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EXECUTIVE SUMMARY

General

Brusca Associates, Inc. has prepared this Phase | Environmental Site Assessment of the subject
property in general accordance with ASTM Standard E 1527-13. Our assessment has been performed
to determine if the potential exists for significant site contamination from either on- or off-site sources
for the purpose of identifying any recognized environmental conditions in connection with the subject
property. We understand that this report will be used for environmental due diligence purposes related
to a commercial real estate transaction involving the subject property.

The approximate 257-acre subject property is comprised of five contiguous parcels situated westerly of
Pedrick Road and southerly of Interstate 80 in Dixon, Solano County, California. The subject property
is addressed as 8405 Pedrick Road and is identified by the Solano County Assessor’s Office as parcel
numbers (APNs) 0111-080-050 and 0111-040-010, -020, -030 and -040. The property is bordered to
the east by Pedrick Road, to the north by Interstate 80 and vacant farmland, to the west by vacant
farmland and a recently-excavated stormwater basin, and to the south by vacant land, an orchard, and
commercial properties (mostly trucking yards).

Site Description

The subject site currently is vacant/undeveloped and mostly comprised of farmland. At the time of
our recent reconnaissance, the property was farmed mostly in row crops. Irrigation canals are located
throughout the property. An irrigation water well (identified as DW-8) is located near the
southwesterly corner of the property, and multiple irrigation water control features (valves, control
boxes, standpipes, etc.) are situated along the westerly margin of the property. A rectangular,
approximate seven-acre area within the northwesterly portion of the property is vacant and is not
subject to farming; this area is situated about 1,600 feet westerly of Pedrick Road and is the former
location of the Mistler Farm facility. The former farm facility area generally is currently unused,
except for the storage of beehive boxes and occasional storage of hay. Four groundwater monitoring
wells were observed along the southerly margin of the farm facility; it is indicated that these
monitoring wells are associated with past investigation of a petroleum hydrocarbon release attributable
to a former 10,000-gallon diesel above-ground storage tank (AST) that was used in this area.

Site History

Our historical research indicates that the vast majority of the subject property has never been
significantly developed and has been used exclusively for farming (predominantly row crops). As
early as the 1930s, two rural residences were situated within the northwesterly property area and one
residence was situated within the northeasterly property area. By the 1970s, a farm facility (former
Mistler Farm/Mistler Trucking) had been constructed within an approximate seven-acre area on the
northwesterly portion of the property; the farm facility included multiple structures and a yard area.
Additionally, the far westerly portion of the Mistler Farm facility was used as an unpermitted landfill.
By the mid-1980s, an equipment repair garage had been constructed within the central portion of the
farm facility and much of the seven-acre facility was subject to equipment, vehicles, and materials
storage. Itisindicated that ASTs were used at the farm facility, including a 10,000-gallon diesel AST.
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The former Mistler Farm facility apparently was razed in the early 2000s, and that area has since
generally been unused (except for storage of beehive boxes and occasional storage of hay). Over the
years, the portions of the subject property outside of the farm facility and former rural residences have
continued to remain vacant farmland used predominantly for row crops.

Onsite Abandoned Landfill

It is indicated that an open pit was excavated within the far westerly portion of the former Mistler
Farm facility on the subject property around the early 1970s, and that various wastes (presumably
generated at the farm facility) were disposed/landfilled in the pit. Currently, ground surfaces within
portions of the former landfill area are depressed up to about three feet with respect to surrounding
grades, possibly due to settlement of landfilled materials.

In 2005, Conestoga-Rovers & Associates (CRA) performed subsurface investigation in the area of
the abandoned landfill at the site. The CRA investigation included the excavation of exploratory
trenches in the landfill and collection of a limited number of waste samples for laboratory analysis.
CRA collected two samples of waste materials from the test pits for laboratory analysis; based on the
analytical results, CRA suggested that the landfilled materials would be considered “nonhazardous
waste”. In 2015, Tremaine & Associates Inc. (Tremaine) prepared a Remedial Action Plan (RAP)
for the abandoned landfill at the subject site. The RAP included a description of proposed methods
and guidelines for excavation, sorting, and segregation of the landfilled wastes, and plans for onsite
recycling and off-site disposal of the wastes.

Our review of the past investigative work by CRA and Tremaine pertaining to the onsite abandoned
landfill indicates that the data from those investigations generally are not sufficient to evaluate
potential environmental impacts attributable to the landfill or to develop reasonable cost estimates for
official regulatory landfill closure. Notable data gaps included lack of data to evaluate proper disposal
methods for the wastes, and the lack of data to evaluate whether the landfilled wastes resulted in
underlying soil impact, groundwater impact, and/or soil gas impact (i.e. landfill gases such as
methane). We understand that a “clean closure” process for the abandoned landfill would be desired;
that process includes complete removal of the landfilled wastes for offsite disposal at an appropriate
regulated landfill facility such that there are no continuing obligations for landfill management,
monitoring, or inspections. To obtain additional information regarding subsurface conditions in the
area of the abandoned landfill, our firm recently performed a Site Investigation of that area concurrent
with preparation of this Phase | Environmental Site Assessment. Our recent testing of the waste
materials indicates that most or all of the landfilled materials may be characterized as a California
hazardous waste for disposal purposes. Based on our observations and data pertaining to the waste
materials, it is our opinion that it likely would not be practical, feasible, or desirable to attempt to
segregate and reuse the landfilled wastes. The results of testing native soils underlying the landfill
and groundwater beneath and near the landfill do not indicate significant impact conditions. Volatile
organic compounds (VOCs) were detected in soil gas samples collected from the area of the landfill;
however, the data suggest that these conditions potentially could be mitigated via removal of the
landfilled wastes and excluding future residential and other sensitive use from the affected area.

Our recent discussions with representatives of the Solano County Department of Resource
Management (SCDRM) indicate that, despite the cessation of the County’s site mitigation program,
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the SCDRM remains the Local Enforcement Agency (LEA) for oversight of landfills within Solano
County per the provisions of California Code of Regulations Title 27. As such it is our understanding
that the SCDRM would oversee the official landfill closure process, with guidance and input from
CalRecycle (formerly the California Integrated Waste Management Board) and possibly other State
regulatory agencies, such as the Central Valley Regional Water Quality Control Board (CVRWQCB).
Our recent investigative work with respect to the abandoned landfill at the subject site was performed
for environmental due diligence purposes, in part to develop information to consider potential future
costs for clean closure of the landfill. Our work did not include official engagement of the appropriate
regulatory agencies for the closure process. To initiate the clean closure process, the LEA (the
SCDRM) should be officially engaged for closure oversight. Considering the additional data obtained
during our investigation of the abandoned landfill area, preparation of an updated RAP and/or a Clean
Closure Plan for official landfill closure would appear to be in order.

Due to the identified contaminant conditions and the open regulatory agency status, the abandoned
landfill at the subject site is considered a recognized environmental condition.

