Executive Summary

This report presents the findings of a Phase | Environmental Site Assessment (ESA) for the property
located east of the intersection of Paradise Valley Road and Elkelton Place in Spring Valley,
California (Figure 1, Vicinity Map). The Phase | ESA was performed for Joseph Brikho on behalf of
BPI1EP, LLC. by Rincon Consultants, Inc. (Rincon). Joseph Brikho has requested this assessment and
will use the information for the purpose of developing the subject property with a gasoline service
station, convenience store, and car wash. The subject property is currently vacant, undeveloped
land.

The subject property is located in an area that is primarily composed of residential and commercial
land use. Properties in the vicinity of the subject property include single-family residences, multi-
family residences, commercial properties, a sand, gravel, and topsoil facility, and California State
Route (SR) 54/125.

Rincon performed a reconnaissance of the subject property on June 10, 2019. The purpose of the
reconnaissance was to observe existing conditions and to obtain information indicating the
presence of recognized environmental conditions (RECs) in connection with the subject property.
The subject property was observed to be vacant land. Trash, woodchip piles, and several vehicle
tires were observed on the subject property. The use, storage or disposal of hazardous materials
(other than the tires) on the subject property was not observed during the site reconnaissance.

A regulatory database search was conducted by GeoSearch for sites that generate, store, treat or
dispose of hazardous materials or sites for which a release or incident has occurred. The search was
conducted for the subject property and included data from surrounding sites within a specified
radius of the property. The subject property was listed on the Historical Underground Storage Tank
(HISTUST) and San Diego County Hazardous Materials Management Division Database (HMMDD)
databases as two separate facilities. The HISTUST listings indicate that underground storage tanks
(USTs) were present onsite from an unknown date to at least 1988. The HMMDD listings in the
GeoSearch report do not indicate any pertinent information. Based on information currently
available to Rincon, the location of the USTs is unknown, and it is unknown if the USTs have been
removed. These listings are not indicative of a hazardous materials release; however, based on the
former subject property use as a storage yard and the presence of former USTs, there is the
potential for unreported releases to have occurred.

In addition, two adjacent sites and one hydrologically upgradient site (with respect to groundwater
flow direction to the north) were listed on databases searched by GeoSearch. Based on our review
of the GeoSearch report, the two adjacent sites have the potential to have petroleum hydrocarbon-
impacted soil or groundwater plumes located within 30 feet of the subject property:

= The J.R. Mini Mart & Gas site (8565 Paradise Valley Road), formerly located to the southwest of
the subject property, is associated with a release of petroleum hydrocarbons to soil and
groundwater. According to the documents reviewed, total petroleum hydrocarbons (TPH)
remain in soil at the J.R. Mini Mart & Gas site and groundwater does not appear to have been
fully investigated.

= The Erreca’s Equipment site (8555 Paradise Valley Road), formerly located to the southeast of
the subject property, is associated with multiple former petroleum USTs and a release of
petroleum hydrocarbons to soil. Limited site documentation, including analytical results for

r Rincon Consultants, Inc.
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confirmation soil samples collected during UST removal, is available via GeoSearch and online
San Diego County Department of Environmental Health (DEH) records.

Based on the proximity of these known petroleum hydrocarbon impacted soil and/or groundwater
plumes to the subject property, there is a potential for petroleum hydrocarbon-impacted soil vapor
to be migrating beneath the subject property.

Historical sources reviewed as part of the Phase | ESA include aerial photographs and topographic
maps. The photos and maps reviewed indicate that the subject property appears to be developed
with a storage yard from 1981 to 1994. By 1996, the subject property appears to be a cleared,
fenced lot. From approximately 2002 to present day, the subject property appears to be vacant,
undeveloped land in its current configuration.

The historical sources reviewed also indicate that the southwestern adjacent property north of
Elkelton Place was developed with a former gasoline service station from at least 1964 to 1996, the
southeastern adjacent property north of Elkelton Place was developed with a storage yard from at
least 1964 to 1996, and the southwestern adjacent property south of Elkelton Place was developed
with a storage yard from 1964 to 2016 (a soil, gravel, and topsoil facility by present day).

Based on the findings of this Phase | ESA, it is our opinion that there are three potential RECs in
connection with the subject property as follows.

Potential Recognized Environmental Conditions

1. Former onsite storage yard with USTs

2. Former southwestern adjacent gasoline service station with USTs and a known release

3. Former southeastern adjacent, upgradient facility with USTs and a known release

Rincon recommends conducting a geophysical survey to determine if the USTs remain onsite. In
addition, although not considered a REC, Rincon recommends the removal of the solid waste and
piles of woodchips from the subject property.

r Rincon Consultants, Inc.
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Introduction

This report presents the findings of a Phase | ESA conducted for the property located east of the
intersection of Paradise Valley Road and Elkelton Place in Spring Valley, California (Figure 1, Vicinity
Map). The Phase | ESA was performed by Rincon Consultants, Inc. (Rincon) for Joseph Brikho on
behalf of BPILEP, LLC. (Client) in general conformance with ASTM E 1527-13, the San Diego County
Department of Environmental Health (DEH), 2004 Site Assessment and Mitigation (SAM) Manual,
our proposal dated May 10, 2019, and our contract dated May 16, 2019. The following sections
present our findings and provide our opinion as to the presence of recognized environmental
conditions (RECs) on the subject property.

Purpose

Joseph Brikho has requested this assessment and will use the information for the purpose of
developing the subject property. The purpose of this Phase | ESA was to determine if there are RECs
on the subject property, taking into account commonly and reasonably ascertainable information
and to qualify for Landowner Liability Protections under the Brownfields Amendments to the
Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA).