10,000-Gallon Diesel AST Petroleum Hydrocarbon Impact Investigations and Remediation

In 2005, subsurface investigation performed by CRA in the area of a former 10,000-gallon diesel AST
within the former Mistler Farm facility at the subject property identified diesel impact to soil and
groundwater. Subsequently, remedial soil excavation was performed in this area in 2006 extending to
a depth of about 20 feet. Additionally, groundwater monitoring wells were installed in the area of the
AST and were sampled/tested over a period of time. Following the remedial and monitoring activities,
CRA concluded that the limited remaining residual petroleum hydrocarbons in the subsurface
attributable to historical releases from the AST did not represent a significant threat to human health
or the environment. In 2011 CRA prepared a No Further Action (NFA) Request report for the AST
petroleum hydrocarbon contamination case and submitted the NFA request to the local regulatory
oversight agency (the SCDRM) for review. It is indicated that the SCDRM did not provide official
approval of the NFA request; however, the SCDRM prepared a letter in 2019 indicating that the
SCDRM was discontinuing its site mitigation program and that active cases were being transferred to
the CVRWQCB. The CVRWQCB recently reviewed the case files related to the AST release and
cleanup and determined that further environmental work related to the release is not necessary, other
than the proper destruction of the groundwater monitoring wells at the site. As such, the onsite
petroleum hydrocarbon contamination case associated with the former 10,000-gallon diesel AST is
considered a historical recognized environmental condition, assuming that the groundwater
monitoring wells will be properly removed.

Former Mistler Farm Facility Area

A Phase | Environmental Site Assessment of the subject property prepared in 2001 identified surface
staining in various areas where chemicals, waste oils, and fuels were stored within the former Mistler
Farm facility at the subject property and identified those conditions as a recognized environmental
condition. Our research has not identified follow-up sampling to evaluate that concern, other than the
mentioned investigations in the area of the former 10,000-gallon diesel AST. To evaluate this
recognized environmental condition identified in the 2001 Phase | report, our firm recently performed
a Site Investigation in the area of the former Mistler Farm facility concurrent with preparation of this
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Phase | Environmental Site Assessment. The primary purpose of our recent site investigation was to
evaluate whether surface soils in the area of the farm facility contain elevated concentrations of
contaminants, including petroleum hydrocarbons, metals, and pesticides. We performed surface soil
sampling at numerous locations throughout the approximate seven-acre former Mistler Farm facility.
Additionally, we advanced a boring generally within the central portion of the former farm facility (in
the area of the previous equipment repair garage) for collection of a groundwater sample for laboratory
analysis.

None of the surface soil samples recently collected by our firm in the former farm facility area
contained elevated concentrations of petroleum hydrocarbons, metals, or chlorinated pesticides, except
that one sample contained a slightly elevated concentration of diesel-range petroleum hydrocarbons
and one sample contained a slightly elevated concentration of lead with respect to residential screening
values (although the detected concentrations do not exceed the commercial/industrial screening
values). Considering the very limited occurrences of slightly elevated concentrations of diesel and
lead in surface soils, these conditions would not appear to represent a significant environmental
concern, particularly if the former farm facility area is not subject to future residential redevelopment.

The groundwater sample collected beneath the area of the former farm facility did not contain the
tested analytes at concentrations above California drinking water Maximum Contaminant Level
(MCL) values, except for slightly elevated concentrations of nitrates and total dissolved solids (TDS).
The slightly elevated concentrations of nitrates and TDS detected in groundwater beneath the former
farm facility likely would not be a significant concern, provided that future drinking water wells are
not installed in that area.

The groundwater sample collected beneath the area of the former farm facility also contained a
detectible concentration of diesel-range petroleum hydrocarbons. The source of the diesel detected in
groundwater is undetermined; however, it may be attributable to past activities at the former onsite
equipment garage or related to the known release associated with the former 10,000-gallon diesel AST
at the site. Considering the lack of elevated VOCs in the groundwater sample and the lack of nearby
potential groundwater receptors (i.e. drinking water wells), the fairly low concentration of diesel
detected in groundwater at this location would not appear to be a significant exposure risk, assuming
that future drinking water wells are not installed in that area. Nonetheless, the full extent and nature
of the diesel groundwater impact were not determined by our investigation; further assessment of the
apparent diesel impact conditions could be performed if desired.

The minor soil and groundwater impacts detected in the area of the former onsite Mistler Farm facility
are considered de minimis conditions, provided that the former farm facility area is not subject to
residential or other sensitive uses, and that drinking water wells are not installed in that area.

In consideration of the environmental condition of the property, please refer to the information
contained in the remainder of this report.
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PHASE | ENVIRONMENTAL SITE ASSESSMENT
PEDRICK ROAD PROPERTY

APNs 0111-080-050 and 0111-040-010, -020, -030 and -040
8405 Pedrick Road

Dixon, Solano County, California

Brusca Project No. 347-001

1.0 INTRODUCTION

Brusca Associates, Inc. has completed this Phase | Environmental Site Assessment of the subject
property at the request of 5G Consulting Group, LLC. The approximate 257-acre subject property is
comprised of five contiguous parcels situated westerly of Pedrick Road and southerly of Interstate 80 in
Dixon, Solano County, California. The subject property is addressed as 8405 Pedrick Road and is
identified by the Solano County Assessor’s Office as parcel numbers (APNs) 0111-080-050 and 0111-
040-010, -020, -030 and -040. The subject site currently is vacant/undeveloped and mostly comprised
of farmland planted in row crops.

We understand that this report will be used for environmental due diligence purposes related to a
commercial real estate transaction involving the subject property. This Phase | Environmental Site
Assessment has been performed in general accord with the scope and limitations of the 2013 American
Society for Testing and Materials (ASTM) Standard Practice for Phase | Environmental Site
Assessments Process (E 1527-13).

1.1 PURPOSE AND KEY DEFINITIONS

The purpose of our assessment has been to identify any recognized environmental conditions in
connection with the subject property to determine if the potential exists for significant site contamination
from either on- or off-site sources. A recognized environmental condition is defined in the referenced
standard 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; or (3) under conditions that pose a material
threat of a future release to the environment. De minimis conditions are not recognized
environmental conditions.” A de minimis condition is defined as ““a condition that
generally does not present a threat to human health or the environment and that

BruscaAssociates.com e 1860 Sierra Gardens Drive, #332, Roseville, CA 95661 e phone (916) 677-1470
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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”.

We have also considered whether any historical recognized environmental conditions or controlled
recognized environmental conditions are associated with the property. A historical recognized
environmental condition is defined 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 a regulatory
authority, without subjecting the property to any required controls (for example, property
use restrictions, activity and use limitations, institutional controls, or engineering
controls)”.

A controlled recognized environmental condition is defined 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)”.

1.2 PROPERTY INFORMATION AND LOCATION

General Property Information/Location

Property Name:  Pedrick Road Property | Address: 8405 Pedrick Road, Dixon, California

. 0111-080-050 and 0111-040- i i
APNs: 010, -020, -030 and -040 County:  Solano Owner:  Ocala Meadows Lands, LLC
Location:  See Vicinity Map, Plate 1 Size:  Approx. 257 acres

Latitude/Longitude:  38.4757220, -121.8081720 Current Use: Agricultural

Considered Future Use:  Unknown

1.3 SCOPE OF WORK

Protocol and ASTM Scope Items

This Phase | Environmental Site Assessment has been performed in general accord with the scope and
limitations of the 2013 ASTM Standard Practice for Phase | Environmental Site Assessments Process
(E 1527-13). A Phase | Environmental Site Assessment is the primary component of an “All Appropriate
Inquiry” designed to evaluate the environmental integrity of a property as part of the due diligence
required to qualify for Landowner Liability Protections under the Comprehensive Environmental
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Response, Compensation, and Liability Act (CERCLA). The regulatory requirements and standards for
Phase I environmental site assessment were established by the Federal Environmental Protection Agency
and are outlined in 40 CFR Part 312, “The Final Rule for Standards and Practices for All Appropriate
Inquiries (AAI)™.

The scope of this investigation included:

Review of physical setting information sources

Historical research, including review of any available, relevant environmental reports
Site reconnaissance and observations of adjacent and nearby properties

Interviews of individuals knowledgeable of the property and agency representatives
Review of regulatory agency listings and records, including an agency database report
Evaluation of the collected information, and preparation of this report

Non-ASTM Scope Items

The scope of work associated with this Phase | Environmental Site Assessment has not included soil,
soil gas, or groundwater sampling/testing, a chain-of-title document search, an evaluation of business
environmental risk, an environmental compliance audit, research regarding use limitations (deed
restrictions), or a property lien search. Our study also has not included evaluation of the following non-
ASTM scope items: asbestos-containing building materials or naturally-occurring asbestos; lead-based
paint; indoor air quality; industrial hygiene or safety; cultural or historic resources; ecological resources
or endangered species; wetlands; biological agents; or, mold. We could develop a scope and cost
estimate for performance of non-ASTM scope items upon request.

1.4 EXCEPTIONS AND LIMITATIONS

No significant exceptions to or deviations from the ASTM standard (E 1527-13) were made during the
course of our work. The ASTM Standard E 1527-13 is designed to establish good commercial and
customary practices to be implemented by the Environmental Professional in performing Phase |
assessment of a property in a manner that satisfies CERCLA requirements. Our services are performed
in a manner consistent with the level of care and skill ordinarily exercised by members of the profession
currently practicing in the same locality under similar conditions. The findings and conclusions
presented herein are based on the cited reference materials, conversations, reconnaissance, and other
information obtained from a variety of sources deemed to be reliable. No warranty regarding the
accuracy of our opinions or conclusions is expressed or implied. It should be understood that the scope
of investigation described herein is not exhaustive, and performance of a Phase | Environmental Site
Assessment cannot completely eliminate uncertainties regarding the potential for environmental
impairment of a property.

1.5 USER RELIANCE AND CONFIDENTIALITY

5G Consulting Group, LLC may read and rely upon the information, findings, conclusions, and
recommendations contained herein. Without prior written consent of the client, Brusca Associates,
Inc. will keep confidential and not disclose to any person or entity, any data or information provided
by the client or generated in conjunction with the performance of this study. Provisions of
confidentiality shall not apply to data or information obtained from the public domain or acquired
from third parties not under obligation to the client to maintain confidentiality.
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2.0 PHYSICAL SETTING
2.1 PHYSICAL SETTING SOURCES

Sources used to determine the regional setting during this study have included the following:

e 1977 CGS Geologic Map of California (1:750,000)

e 1981 CGS Geologic Map of the Sacramento Quadrangle (1:250,000)

e 1985 USGS Geologic Map of the Late Cenozoic Deposits of the Sacramento Valley
(1:62,500)

e USGS Dixon Quadrangle (1:24,000)

2.2 TOPOGRAPHY

As shown on the USGS Dixon Quadrangle (see Plate 1), the subject property is situated at elevations on
the order of 65 feet above sea level. The site is relatively flat, and surface gradients in the vicinity slope
gently toward the southeast.

2.3 GEOLOGY AND SOILS

The subject property is situated within the Sacramento Valley in the Great Valley geomorphic
province of California. The valley was formed by tilting of the Sierran Block with the western side
dropping to form the valley and the eastern side uplifting to form the Sierra Nevada. The valley is
characterized by a thick sequence of sediments derived from erosion of the adjacent Sierra Nevada to
the east and the Coast Ranges to the west. These sedimentary rocks are mainly Cretaceous in age.
The depth of the sediments varies from a thin veneer at the edges of the valley to depths in excess of
50,000 feet near the western edge of the valley. California Geological Survey (CGS) mapping
indicates that the geologic materials in the vicinity of the subject site are identified as Quaternary
alluvial fan deposits.

Soil mapping by the the US Department of Agriculture (USDA) Natural Resources Conservation
Service (NRCS) indicates that the majority of onsite soils are identified as Brentwood clay loam and
are indicated to be well drained. Soils located on the central and the northeasterly portions of the site
are identified as Capay silty clay loam; this soil unit is indicated to be moderately well drained. Soils
located on the central-southerly portion of the subejct site are identified as Yolo loam; this soil unit is
indicated to be well drained. Soils located on the northwesterly and southerly portions as well as the
far southerly corners of the subject site are indentified as Yolo silty clay loam; this soil unit is indicated
to be well drained.

2.4 SURFACE WATER AND GROUNDWATER

There are no surface water bodies on or adjacent to the subject property, save for irrigation ditches.
The nearest prominent surface water feature, Putah Creek, is situated approximately three miles
northerly of the subject site. Storm water generated on the subject property would appear to be directed
towards onsite irrigation ditches, adjoining properties, and/or Pedrick Road. We observed no evidence
of suspicious run-off to, or from the subject property during our site reconnaissance.
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Groundwater conditions within the general area of the subject property have been considered utilizing
information obtained from the California Department of Water Resources, Solano County, and the
California Regional Water Quality Control Board. We also have considered groundwater elevation data
obtained during past onsite groundwater monitoring (in the area of a former 10,000-gallon above-ground
diesel tank [AST]) and during recent subsurface investigations performed by our firm. The available
information indicates seasonally variable groundwater depths ranging from about 20 to 40 feet. The
regional groundwater flow direction is indicated to be southeasterly. However, past onsite groundwater
monitoring suggested a localized northerly groundwater flow direction; it was surmised that this flow
direction was influenced to some degree by an onsite irrigation ditch near the onsite groundwater
monitoring wells. Information regarding past onsite environmental investigations, including the
groundwater monitoring, the former 10,000-gallon diesel AST, and our recent site investigations, is
presented in Section 6.0 of this report. The locations of onsite groundwater monitoring wells are shown
on Plate 3.