A REC is defined pursuant to ASTM E 1527-13 as,

“the presence or likely presence of any hazardous substances or petroleum products in, on, or
at a property: 1) due to any release to the environment; 2) under conditions indicative of a
release to the environment; 3) under conditions that pose a material threat of a future release
to the environment”.

A Controlled REC is defined pursuant to ASTM E 1527-13 as,

“a recognized environmental condition resulting from a past release of hazardous substances or
petroleum products that has been addressed to the satisfaction of the applicable regulatory
authority (for example, as evidenced by the issuance of a no further action letter or equivalent,
or meeting risk-based criteria established by regulatory authority), with hazardous substances
or petroleum products allowed to remain in place subject to the implementation of required
controls (for example, property use restrictions, activity and use limitations, institutional
controls, or engineering controls). A condition considered by the environmental professional to
be a controlled recognized environmental condition shall be listed in the findings section of the
Phase | Environmental Site Assessment report, and as a recognized environmental condition in
the conclusions section of the Phase | Environmental Site Assessment report”.

A Historical REC is defined pursuant to ASTM E 1527-13 as,

“a past release of any hazardous substances or petroleum products that has occurred in
connection with the property and has been addressed to the satisfaction of the applicable
regulatory authority or meeting unrestricted use criteria established by regulatory authority,
without subjecting the property to any required controls (for example, use restrictions, activity
and use limitations, institutional controls, or engineering controls). Before calling the past
release a historical recognized environmental condition, the environmental professional must
determine whether the past release is a recognized environmental condition at the time the
Phase | Environmental Site Assessment is conducted (for example, if there has been a change in

r Rincon Consultants, Inc.
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the regulatory criteria). If the EP [Environmental Professional] considers the past release to be a
recognized environmental condition at the time the Phase | ESA is conducted, the condition
shall be included in the conclusions section of the report as a recognized environmental
condition”.

A de minimis condition is defined pursuant to ASTM E 1527-13 as,

“a condition that generally does not present a threat to human health or the environment and
that generally would not be the subject of an enforcement action if brought to the attention of
appropriate governmental agencies. Conditions determined to be de minimis conditions are not
recognized environmental conditions nor controlled recognized environmental conditions”.

Scope of Services

The scope of services conducted during this study is outlined below. This scope of services was
designed to meet the guidelines outlined in ASTM Standard E-1527-13 and the San Diego County
Department of Environmental Health (DEH), 2004 Site Assessment and Mitigation (SAM) Manual.

= Performed a reconnaissance of the subject property to identify obvious indicators of the
existence of hazardous materials.

= QObserved adjacent or nearby properties from public thoroughfares in an attempt to see if such
properties are likely to use, store, generate, or dispose of hazardous materials.

= Obtained and reviewed an environmental records database search to obtain information about
the potential for hazardous materials to exist at the subject property or at properties located in
the vicinity of the subject property.

= Reviewed files for the subject property and immediately adjacent properties as identified in the
database report, as applicable.

= Reviewed the current United States Geological Survey (USGS) topographic map to obtain
information about the subject property and regional topography and uses of the subject
property and surrounding sites.

= Reviewed additional pertinent record sources (e.g., California Division of Qil, Gas, and
Geothermal Resources records, online databases of hazardous substance release sites), as
necessary, to identify the presence of RECs at the subject property.

= Reviewed reasonably ascertainable historical resources (e.g., aerial photographs, topographic
maps, fire insurance maps, city directories) to assess the historical land use of the subject
property and adjacent properties.

= Provided a user interview questionnaire to a representative of the client, the user of the Phase |
ESA.

= Provided a property owner interview questionnaire to the property owner or a designated
subject property representative identified to Rincon by the client.

= Conducted interviews with other property representatives (e.g., key site manager, occupants),
as applicable.

= Reviewed available client-provided information (e.g., previous environmental reports, title
documentation).

r Rincon Consultants, Inc.
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The following applicable topics required by the guidelines outlined in the San Diego County DEH,
2004 SAM Manual, Section 4.VI: Site Assessment Report Checklist, were addressed in the Phase Il
ESA completed by Rincon and dated June 4, 2020. These items are not addressed in this Phase | ESA:
= Site Plot Plan

o Excavation and stockpile locations

o Well, boring, and sample locations

= Delineation of Contamination

=  Exposure Concerns
@ Contaminant migration pathways description
@ Man-made pathways
@ Natural pathways
@ |Impact on biological receptors

@ Risk assessment concepts and calculations
=  Sampling
=  Stockpiled Soil Management
= Site Safety
=  Stormwater Pollution Prevention Plan (SWPPP)

= Summary/Conclusions/Recommendations

@ Recommendations for mitigation alternatives

=  Appendices
@ Hazardous waste manifests and disposal receipts
@ Laboratory data sheets
@ Chain-of-custody forms

Significant Assumptions, Limitations, Deviations,
Exceptions, Special Terms, and Conditions

This work is intended to adhere to good commercial, customary, and generally accepted
environmental investigation practices for similar investigations conducted at this time and in this
geographic area. No guarantee or warranties, expressed or implied, are provided. The findings and
opinions conveyed in this report are based on findings derived from a site reconnaissance, review of
an environmental database report, specified regulatory records and historical sources, and
comments made by interviewees. This report is not intended as a comprehensive site
characterization and should not be construed as such. Standard data sources relied upon during the
completion of Phase | ESAs may vary with regard to accuracy and completeness. Although Rincon
believes the data sources are reasonably reliable, Rincon cannot and does not guarantee the
authenticity or reliability of the data sources it has used. Additionally, pursuant to our contract, the
data sources reviewed included only those that are practically reviewable without the need for
extraordinary research.

r Rincon Consultants, Inc.
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Rincon has not found evidence that hazardous materials or petroleum products exist at the subject
property at levels likely to warrant mitigation. Rincon does not under any circumstances warrant or
guarantee that not finding evidence of hazardous materials or petroleum products means that
hazardous materials or petroleum products do not exist on the subject property. Additional
research, including surface or subsurface sampling and analysis, can reduce Client’s risks, but no
techniques commonly employed can eliminate these risks altogether.