3.0 SITE RECONNAISSANCE

Site Reconnaissance

Brusca Associates, Inc. Representatives: Joe Brusca
and Alycia Cridebring

Date: July 17, 2020 Weather:  Sunny

Site Layout: See Plate 2, Site Map | Site Photographs: See Appendix A Limiting Conditions: ~ None

3.1 SITE DESCRIPTION

General

The approximate 257-acre subject property is comprised of five contiguous parcels situated westerly of
Pedrick Road and southerly of Interstate 80 in Dixon, Solano County, California. The subject property
is addressed as 8405 Pedrick Road and is identified by the Solano County Assessor’s Office as parcel
numbers (APNs) 0111-080-050 and 0111-040-010, -020, -030 and -040. The property is bordered to
the east by Pedrick Road, to the north by Interstate 80 and vacant farmland, to the west by vacant
farmland and a recently-excavated stormwater basin, and to the south by vacant land, an orchard, and
commercial properties (mostly trucking yards).

Farmland

The subject site currently is vacant/undeveloped and mostly comprised of farmland. At the time of
our recent reconnaissance, the property was farmed mostly in row crops. Irrigation canals are located
throughout the property. It is indicated that onsite irrigation water is provided by a major Solano
Irrigation District (SID) underground supply pipeline situated along the westerly margin of the
property. An irrigation water well (identified as DW-8) is located near the southwesterly corner of
the property, and multiple irrigation water control features (valves, control boxes, standpipes, etc.) are
situated along the westerly margin of the property.

During our site reconnaissance we observed a power pole with pole-mounted electrical transformers
on the northeasterly portion of the property. It is unknown whether these transformers contain
polychlorinated biphenyl (PCB) fluids; however, we observed no evidence of discharge or leakage
from the transformer at the time of our reconnaissance. It is possible that this power pole was
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previously used to power a well in that area; however, we did not observe a well at this location at the
time of our reconnaissance.

Former Mistler Farm Facility Area

A rectangular, approximate seven-acre area within the northwesterly portion of the property is vacant
and is not subject to farming; this area is situated about 1,600 feet westerly of Pedrick Road and is the
former location of the Mistler Farm facility (see Plate 3). The former farm facility area is relatively
flat, vacant, and bordered by irrigation ditches, beyond which are farmed areas. The farm facility area
generally is currently unused, except for occasional storage of hay. A large number of beehive boxes
are situated on the far easterly portion of the former farm facility area. Site surfaces support limited
volunteer vegetation, and broken concrete fragments (apparent roof tiles) are scattered across large
portions of the former farm facility area (these materials likely were imported to the site in the past to
serve as gravel-like surfacing during operation of the farm facility). Four groundwater monitoring
wells were observed along the southerly margin of the farm facility (see Plate 3); three of these wells
are situated within steel risers/monuments, and one of the wells is within a flush-mounted circular
surface vault. It is indicated that these monitoring wells are associated with past investigation of a
petroleum hydrocarbon release attributable to a former 10,000-gallon diesel AST that was used in this
area. Information regarding the petroleum hydrocarbon contamination case is presented in Section 6.0
of this report.

It is indicated that an open pit was excavated within the far westerly portion of the former onsite
Mistler Farm facility around the early 1970s, and that various wastes (presumably generated at the
farm facility) were disposed/landfilled in the pit. The location of the abandoned landfill is shown on
Plate 3. Currently, ground surfaces within portions of the former landfill area are depressed up to
about three feet with respect to surrounding grades, possibly due to settlement of landfilled materials.
A few small trees/bushes are located within the landfill area, and scattered debris/rubbish is evident at
the surface. Surficial debris in the area of the abandoned landfill includes abundant fragments of
concrete roof tiles. Information regarding the abandoned landfill, including the results of
investigations of the landfill and the regulatory status, is presented in Section 6.0 of this report.

3.2 HAZARDOUS SUBSTANCES AND PETROLEUM PRODUCTS

No hazardous substances or petroleum products were observed to be used or stored on the subject site
at the time of our site reconnaissance.

3.3 UTILITIES

Electricity and natural gas are provided to the subject site vicinity by the Pacific Gas and Electric
Company (PG&E). Municipal drinking water and the local sewer utility are provided in the general
area by the City of Dixon. Our scope of work has not included the determination of availability of
utilities to the subject property.

An irrigation water supply well is located near the southwesterly corner of the subject property. As
described in Section 3.1, it is possible that another water well was situated on the northeasterly portion
of the property (as evidence by a power pole in that area). Additionally, it is likely that one or more
water supply wells were previously used in the former Mistler Farm facility area of the property. If
water wells are discovered on the property and such wells are not intended to be used, they should be
properly abandoned in accordance with State and local regulations.
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3.4 COMMON SITE-SPECIFIC ENVIRONMENTAL CONCERNS

Potential Environmental Concern

Observations/Comments

Storage Tanks, Vent/Fill Pipes

None revealed by our reconnaissance; however, it is indicated
that ASTs were previously used at the former onsite Mistler
Farm facility. See Section 6.0

Petroleum Pipelines or Oil & Gas Wells

Two natural gas wells were drilled on the subject property in
the past; see Section 7.1

Drums

None revealed by our reconnaissance or research

Unidentified Substance Containers

None revealed by our reconnaissance or research

Sumps None revealed by our reconnaissance or research
Floor Drains None revealed by our reconnaissance or research
Stains None revealed by our reconnaissance or research

Septic Systems

None revealed by our reconnaissance; however, it is
considered likely that septic systems were associated with
the former onsite residences

Stressed Vegetation

None revealed by our reconnaissance or research

Solid Waste Disposal/Fill Placement

An abandoned landfill is located within the far westerly
portion of the former onsite Mistler Farm facility area; see
Section 6.0

Pools of Liquid/Standing Water

None revealed by our reconnaissance or research

Unusual Odors

None revealed by our reconnaissance or research

Pole mounted electrical transformers were observed on the
northeasterly portion of the property; see Section 3.1

None revealed by our reconnaissance or research

An irrigation water supply well is located near the
southwesterly corner of the property.  Additionally,
groundwater monitoring wells are located within the area of
the former onsite Mistler Farm facility; see Section 3.1

Polychlorinated Biphenyls (PCBs)

Pits, Ponds, or Lagoons; Wastewater Treatment

Water Wells

3.5 RESULTS OF SITE RECONNAISSANCE

Our reconnaissance identified no obvious evidence that current use or activities on the subject property
have resulted in a significant release of hazardous substances or petroleum products to the environment
on the subject property. We observed no evidence of significant surface staining or improper
hazardous substance/petroleum products use or storage at the site. As described elsewhere in this
report, it is known that the area of the abandoned landfill on the property contains contaminants, and
that minor petroleum hydrocarbon and metals impact exists in the area of the former onsite Mistler
Farm facility (see Section 6.0).

4.0 ADJOINING SITE CONDITIONS AND USE

The approximate 257-acre subject site is located within a predominantly agricultural area of Dixon,
Solano County. The property is bordered to the east by Pedrick Road, to the north by Interstate 80
and vacant farmland, to the west by vacant farmland and a recently-excavated stormwater basin, and
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to the south by vacant land, an orchard, and commercial properties (mostly trucking yards).
Information regarding adjoining and nearby site use is presented below.

Direction Description

Northerly Vacant farmland, and Interstate 80 to the northwest
Commercial property — Chavez Trucking (955 Vaughn Road), Guzman

Southerly & Sons Trucking (1055 Vaughn Road) and a small orchard
Commercial property -Campbell Soup Supply Company (8380 Pedrick

Easterly Road), Menezes Brothers, Inc. (8308 Pedrick Road), vacant farmland;
railroad tracks to the southeast

Westerly Vacant farmland and a recently excavated stormwater basin

Our research and visual observations of adjoining and nearby properties did not identify current
conditions or activities considered likely to have resulted in a significant release of hazardous
substances or petroleum products affecting the environment on the subject property. Information
obtained during our review of agency listings and records for adjoining and nearby sites is discussed
in Section 8.3 of this report.

5.0 INTERVIEWS AND USER QUESTIONNAIRE
5.1 INTERVIEWS

The following individuals were contacted in person, by phone, or by written communication to obtain
information relevant to the environmental status and condition of the subject property.

Relationship to Property Name/Affiliation Comments
User Representative Steve Gidaro/ 5G Consulting Group, LLC See Section 5.2
Owner R_epresentatlve/ Ari Huber/Ocala Meadows Lands, LLC See below
Key Site Manager
Farmer Tenant Chope Gill/Reveille Farms
Agency Official Caison King/Solano Irrigation District
- Geoff Rader/Central Valley Regional Water .
Agency Official Quality Control Board See Section 6.0
Agency Official Marcy Hannum/Solano County Department See Section 6.0
of Resource Management
Agency Official Alicia Seay/Solano County Department of See Section 8.1 and 8.3
Resource Management

As a part of our research, we conducted an interview with a current owner representative, Ari Huber
of Ocala Meadows Lands, LLC. Mr. Huber indicated that he has been familiar with the property for
about the last eight years, and that during that time the property has been used exclusively for farming.
Mr. Huber stated that there are no environmental liens or environmentally-related activity and use
limitations associated with the subject property. Mr. Huber indicated that he is generally aware of the
abandoned landfill and the petroleum hydrocarbon case associated with the former 10,000-gallon
diesel AST within the former Mistler Farm portion of the property; however, otherwise, Mr. Huber



Page 9
September 30, 2020
Brusca Project No. 347-001 Pedrick Road Property Phase | ESA

relayed that he is unaware of any other known past hazardous substances/petroleum hydrocarbons
releases or known contamination conditions on the property.

Additional information obtained from interviews is presented in the relevant sections of this report.

5.2 USER QUESTIONNAIRE

In order to qualify for one of the Landowner Liability Protections offered by the Small Business
Liability Relief and Brownfields Revitalization Act of 2001 (the “Brownfields Amendments”), the
user of this report must provide specific information (if available) to the environmental professional.
As of this writing, the user of this report has not provided a completed User Questionnaire.

6.0 PREVIOUS AND CONCURRENT ENVIRONMENTAL INVESTIGATIONS

General

Our research indicates that a Phase | Environmental Site Assessment of the subject property was
performed in 2001, and subsequent follow-up investigations were performed to evaluate the
abandoned landfill and the area of the former 10,000-gallon diesel AST within the former Mistler
Farm facility at the site. Additionally, our firm recently performed further environmental
investigations of the abandoned landfill and the Mistler Farm facility (generally concurrently with
performance of this Phase | study). The past and recent/concurrent investigations are summarized
below, and copies of relevant reports and related documentation are included in Appendix E.

2001 AMEC Phase | Environmental Site Assessment

A Phase | Environmental Site Assessment of the subject property was performed by AMEC Earth and
Environmental (AMEC) in 2001.1 At the time of the 2001 Phase | study, the property supported
farmland and the approximate seven-acre Mistler Farm facility within the northwesterly portion of the
site. The farm facility reportedly included residential structures, barns, an equipment repair garage, a
sizable yard where vehicles and equipment were stored, and areas where above-ground fuel storage
tanks were used. The 2001 Phase I report identified a number of recognized environmental conditions
associated with the area of the Mistler Farm facility including: surface staining in areas where fuels
and waste oils may have impacted the site due to improper storage or transport; staining in the areas
of onsite ASTs, including heavy staining in the area of a 10,000-gallon AST along the southerly facility
margin; and, the landfill within the far westerly portion of the farm facility.

Petroleum Hydrocarbon Impact Investigations and Remediation

In 2005, subsurface investigation performed by Conestoga-Rovers & Associates (CRA) in the area of
a former 10,000-gallon diesel AST within the former Mistler Farm facility at the subject property
identified diesel impact to soil and groundwater. Subsequently, remedial soil excavation was
performed in this area in 2006 extending to a depth of about 20 feet. Additionally, groundwater

! AMEC Earth & Environmental; “Phase | Environmental Site Assessment & Operational Compliance Review, Mistler &
Vaughn Agricultural Facility, 8405 Pedrick Road, Dixon, California”; April 11, 2001.
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monitoring wells were installed in the area of the AST and were sampled/tested over a period of time;
the locations of the former AST and the groundwater monitoring wells are shown on Plate 3.
Following the remedial and monitoring activities, CRA concluded that the limited remaining residual
petroleum hydrocarbons in the subsurface attributable to historical releases from the AST did not
represent a significant threat to human health or the environment. CRA prepared a No Further Action
(NFA) Request report for the AST petroleum hydrocarbon contamination case in March 2011.2

The 2011 NFA request prepared by CRA was submitted to the local regulatory oversight agency (the
Solano County Department of Resource Management [SCDRM] Environmental Health Division) for
review. Itis indicated that the SCDRM did not provide official approval of the NFA request; however,
the SCDRM prepared a letter dated March 20, 2019 indicating that the SCDRM was discontinuing its
site mitigation program and that active cases were being transferred to the Central Valley Regional
Water Quality Control Board (CVRWQCB).

As a part of this Phase I study, we contacted Ms. Marcy Hannum of the SCDRM regarding the status
of the NFA request, and Ms. Hannum in turn contacted Mr. Geoff Rader of the CVRWQCB for a
determination regarding the case. The CVRWQCB recently reviewed the case files related to the AST
release and cleanup and prepared a letter dated September 23, 2020 indicating that further
environmental work related to the release is not necessary, other than the proper destruction of the
groundwater monitoring wells at the site.®

Abandoned Landfill Investigations

In 2005, CRA performed subsurface investigation in the area of the abandoned landfill at the site.*
The CRA investigation included the excavation of exploratory trenches in the landfill and collection
of a limited number of waste samples for laboratory analysis. CRA reported that that landfill
measured about 30 to 40 feet wide by about 160 feet long, and that the wastes extended to a depth of
at least 10 feet (the maximum reach of the backhoe used for the exploratory trenches). The landfill
materials were reported to consist mostly of concrete roof tiles; other wastes reportedly included clay
pipe, bottles, and household items.