In addition, pursuant to ASTM E 1527-13 practice, our scope of services did not include any inquiries
with respect to asbestos-containing building materials, biological agents, cultural and historic
resources, ecological resources, endangered species, health and safety, indoor air quality unrelated
to release of hazardous substances or petroleum products into the environment, industrial hygiene,
lead-based paint, lead in drinking water, mold, radon, regulatory compliance, wetlands, or high-
voltage power lines.

User Reliance

Joseph Brikho has requested this assessment and will use the information for the purpose of
developing the subject property. This Phase | ESA was prepared for use solely and exclusively by
Joseph Brikho and the County of San Diego. No other use or disclosure is intended or authorized by
Rincon. Also, this report is issued with the understanding that it is to be used only in its entirety. It is
intended for use only by the client, and no other person or entity may rely upon the report without
the express written consent of Rincon.

Site Description

Location

The subject property is a 0.49-acre parcel located east of the intersection of Paradise Valley Road
and Elkelton Place in Spring Valley, California (Figure 2, Site Map). The property is identified as
Assessor’s Parcel Number (APN) 584-160-52-00.

Subject Property and Vicinity General Characteristics
The subject property is currently vacant, undeveloped land.

The subject property is located in an area that is primarily composed of residential and commercial
land use. Properties in the vicinity of the subject property include single-family residences, multi-
family residences, commercial properties, and California State Route (SR) 54/125. The current
adjacent land uses are described in Table 1 and depicted on Figure 3, Adjacent Land Use Map.

Table 1 Current Uses of Adjacent Properties

Area Use

Northwestern Properties Paradise Valley Road followed by single-family residences.

Northern Properties Vacant, undeveloped land and SR 54/125 on- and off-ramps.

Eastern Properties Vacant, undeveloped land followed by SR 54/125 on- and off-
ramps and SR 54/125.

Southern/Southwestern Elkelton Place, followed by a sand, gravel, and topsoil facility.

Properties

r Rincon Consultants, Inc.
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Descriptions of Structures, Roads, Other Improvements on the Subject
Property

During the site reconnaissance, no structures, roads or other improvements were observed on the
subject property. A chain-link fence was noted along the eastern and southern boundaries of the
subject property, and metal poles were observed along the western boundary of the subject

property.

Access to the subject property is available from a driveway entrance on Paradise Valley Road.

The following utility providers service the area:

= Electrical Service — San Diego Gas & Electric (SDG&E)
= Natural Gas Service — SDG&E

= Water Service — Otay Water District

= Sewer Service — Otay Water District

= Solid Waste Service — Private companies

Project Description

The project entails development of a gasoline service station (four multi-product dispensers to serve
up to eight vehicles simultaneously) with a 2,318 square-foot canopy, a 3,555 square-foot
convenience store building, an 855 square-foot carwash tunnel, and 16 on-site vehicle parking
spaces. The proposed gasoline service station and convenience store would operate 24 hours a day,
seven days a week, with a total of ten employees. The eight fuel dispensing stations would provide
three grades of gasoline (regular, mid-range, and premium) and diesel. Annual estimated gasoline
throughput for the proposed gas station is 1 to 1.2 million gallons (850,000 to 1,050,000 gallons of
gasoline and 100,000 to 150,000 gallons of diesel).

The site is accessible from a driveway located on Paradise Valley Road. The project site plan includes
proposed vehicular circulation on site. In addition to the eight vehicle parking spaces under the
fueling canopy, the project would provide eight off-street parking spaces: six spaces would be
standard parking spaces, one space would be designated as handicap parking, and one space would
be designated van pool with the option of being converted to an electric vehicle charging space
based on future needs. The gas station use would provide eight parking spaces by the eight pump
stations under the canopy. The proposed gas station would include four underground storage tanks
(USTs) for the three grades of gasoline and diesel fuel to be dispensed during project operation. The
four USTs would contain the following capacities: 6,000 gallons for diesel; 8,000 gallons for premium
grade gasoline; 12,000 gallons for E85 flex fuel; and 16,000 gallons for regular grade gasoline and be
located underground between the four multi-product dispensers and the proposed trash enclosure
(located along the east project site boundary). The project would include a Veeder-Root Carbon
Canister Vapor Polisher (CCVP) system, which is an advanced system for managing vapor
containment of USTs at gas stations to emissions below California Air Resources Board (CARB)
standards (Veeder-Root 2019). The CCVP would be mounted to the vent risers to be located next to
the proposed trash enclosure. A Stage Il vapor recovery system (balance system) would be used
with the CCVP to ensure efficient capture of vehicle tank vapors during actual vehicle fueling
activities.

The project also includes an off-site improvement to install a concrete-filled traffic median with a 6-
inch high curb located on Paradise Valley Road on the portion of Paradise Valley Road north of
Elkelton Boulevard to the intersection of Paradise Valley Road and the SR-125 on-ramp. The

r Rincon Consultants, Inc.
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conceptual design estimates the median would require approximately 1,500 square feet of stamped
concrete fill and 700 square feet of 6-inch high curb bordering; the area of the conceptual median
would be approximately 0.05 acres (2,200 square feet). Installation of the median would not require
soil excavation work; it is anticipated that the proposed median would be installed by scouring the
pavement along Paradise Valley Boulevard and placing the concrete in place (“grind and overlay”).

An additional site improvement includes raising the existing guy wire supporting the existing power
pole to 30 feet above the ground, run the existing guy wire above the project site (up to 30 feet,
aerial) to maintain wire tension, and connect it to a new post located directly off-site in the
undeveloped portion of the right-of-way that runs between the project site and existing sidewalk
along Paradise Valley Road. The new post, proposed by SDG&E, would be located approximately 65
to 70 feet north from the center of the existing project site driveway. This improvement would
ensure safe operations of proposed uses and vehicular circulation on the project site.

The proposed development would require site preparation and grading. An estimated 100 cubic
yards (CY) of soil would be cut and recompacted on site. An additional estimated 550 CY of fill would
be imported to the project site. Project construction is estimated to take between six to seven
months, starting in June 2021. Project opening is anticipated for early 2022.

r Rincon Consultants, Inc.
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User-Provided Information

As described in ASTM E 1527-13 Section 6, Joseph Brikho was interviewed for actual knowledge
pertaining to the subject property to help identify RECs in connection with the subject property. Mr.
Brikho, owner of BPI1E&P, LLC, completed the User Questionnaire as provided by ASTM Appendix
X3 on June 10, 2019. A copy of the completed questionnaire is included as Appendix A.

Based on our review of the completed questionnaire, Mr. Brikho indicated the following:
= The Phase | ESA is required by the County of San Diego as part of the entitlement process for the
subject property.

= Planned redevelopment of the subject property includes a gasoline service station with a
convenience store and car wash.

= Heis unaware of any prior environmental documents for the subject property.

Based on our review of the completed questionnaire, Mr. Brikho reviewed the following sources of
information and is unaware of information regarding the following:

= Recorded land title records (or judicial records, where appropriate) that identify any
environmental liens filed or recorded against the subject property

= Recorded land title records (or judicial records, where appropriate) that identify any activity and
land use limitations (AULs), such as engineering controls, land use restrictions or institutional
controls that are in place at the property and/or have been filed or recorded against the subject
property under federal, tribal, state or local law

= Title Report that identifies information pertaining to environmental cleanup liens or AULs for
the subject property

Based on our review of the completed questionnaire, Mr. Brikho is unaware of information
regarding the following:

=  Specialized knowledge or experience related to the subject property or nearby properties
= Reduction in value for the subject property relative to any known environmental issues

=  Commonly known or reasonably ascertainable information about the subject property that
would help the environmental professional to identify conditions indicative of releases or
threatened releases

= Obvious indicators that point to the presence or likely presence of releases at the subject
property

= Pending, threatened, or past litigation relevant to hazardous substances or petroleum products,
in, on, or from the subject property

= Pending, threatened, or past administrative proceedings relevant to hazardous substances or
petroleum products in, on, or from the subject property

= Notice from any government entity regarding any possible violation of environmental laws or
possible liability relating to hazardous substances or petroleum products

r Rincon Consultants, Inc.
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Records Review

Physical Setting Sources

Topography

The current USGS topographic map (National City Quadrangle, 2012) indicates that the subject
property is situated at an elevation of about 280 feet above mean sea level with topography sloping
down to the east. The surrounding topography consists of hills and valleys.

Geology and Hydrogeology

According to the California Geological Survey, California Geomorphic Provinces, Note 361, the
subject property is located within the Peninsular Ranges Geomorphic Province. The Peninsular
Ranges are a series of ranges separated by northwest trending valleys, subparallel to faults
branching from the San Andreas Fault. The trend of topography is similar to the Coast Ranges, but
the geology is more similar to the Sierra Nevada, with granitic rock intruding the older metamorphic
rocks. The Peninsular Ranges extend into lower California and are bounded on the east by the
Colorado Desert.

The nearest surface water body to the subject property is the Sweetwater Reservoir, located
approximately 0.6 mile to the southeast of the subject property. Surface drainage at the subject
property is down toward the east, in accordance with site topography.

Site Geology

Based on information provided by Joseph Brikho, he is unaware of any site-specific geotechnical or
geologic reports available for the subject property.

According to the current USGS Geologic Map (San Diego Quadrangle, 2008), the subject property is
underlain by Mission Valley Formation from the middle Eocene Epoch, which is described as
sedimentary bedrock units.

Regional Groundwater Occurrence and Quality

The subject property is not located within a mapped groundwater basin (California Department of
Water Resources, 2003).

No production or potable water supply wells are located within 2,250 feet of the subject property
(California State Water Resources Control Board [SWRCB], 2020).

During the preparation of this Phase | ESA, we reviewed the SWRCB’s online GeoTracker database to
determine groundwater flow direction in the vicinity of the subject property. According to the Case
Closure Summary, Leaking Underground Fuel Storage Tank Program, J.R. Mini Mart & Gas/Dianne’s
Mini Mart, 8565 Paradise Valley Road, Spring Valley, California dated December 15, 2010,
groundwater is reported to be between 5 and 35 feet below ground surface (bgs) and flows toward
the north. This property is located adjacent to the southwest of the subject property.