CRA collected two samples of waste materials from the test pits for analysis for CAM17 metals.
Additionally, the samples were analyzed for eight metals by the toxicity characteristic leaching
procedure (TCLP). Based on the analytical results, CRA suggested that the landfilled materials would
be considered “nonhazardous waste”. In 2015, Tremaine & Associates Inc. (Tremaine) prepared a
Remedial Action Plan (RAP) for the abandoned landfill at the subject site.> In conjunction with
preparation of the RAP, Tremaine coordinated a geophysical survey to further evaluate the limits of
the landfill. The RAP included a description of proposed methods and guidelines for excavation,
sorting, and segregation of the landfilled wastes, and plans for onsite recycling and off-site disposal

2 Conestoga-Rovers & Associates; “No Further Action Required Request and Groundwater Monitoring Report — Third
Quarter 2010”; March 2011.

3 CVRWQCB; “Well Destruction Request, Dixon Downs (Former Mistler Trucking Co.) Diesel Fuel Release, 8405
Pedrick Road, Dixon, Solano County”; September 23, 2020.

4 Conestoga-Rovers & Associates; “Soil Investigation, Mistler Property, Dixon, California”; March 17, 2005.

® Tremaine & Associates, Inc.; “Remedial Action Plan (RAP) for Mistler Farm Landfill & Refuse Area, Former Mistler
Farm Property, 8405 Pedrick Road, Dixon, California”; February 2, 2015.
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of the wastes. A program of sampling and analysis of the excavated wastes and underlying soils was
included in the RAP.

The above referenced RAP prepared by Tremaine was submitted to the SCDRM for review. The
SCDRM issued a letter dated March 16, 2015 indicating approval of the RAP. The SCDRM prepared
a letter dated March 20, 2019 requesting a status update regarding the remedial action. The 2019
letter also indicated that the SCDRM was discontinuing its site mitigation program and that active
cases will be transferred to the CVRWQCB.

2020 Brusca Associates, Inc. Abandoned Landfill Investigation
General

Our review of the past investigative work by CRA and Tremaine pertaining to the onsite abandoned
landfill indicates that the data from those investigations generally are not sufficient to evaluate
potential environmental impacts attributable to the landfill or to develop reasonable cost estimates for
official regulatory landfill closure. Notable data gaps included lack of data to evaluate proper disposal
methods for the wastes, and the lack of data to evaluate whether the landfilled wastes resulted in
underlying soil impact, groundwater impact, and/or soil gas impact (i.e. landfill gases such as
methane).

We understand that a “clean closure” process for the abandoned landfill would be desired; that process
includes complete removal of the landfilled wastes for offsite disposal at an appropriate regulated
landfill facility such that there are no continuing obligations for landfill management, monitoring, or
inspections. To obtain additional information regarding subsurface conditions in the area of the
abandoned landfill, our firm recently performed a Site Investigation of that area concurrent with
preparation of this Phase | Environmental Site Assessment.®

Scope of Work

Our scope of work for further investigation of the area of the landfill included: review of past
investigations and historical aerial photography of the landfill; a geophysical survey of the landfill
area; exploratory trenching within the landfill and the collection of landfilled waste and underlying
soil samples for laboratory analysis; the advancement of borings within and surrounding the landfill
and the collection of groundwater samples from the borings for laboratory analysis; the installation of
temporary soil gas probes within and surrounding the landfill and the collection of soil gas samples
from the probes for laboratory analysis; and, evaluation of the results.

Findings

The primary findings of our investigation of the abandoned landfill at the subject site are outlined
below:

6 Brusca Associates, Inc.; “Site Investigation, Abandoned Mistler Farm Landfill, Pedrick Road Property, 8405 Pedrick
Road, Dixon, Solano County, California”; September 21, 2020.
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Our investigative work indicates that the footprint of the landfill would appear to measure
about 160 feet long and about 40 feet wide; the estimated lateral limits are shown on Plate 3.
The vertical configuration of the landfill is somewhat variable, with portions of the sides being
stepped or sloped; however, the landfill generally appears to primarily consist of an
approximate 14-foot deep section, sloped at the northerly and southerly ends. Based on the
available data, we conservatively estimate the in-place volume of waste to be on the order of
3,300 cubic yards.

Representative samples of waste materials within the landfill were analyzed for a wide variety
of potential contaminants. The results did not reveal elevated concentrations of the tested
analytes, except for lead. Soluble lead analyses (STLC testing) indicate that much or all of the
landfilled materials would be characterized as a California hazardous waste per Code of
Regulations Title 22 for disposal purposes. The results do not indicate that the materials would
be characterized as Federal (RCRA) hazardous waste. Actual waste profiling requirements
will be determined by the accepting landfill facility, and likely will require sampling and
testing of removed and stockpiled waste materials prior to acceptance. The referenced RAP
prepared by Tremaine in 2015 indicated that it may be possible to segregate and reuse some of
the landfilled materials onsite. Based on our observations and data pertaining to the waste
materials, it is our opinion that it likely would not be practical, feasible, or desirable to attempt
to segregate and reuse the landfilled wastes.

Representative samples of native soils underlying the landfilled wastes at the site were tested
for a variety of potential contaminants. The results are favorable; none of the tested soil
samples contained elevated concentrations of the tested analytes, except that one soil sample
contained a slightly elevated concentration of cobalt with respect to the residential
Environmental Screening Level (ESL) value published by the San Francisco Regional Water
Quality Control Board. Given that the slightly elevated cobalt concentration was detected in
only one soil sample and considering the depth of that sample (13.5 feet), these conditions
would not appear to represent a significant future exposure concern.

Groundwater samples collected from locations surrounding and beneath the landfill were tested
for a variety of potential contaminants. The results generally are favorable. None of the
groundwater samples contained the tested analytes at concentrations that are considered
elevated with respect to California drinking water Maximum Contaminant Level (MCL)
values. Very minor volatile organic compound (VOC) groundwater impact (benzene and
toluene) was identified directly below the landfilled wastes; however, it is considered very
favorable that none of the groundwater samples from locations surrounding the abandoned
landfill contained these contaminants at concentrations above the laboratory reporting limits.

Soil gas samples collected at locations surrounding the abandoned landfill and within the
landfilled wastes were tested for potential landfill gases, including VOCs and methane. None
of the tested soil gas samples contained methane (seemingly due to the lack of organic
materials within the landfilled wastes). Elevated concentrations of VOCs, including
tetrachloroethene (PCE), trichloroethene (TCE), benzene, and chloroform, were detected in
some of the soil gas samples. However, the only soil gas samples that contained these VOCs
at concentrations above commercial/industrial ESL values were collected within the landfilled
wastes. It is very possible that future removal of landfilled wastes will result in abatement of
VOCs in soil gas that exceed commercial/industrial ESLs. Thereafter, the detected VOCs in
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soil gas in the area of the former landfill may not be a future health risk concern provided that
the area is not subject to residential or other sensitive uses. If the area of the landfill is subject
to future residential or other sensitive uses, further evaluation and possible mitigation of
landfill gas conditions likely would be warranted.

Regulatory Agency Status/Pathway to Landfill Closure

Our recent discussions with representatives of the SCDRM indicate that, despite the cessation of the
County’s site mitigation program, the SCDRM remains the Local Enforcement Agency (LEA) for
oversight of landfills within Solano County per the provisions of California Code of Regulations Title
27. As such it is our understanding that the SCDRM would oversee the official landfill closure
process, with guidance and input from CalRecycle (formerly the California Integrated Waste
Management Board) and possibly other State regulatory agencies, such as the CVRWQCB. Our recent
investigative work with respect to the abandoned landfill at the subject site was performed for
environmental due diligence purposes, in part to develop information to consider potential future costs
for clean closure of the landfill. Our work did not include official engagement of the appropriate
regulatory agencies for the closure process. To initiate the clean closure process, the LEA (the
SCDRM) should be officially engaged for closure oversight. Considering the additional data obtained
during our investigation of the abandoned landfill area, preparation of an updated RAP and/or a Clean
Closure Plan for official landfill closure would appear to be in order.

2020 Brusca Associates, Inc. Mistler Farm Facility Investigation

The referenced 2001 Phase | Environmental Site Assessment by AMEC identified surface staining in
various areas where chemicals, waste oils, and fuels were stored within the former Mistler Farm
facility at the subject property and identified those conditions as a recognized environmental condition.
Our research has not identified follow-up sampling to evaluate that concern, other than the mentioned
investigations in the area of the former 10,000-gallon diesel AST. To evaluate this recognized
environmental condition identified by AMEC, our firm recently performed a Site Investigation in the
area of the former Mistler Farm facility concurrent with preparation of this Phase | Environmental
Site Assessment.” The primary purpose of the site investigation was to evaluate whether surface soils
in the area of the farm facility contain elevated concentrations of contaminants, including petroleum
hydrocarbons, metals, and pesticides. We performed surface soil sampling at 24 locations throughout
the approximate seven-acre former Mistler Farm facility; the surface soil sampling locations generally
were selected to provide spatial coverage across the former facility and to target certain areas of
potential concern (including the area of the former equipment repair garage and the reported location
of former ASTs at the far easterly margin of the former facility). Additionally, we advanced a boring
generally within the central portion of the former farm facility (in the area of the previous equipment
repair garage) for collection of a groundwater sample for laboratory analysis. Our findings are
summarized below:

e None of the surface soil samples collected by our firm in the former Mistler Farm facility area
contained elevated concentrations of petroleum hydrocarbons, metals, or chlorinated

7 Brusca Associates, Inc.; “Site Investigation, Former Mistler Farm Facility, Pedrick Road Property, 8405 Pedrick Road,
Dixon, Solano County, California”; September 21, 2020.
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pesticides, except that one sample contained a slightly elevated concentration of diesel-range
petroleum hydrocarbons and one sample contained a slightly elevated concentration of lead
with respect to residential ESL values (although the detected concentrations do not exceed the
commercial/industrial ESL values). Considering the very limited occurrences of slightly
elevated concentrations of diesel and lead in surface soils, these conditions would not appear
to represent a significant environmental concern, particularly if the former farm facility area is
not subject to future residential redevelopment.

e The groundwater sample collected beneath the area of the former farm facility did not contain
the tested analytes at concentrations above California drinking water MCL values, except for
slightly elevated concentrations of nitrates and total dissolved solids (TDS). The slightly
elevated concentrations of nitrates and TDS detected in groundwater beneath the former farm
facility likely would not be a significant concern, provided that future drinking water wells are
not installed in that area.

e The groundwater sample collected beneath the site also contained a detectible concentration of
diesel-range petroleum hydrocarbons that exceeds the Tier 1 ESL value. The source of the
diesel detected in groundwater is undetermined; however, it may be attributable to past
activities at the former onsite equipment garage or related to the known release associated with
the former 10,000-gallon diesel AST at the site. Considering the lack of elevated VOCs in the
groundwater sample and the lack of nearby potential groundwater receptors (i.e. drinking water
wells), the diesel detected in groundwater at this location would not appear to be a significant
exposure risk, assuming that future drinking water wells are not installed in that area.
Nonetheless, the full extent and nature of the diesel groundwater impact were not determined
by our investigation; further assessment of the apparent diesel impact conditions could be
performed if desired.

7.0 HISTORICAL RESEARCH
7.1 HISTORICAL INFORMATION SOURCES

General

As a part of this Phase | Environmental Site Assessment, historical research was performed to determine
the past usage of the subject property and to evaluate the potential that past site usage resulted in
recognized environmental conditions on the property. In accordance with ASTM Standard E 1527-13,
our research has included evaluation of obvious uses of the property back to initial site development,
or the 1940s, whichever is earlier. A number of different historical resources have been considered;
the historical information sources considered are discussed below. Selected historical information
(including aerial photographs, quadrangle maps and city directories) is presented in Appendix C.

Aerial Photographs

We reviewed historical aerial photographs dated 1937, 1952, 1968, 1974, 1984, 1993, 2006, 2009, 2012,
2016, and 2018. The aerial photograph dated 1937 shows nearly the entire subject property supporting
vacant farmland. Three apparent rural residences were situated on the property at that time; two of the
residences were situated within the northwesterly property area and one residence was located within
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the northeasterly property area. No significant changes to the subject property are apparent on the 1952
aerial photograph. By the time of the 1968 aerial photograph, one of the rural residences within the
northwesterly property area had been razed.

By the time of the 1974 aerial photograph, a farm facility (former Mistler Farm) including multiple
structures and a yard area was evident within an approximate seven-acre area on the northwesterly
portion of the property. An apparent elongated/linear open pit was evident within the far westerly portion
of the facility (location of the abandoned landfill). By the time of the 1984 aerial photograph a sizable
structure (former equipment repair garage) had been constructed within the central portion of the Mistler
Farm facility, and a notable amount of equipment, vehicles, and/or materials were stored in the yard area
of the facility. No significant changes to the subject property are apparent on the 1993 aerial photograph.

By the time of the 2006 aerial photograph, most of the former structures within the Mistler farm facility
had been removed and that area generally appeared unused. Additionally, the rural residence on the
northeasterly portion of the property had been removed by 2006. No significant changes to the subject
property are apparent on the subsequent aerial photographs dated from 2009 through 2018. Over the
years, the portions of the subject property outside of the farm facility and former rural residences have
continued to remain vacant farmland used predominantly for row crops.

USGS Topographic Maps

We reviewed U.S. Geological Survey topographic quadrangle maps (Dixon Quadrangle) dated 1908,
1916, 1952, 1953, 1968, 1975, 1981, and 2012. The quadrangle dated 1908 depicts the subject property
supporting an east to west trending roadway as well as a small structure (apparent rural residence) on
the northwesterly portion of the site. No significant changes to the subject property are apparent on the
1916 quadrangle map. By the time of the 1952 quadrangle map, a number of other structures are depicted
on the northwesterly and northeasterly portions of the subject property. On the 1953 quadrangle map,
three of the structures on the northwesterly portion of the subject site are no longer shown. Additionally,
the label “Airport” is shown on the northwesterly portion of the site on the 1953 map; this label appears
to be associated with a small runway situated directly westerly of the northwesterly portion of the subject
property at that time. The far westerly portion of the onsite roadway is no longer depicted by the time
of the quadrangle map dated 1968. On the 1975 and 1981 quadrangle maps, an additional rectangular
structure is depicted on the northwesterly portion of the site. By the time of the 2012 quadrangle map,
no structures are depicted on the subject property; the onsite unpaved roadway is shown trending east to
west across the property.