1 https://www.conservation.ca.gov/cgs/Documents/Publications/Note 36.pdf

r Rincon Consultants, Inc.
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Standard Environmental Record Sources

GeoSearch was contracted to provide a database search of public lists of sites that generate, store,
treat or dispose of hazardous materials or sites for which a release or incident has occurred. The
GeoSearch search was conducted for the subject property and included data from surrounding sites
within specified radii of the property. A copy of the GeoSearch report, which specifies the ASTM
search distance for each public list, is included as Appendix B. As shown on the attached GeoSearch
report, federal, state and county lists were reviewed as part of the research effort. Please refer to
Appendix B for a complete listing of sites reported by GeoSearch and a description of the databases
reviewed.

The Map Findings Summary, included in the GeoSearch report, provides a summary of the
databases searched, the number of reported facilities within the search radii, and whether the
facility is located onsite or adjacent to the subject property. The following information is based on
our review of the Map Findings Summary and the information contained in the GeoSearch report.

Subject Property
The subject property was listed on the following databases:

= HISTUST and HMMDD databases as Kelly and Associates, Inc. at 8577 Paradise Valley Road

= HISTUST and HMMDD databases as Coastal Carriers Inc./ J. F. Shea Co. Inc. at 8575 Paradise
Valley Road

Regulatory agency files reviewed for the subject property are discussed in the Additional
Environmental Record Sources section of this report.

Offsite Properties

Offsite properties listed by GeoSearch fall under two general categories of databases: those
reporting unauthorized releases of hazardous substances (e.g., Leaking Underground Storage Tank
[LUST], National Priority List [a.k.a. Superfund sites], and corrective action facilities), and databases
of businesses permitted to use hazardous materials or generate hazardous wastes, for which an
unauthorized release has not been reported to a regulatory agency.

Rincon reviewed the GeoSearch Radius Map and select detailed listings to evaluate their potential
to impact the subject property, based on the following factors:
= Reported distance of the facility from the subject property

= The nature of the database on which the facility is listed, and/or whether the facility was listed
on a database reporting unauthorized releases of hazardous materials, petroleum products, or
hazardous wastes

= Reported case type (e.g., soil only, failed underground storage tank [UST] test only)
= Reported substance released (e.g., chlorinated solvents, gasoline, metals)
= Reported regulatory agency status (e.g., case closed, “no further action”)

= Location of the facility with respect to the reported groundwater flow direction (discussed in the
Geology and Hydrogeology section of this report)

Facilities/properties that were interpreted by Rincon to be of potential environmental concern to
the subject property, based on one or more of the factors listed above, are summarized in Table 2.

r Rincon Consultants, Inc.
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In accordance with ASTM, contamination migration pathways in soil, groundwater, and soil vapor
were considered in our analysis of offsite properties of potential environmental concern.

r Rincon Consultants, Inc.
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Table 2 GeoSearch Listing Summary of Select Sites Within One-Quarter Mile of the Subject Property

Dianne’s Mini Mart

LUST, SDEACL

GeoSearch Distance from Database

Site Name Site ID Site Address | Subject Property | Reference Comments

Subject Property

Kelley and 1 8577 Paradise | Subject Property |HISTUST One 6,000-gallon waste UST and one 5,000-gallon diesel

Associates, Inc. Valley Road UST present from an unknown date to at least 1988.
HMMDD No pertinent information.

Coastal Carriers 2 8575 Paradise | Subject Property |HISTUST One 2,000-gallon gasoline UST present from an

Inc./ J. F. Shea Co. Valley Road unknown date to at least 1988.

Inc. HMMDD No pertinent information.

Adjacent Properties

J.R. Mini Mart & 1 8565 Adjacent — CHMIRS The fire department reported a release of an

Gas/ Black Gold/ Paradise Southwest unreported quantity of gasoline to a sewer line to the

Department of Valley Road California Highway Patrol in 1995.

Transportation/ CLEANUPSITES, [Release of gasoline to soil and groundwater in August

1995; case closed on January 21, 2011. Approximately
7.25 cubic yards of gasoline-range total petroleum
hydrocarbon (TPHg)-impacted soil is reported to remain
on site.

FRSCA No pertinent information.

HISTCORTESE  |No pertinent information.

HISTUST Three 10,000-gallon gasoline USTs and two waste oil
sumps present from an unknown date to at least 1988.

HMMDD No pertinent information.

HWTS Various quantities of waste oil and mixed oil,
unspecified oil-containing waste, or aqueous solution
disposed offsite from 1995 to 1998.

SWEEPS Three 10,000-gallon gasoline USTs and one 550-gallon

waste oil UST present at an unknown date.
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GeoSearch Distance from Database
Site Name Site ID Site Address | Subject Property | Reference Comments
Erreca’s 5 8555 Adjacent — CLEANUPSITES, [Release of diesel to soil occurred in 1989, case closed in
Equipment, Inc. Paradise Southeast LUST 1990.
Valley Road HISTCORTESE  |No pertinent information.

HISTUST Two 5,000-gallon gasoline USTs, two 6,000-gallon
gasoline USTs, one 8,000-gallon gasoline UST, four
5,000-gallon diesel USTs, and one 10,000-gallon diesel
UST present from at least 1974 to 1988.

SWEEPS Two 6,000-gallon gasoline USTs and one 10,000-gallon
gasoline UST present at an unspecified date.

Upgradient Release Sites

American 4 325 Elkelton | Approximately CLEANUPSITES, [One case opened in 1987 and closed in 1996; no details
Recycling/ Perry Place 150 Feet — LUST provided.

Electric/ William E. Southeast Second case opened in 1992, release of diesel to

Franklin/ Trust

groundwater, and closed in 1996. Less than 50 cubic

Trucking Inc. yards of diesel-range total petroleum hydrocarbon

(TPHd)-impacted soil are reported to remain on site.

HISTCORTESE  |No pertinent information.

HISTUST One 6,000-gallon gasoline UST and one 550-gallon
diesel UST present from 1965 to at least 1988. One
8,000-gallon gasoline UST present from 1972 to at least
1988.

SWEEPS One 6,000-gallon gasoline UST, one 550-gallon fuel UST,

one 8,000-gallon gasoline UST, and one 1,000-gallon oil
UST present at an unspecified date.

*Bold listings indicate a release database

Regulatory agency information reviewed for the listings in the table above are summarized in the Additional Environmental Record Sources
section of this report.
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Orphan Listings

GeoSearch did not report any orphan or unmapped site listings.

Additional Environmental Record Sources

Review of Agency Files

As a follow-up to the database search, Rincon reviewed regulatory information for facilities within
the specified search radii that were interpreted to have the potential to impact the subject
property, based on one or more factors previously discussed (e.g., distance, open case status,
upgradient location, soil vapor migration).

The following is a summary of our review of regulatory information obtained from review of online
sources (e.g., SWRCB GeoTracker database, Department of Toxic Substances Control [DTSC]
EnviroStor database) and/or files requested from the applicable regulatory agency, as described
below. Copies of selected documents reviewed are included in Appendix D.

Subject Property

Based on the historical aerial photographs and city directory listings reviewed, the subject property
appears to be associated with the following facilities.

The subject property was listed in the following databases searched by GeoSearch:

= Kelley and Associates, Inc. — 8577 Paradise Valley Road: This facility is listed on the Historical
Underground Storage Tank (HISTUST) and San Diego County Hazardous Materials Management
Division Database (HMMDD) databases. The HISTUST listing indicates that one 6,000-gallon
waste oil UST and one 5,000-gallon diesel UST were present from an unknown date to at least
1988. The HMMDD listing does not indicate any pertinent information. Documents and site
maps for 8577 Paradise Valley Road are not available in San Diego County Department of
Environmental Health (DEH) online records. Records were requested from the DEH on June 19,
2019 and on June 26, 2019 the DEH indicated that no records are available for 8577 Paradise
Valley Road. Based on the information currently available to Rincon, the locations of the USTs
are unknown and it is unknown if the USTs have been removed. These listings are not indicative
of a hazardous materials release; however, based on the former subject property use as a
storage yard, there is the potential for unreported releases to have occurred.

= Coastal Carriers Inc./ J. F. Shea Co. Inc. — 8575 Paradise Valley Road: This facility is listed on the
HISTUST and HMMDD databases. The HISTUST listing indicates that one 2,000-gallon gasoline
UST was present from an unknown date to at least 1988. The HMMDD listing in the EDR report
does not indicate any pertinent information. Documents and site maps for 8575 Paradise Valley
Road are not available in DEH online records. Records were requested from the DEH on June 19,
2019 and on June 26, 2019 the DEH indicated that no records are available for 8577 Paradise
Valley Road. Based on the information currently available to Rincon, the location of the UST is
unknown and it is unknown if the UST has been removed. These listings are not indicative of a
hazardous materials release; however, there is the potential for unreported releases to have
occurred.

r Rincon Consultants, Inc.
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Adjacent Properties

Two adjacent properties were listed in databases searched by GeoSearch:

J.R. Mini Mart & Gas — 8565 Paradise Valley Road: This adjacent site was formerly located
adjacent to the southwest of the subject property and is listed on the CHMIRS, CLEANUPSITES,
LUST, SDEACL, HISTCORTESE, HISTUST, and SWEEPS databases. Site maps available in online
DEH records depict 8565 Paradise Valley Road as located to the southeast of the intersection of
Elkelton Boulevard and Paradise Valley Road (current location of Elkelton Place). The first
GeoTracker Cleanup Sites (CLEANUPSITES) listing indicates that a release of gasoline was
reported in 1995 and the case has a “Completed — Case Closed” status as of August 28, 1995.
The second CLEANUPSITES listing indicates that a release of gasoline to soil and groundwater
occurred in 1995, and the case has a “Completed — Case Closed” status as of January 21, 2011.
Based on the information provided, the initial case appears to have been transferred to the
second case.

According to the GeoTracker summary page, initial investigation indicated that the release
impacted a portion of the city sewer line, which was subsequently repaired. Three 10,000-gallon
USTs and one 250-gallon waste oil UST were removed in 1996. Approximately 800 tons of TPH-
impacted soil were reportedly removed during UST removal. New USTs were installed on the
site and the (former) gas station facility continued to operate until 1998. One 12,000-gallon UST,
one 8,000-gallon UST, and over 2,800 tons of TPH-impacted soil were removed from the site in
1998. Approximately 7.25 cubic yards of TPHg-impacted soil is reported to remain on site with
an average concentration of 94.6 milligrams per kilogram (mg/kg).

According to the Second Underground Storage Tank Cleanup Fund Five-Year Review Summary
prepared by the SWRCB, dated December 21, 2010 and available on GeoTracker, intermittent
sampling of the eight monitoring wells installed at the site indicate that TPHg was present in
groundwater at a concentration of 24,000 micrograms per liter (ug/L), and benzene, toluene,
ethylbenzene, xylenes, methyl tert-butyl ether (MTBE), trichloroethylene (TCE),
tetrachloroethylene (PCE), and 1,2-dichloroethane (1,2-DCA) were present in groundwater at
concentrations ranging from 0.51 pg/L to 2,200 pg/L at the site in 2004.

The case closure summary report available on GeoTracker also indicates that the groundwater
measured on site was obtained from monitoring wells placed within the excavation trench of a
San Diego County Water Authority (SDCWA) aqueduct, located beneath Paradise Valley Road,
which is approximately 22 feet bgs. Therefore, the “groundwater observed is not an accurate
representation of the regional groundwater for this region” and “there is no evidence that any
contaminants from this site impacted the SDCWA aqueduct (located adjacent to the west of the
subject property), as the contaminants have only been identified in the aqueduct trench
backfill.” Therefore, groundwater beneath the subject property does not appear to have been
assessed.

Based on the presence of TPH-impacted soil and potential presence of TPH-impacted
groundwater remaining on the J.R. Mini Mart & Gas site, the J.R. Mini Mart & Gas site has the
potential to be adversely impacting the subject property.

Erreca’s Equipment, Inc. — 8555 Paradise Valley Road: This site was formerly located adjacent
to the southeast of the subject property and is listed on the CLEANUPSITES, LUST, HISTCORTESE,
HISTUST, and SWEEPS databases. A site map included in online DEH records for 8565 Paradise
Valley Road depicts an Erreca’s Inc. truck maintenance yard (8555 Paradise Valley Road) as
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located to the south of the former gasoline service station site (adjacent to the southeast of the
subject property) and an Erreca’s Inc. heavy equipment storage area and an AST on the subject
property. Based on the site map, it appears that Erreca’s Inc. may have been associated with the
former Coastal Carriers Inc./ J. F. Shea Co. Inc. (8575 Paradise Valley Road) located on the
subject property. The listings indicate that multiple USTs were present on the Erreca’s site from
at least 1974 to 1988, and a release of diesel to soil occurred in 1989, and the case was closed in
1990. No additional information was available through GeoSearch or on GeoTracker.

Records for 8555 Paradise Valley Road were requested from the San Diego County Department
of Environmental Health (DEH) on May 31, 2019 and were provided on June 6, 2019. One UST
removal report indicates that three 5,000-gallon diesel USTs and two 5,000-gallon gasoline USTs
were removed in April 1987. A second UST removal report indicates that one 10,000-gallon
diesel UST and two 6,000-gallon gasoline USTs were removed from the Erreca’s site in January
1989. An inspection record indicates that the facility had been moved offsite prior to 1996.
Limited site documentation, including analytical results for confirmation soil samples collected
during UST removal, is available via GeoSearch and online DEH records. Based on lack of
documentation and proximity to the subject property, the Erreca’s Equipment site has the
potential to be adversely impacting the subject property.

Upgradient Release Sites

The following nearby upgradient release site within one-quarter mile of the subject property was
identified in databases searched by GeoSearch:

= American Recycling/ Perry Electric — 325 Elkelton Place: This site was formerly located
approximately 150 feet to the southeast of the subject property and is listed on the
CLEANUPSITES, LUST, HISTCORTESE, HISTUST, and SWEEPS databases. Site maps available in
online DEH records depict 325 Elkelton Place as located adjacent to the southeast of the
Erreca’s Equipment site at 8555 Paradise Valley Road. According to the GeoSearch report, one
release case with unspecified contaminants of concern and media affected was opened in 1987
and closed in 1996. A second case with a release of diesel to groundwater occurred in 1992 and
was closed in 1996.

According to the Case Closure Summary, Non-LOP or Voluntary Assistance Program, Perry
Electric, 325 Elkelton Place, Spring Valley, California dated November 25, 1996 and available on
GeoTracker, three USTs were removed and petroleum-contaminated soil was discovered in
1987. While this investigation was being conducted, a spill of diesel from a 5,000-gallon
aboveground storage tank (AST) occurred and a second case was opened. The report indicates
that because “both cases involved the same general area and dealt with diesel contamination,
assessment and remedial work for the cases took place concurrently.” In addition, the report
indicates that 175 cubic yards of “visibly contaminated” soil were excavated, bio-remediated on
site, and left in place; “less than 50 cubic yards of soil containing greater than 100 parts per
million (ppm) TPH remains on site.” According to the report, TPHg, TPHd, and the other
petroleum hydrocarbon constituents analyzed were not detected above laboratory reporting
limits in groundwater.

The Case Closure Summary, Leaking Underground Fuel Storage Tank Program, Perry Electric, 325
Elkelton Place, Spring Valley, California, dated November 25, 1996 and available on GeoTracker,
indicates similar information to the other case closure report. The report also indicates that
groundwater samples collected from within six trenches dug to assess the extent of petroleum
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contamination in the vicinity of the removed USTs “contained as much as 18 parts per billion
benzene.” The “after cleanup” concentrations of TPHg, TPHd, and the other petroleum
hydrocarbon constituents analyzed in groundwater samples were not above laboratory
reporting limits.

Based on the documents reviewed, the nearby American Recycling/ Perry Electric site is not
expected to be adversely impacting the subject property.

Review of State of California Division of Oil, Gas, and
Geothermal Resources Records

A review of the Department of Conservation, Division of Qil, Gas, and Geothermal Resources
(DOGGR) Online Mapping System? indicates that no oil wells are located on the subject property or
adjacent properties, or within one-quarter mile of the subject property.

Review of National Pipeline Mapping System Records

A review of the National Pipeline Mapping System (NPMS) online Public Map Viewer3 indicates that
no hazardous liquid pipelines are located on the subject property or adjacent properties. One
natural gas transmission pipeline (with an active/filled status) is located adjacent to the northwest
of the subject property, along Paradise Valley Road.

Known or Suspect Contaminated Release Sites with
Potential Vapor Migration

The GeoSearch report was reviewed to identify nearby known or suspect contaminated sites that
have the potential for contaminated vapor originating from the nearby site to be migrating beneath
the subject property. Based on the ASTM E 2600-15, Standard Guide for Vapor Encroachment
Screening on Property Involved in Real Estate Transactions, the following minimum search distances
were initially used to determine if contaminated soil vapors from a nearby known or suspect
contaminated site have the potential to be migrating beneath the subject property:

= 1/10 mile (528 feet) for petroleum hydrocarbons
= 1/3 mile (1,760 feet) for other contaminants of concern (COCs)

If upgradient known or suspect contaminated sites are located within the above referenced
distances from the subject property, online resources are reviewed to determine the extent of the
contaminated plume at those sites. The following describes search distances for contaminated
plumes of petroleum hydrocarbons (30 feet from the subject property) and other COCs (100 feet
from the subject property). Per ASTM E 2600-15, vapors associated with impacted soil or
groundwater present within these distances have the potential to migrate beneath the subject
property.

2 https://maps.conservation.ca.gov/doggr/wellfinder/

3 https://www.npms.phmsa.dot.gov/PublicViewer/
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Petroleum Hydrocarbons

Based on our review of the GeoSearch report, no known releases on the subject property have the
potential to have petroleum hydrocarbon-impacted soil vapor migrating beneath the subject
property. However, three petroleum USTs were located onsite until at least 1988. Based on the
information currently available to Rincon via online records, the location of the USTs is unknown
and it is unknown if the USTs have been removed. Based on the former subject property use as a
storage yard and lack of information regarding the USTs, there is the potential for unreported
releases to have occurred at the subject property.

Based on our review of the GeoSearch report, two adjacent known release sites have the potential
to have petroleum hydrocarbon-impacted soil or groundwater plumes located within 30 feet of the
subject property:

= The J.R. Mini Mart & Gas site, formerly located to the southwest of the subject property, is
associated with a release of petroleum hydrocarbons to soil and groundwater. According to the
documents reviewed, TPH remains in soil at the J.R. Mini Mart & Gas site and groundwater does
not appear to have been fully investigated.

= The Erreca’s Equipment site, formerly located to the southeast of the subject property, is
associated with multiple former petroleum USTs and a release of petroleum hydrocarbons to
soil. Limited site documentation, including analytical results for confirmation soil samples
collected during UST removal, is available via GeoSearch and online DEH records.

Based on the proximity of these known petroleum hydrocarbon-impacted soil and/or groundwater
plumes to the subject property, there is a potential for petroleum hydrocarbon-impacted soil vapor
to be migrating beneath the subject property.

Other COCs

Based on our review of the GeoSearch report, there are no onsite, adjacent, or upgradient known or
suspect sites contaminated with other COCs within 1,760 feet of the subject property. Therefore,
per ASTM E 2600-15, as this distance exceeds the 100-foot distance considered the critical distance
wherein such migration may pose a threat to the subject property, there are no potential threats to
the subject property posed by the potential migration of other COC vapors from listed sites.

Historical Use Information on the Property and the
Adjoining Properties

The historical records review completed for this Phase | ESA includes aerial photographs,
topographic maps, and city directories as detailed in the following sections. Copies of the historical
resources reviewed are included in Appendix C. Table 3 provides a summary of the historical use
information available for the subject property.

Review of Aerial Photographs

Aerial photographs from GeoSearch’s aerial photograph collection were obtained. In addition, a
current aerial from Google Earth was reviewed. The aerial photographs were reviewed on June 3,
2019. Additionally, the County of San Diego provided two aerial photographs (1994 and 2017) on
April 10, 2020.
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Review of Historical Topographic Maps

Historical topographic maps from GeoSearch’s map collection were obtained. The historical
topographic maps were reviewed on June 3, 2019.

Review of City Directory Listings

GeoSearch was contracted to provide copies of city directory listings for the subject property. The

city directory listings were reviewed on June 3, 2019.

Review of Fire Insurance Majps

GeoSearch was contracted to provide copies of fire insurance maps (i.e. Sanborns) for the subject
property. As indicated in the attached report, fire insurance maps were not available for the subject
property or adjacent properties.

Review of County of San Diego Building Permit Records

Building permit records for the subject property were searched on the County of San Diego’s online
Citizen Access Portal4. No records were available for the subject property.

Other Historical Sources

Based on the historical information obtained, no additional historical sources were reviewed.
Summary of Historical Uses

Subject Property

Table 3 Historical Use of the Subject Property

Year Use Source

Subject Property — 8575-8577 Paradise Valley Road

1904- | The subject property appears to be undeveloped. Topographic Map (TM)
1953

1949- | The subject property appears to be vacant, undeveloped Aerial Photograph (AP)
1971 land.

1967 | The subject property appears to be developed with at least ™
two former structures.

1975 The subject property appears to be developed with at least ™
four former structures.

1980 8575 Paradise Valley Rd.: Posey V E City Directory (CD)

1981- | The subject property appears to be developed with a (former) | AP
1994 storage yard.

1985 8575 Paradise Valley Rd.: Coastal Equipment SD; Coastal CD
Watertruck

4 https://publicservices.sdcounty.ca.gov/CitizenAccess
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Year Use Source

1990 8575 Paradise Valley Rd.: Parkson Pipeline Mtrl CD

1996 | The subject property appears to be developed with at least ™
three former structures.

1996 The subject property appears to be a cleared, fenced lot. AP

2002- | The subject property appears to be vacant, undeveloped land | AP
2017 in its current configuration.

2012 No individual structures or features are depicted. ™

*Bold listings indicate commercial/indust