Sanborn Fire Insurance Maps

Our research indicates that the area of the subject property is not covered by available Sanborn Fire
Insurance Maps.

Local Street Directories

Our historical research included review of city directories (EDR Digital Archive and Haines Criss-Cross
Directory) to establish past occupants of the subject property. We reviewed listings for the site address
(8405 Pedrick Road). Past occupant history was available from 1995 to 2005. Listings were generally
documented in about five-year increments; the directory listings are included in Appendix C and are
summarized below.
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Address Occupant Year(s)
Bob Mistler Trucking 1995
Perata, Steve 1995
8405 Pedrick Road Smith, Jeff M 2000
Webb, Bill 2000
“Qccupant unknown” 2005

Oil and Gas Well Maps

Our review of California Department of Conservation Division of Oil and Gas records indicates that two
natural gas wells were drilled on the subject property in the past. One of these wells was drilled on the
northeasterly portion of the property in 1987 and the other was drilled in the southwesterly portion of
the site in 1994. It is indicated that both of the former natural gas wells have since been plugged and
abandoned.

EDR Proprietary Listings

Environmental Data Resources (EDR) maintains proprietary databases of historic potential high-risk
sites, including dry cleaners, gasoline stations, automotive stations, and manufactured gas plants. The
proprietary databases were developed largely from historic business directories. As shown in the
database report presented in Appendix D, the subject property does not appear in any of these
databases.

Interviews

Interview information is presented in Section 5.1 of this report.

Previous Environmental Reports

Previous environmental investigations of the property were discussed in Section 6.0 of this report.
7.2 SUMMARY OF PAST SITE CONDITIONS AND USAGE

The historical information obtained from the sources described above indicate that the vast majority
of the subject property has never been significantly developed and has been used exclusively for
farming (predominantly row crops). As early as the 1930s, two rural residences were situated within
the northwesterly property area and one residence was located within the northeasterly property area.
By the 1970s, a farm facility (former Mistler Farm/Mistler Trucking) had been constructed within an
approximate seven-acre area within the northwesterly portion of the property; the farm facility
included multiple structures and a yard area. Additionally, the far westerly portion of the Mistler Farm
facility was used as an unpermitted landfill. By the mid-1980s, an equipment repair garage had been
constructed within the central portion of the farm facility and much of the seven-acre facility was
subject to equipment, vehicles, and materials storage. It is indicated that ASTs were used at the farm
facility, including a 10,000-gallon diesel AST. The former Mistler Farm facility apparently was razed
in the early 2000s, and the area has since generally been unused (except for storage of beehive boxes
and occasional storage of hay). Over the years, the portions of the subject property outside of the farm
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facility and former rural residences have continued to remain vacant farmland used predominantly for
row crops.

Past environmental investigations of the area of the former Mistler Farm facility on the subject
property have revealed concerns and site impact related to activities in that area, including AST use
and the abandoned landfill; these investigations and issues are discussed in Section 6.0 of this report.

7.3 PAST ADJOINING SITE USAGE

Information obtained from the historical sources cited in Section 7.1 indicates that adjoining and
nearby properties historically supported vacant farmland and a few rural residences. The existing
easterly adjoining roadway (Pedrick Road) as well as railroad tracks southeasterly adjacent to the
subject property were in place by the early 1900s. From about the early 1950s to early 1960s, a small
airport apparently operated on the northwesterly adjoining property. The northwesterly adjoining
highway (Interstate 80) was also in place by the early 1950s. By the late 1960s, the southwesterly
adjoining property was planted with the existing orchard. During the mid-1970s, initial commercial
development of southerly and easterly (across Pedrick Road) adjoining properties was apparent and
expanded by the 1980s. Occupants of the southeasterly adjoining properties have generally included
several trucking businesses. The commercial properties to the east (across Pedrick Road) have
included trucking businesses and the existing Campbell’s Soup Supply Company. The majority of
surrounding property usage has remained agricultural. Our research has not identified past adjoining
or nearby site usage considered likely to have resulted in a release of hazardous substances or
petroleum products that would have significantly affected the environment on the subject property.

8.0 AGENCY RECORDS REVIEW
8.1 INFORMATION SOURCES

As a part of this Phase | Environmental Site Assessment, agency listings and records were reviewed and
considered to evaluate the environmental status and condition of the subject property. Agency research
has included obtaining an agency listings database report through a third-party provider; the database
records search (including search radii) meets and exceeds the agency listings search provisions of ASTM
Standard E 1527-13. The database report was obtained from Environmental Data Resources (EDR)
and is presented in Appendix D. In addition to review of the agency database report, supplemental
research was performed via online environmental databases (including Geotracker® and Envirostor®),
and through direct communications and file review (as warranted) with various agencies (including
local agencies not included in the database report).

8 Geotracker (www.geotracker.waterboards.ca.gov); environmental database of regulated facilities in California
maintained by the State Water Resources Control Board.

® Envirostor (www.envirostor.dtsc.ca.gov); online database of contaminated sites, environmental cleanups, and permitted
facilities in California maintained by the Department of Toxic Substances Control.
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http://www.envirostor.dtsc.ca.gov/
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Federal, State, and Tribal Listings/Records

A partial summary of federal, state, and tribal agency records and listings reviewed/researched, including
the Standard Environmental Record Sources required by ASTM E 1527-13, is presented below. A
significant number of additional lists were reviewed; for a comprehensive listing of the agency sources
researched and descriptions of the agency listings, refer to the appended database report.

Federal Databases Search Radius Comments
NPL Site List 1 mile No relevant listings/records identified
Proposed NPL Site List 1 mile No relevant listings/records identified
NPL Liens List Subject Property No relevant listings/records identified
Delisted NPL Site List 1 mile No relevant listings/records identified
CERCLIS List 0.5 mile No relevant listings/records identified
CERCLIS Federal Facility List 0.5 mile No relevant listings/records identified
CERCLIS NFRAP Site List 0.5 mile No relevant listings/records identified
RCRA CORRACTS Facilities List 1 mile No relevant listings/records identified
RCRA Non-CORRACTS TSD Facilities List 0.5 mile No relevant listings/records identified
RCRA Generators List 0.25 mile IF:;CI:%C Se?s%cﬁ:)eﬁg.ig appears on this
US Engineering Controls Registry 0.5 mile No relevant listings/records identified
US Institutional Controls Registry 0.5 mile No relevant listings/records identified
LUCIS 0.5 mile No relevant listings/records identified
ERNS List Subject Property No relevant listings/records identified
State/Tribal Databases Search Radius Comments
CA RESPONSE (equiv. NPL) 1 mile No relevant listings/records identified
CA ENVIROSTOR (equiv. CERCLIS) 1 mile No relevant listings/records identified
RWQCB SLIC List 0.5 mile No relevant listings/records identified
Landfill/Solid Waste Disposal Site Lists 0.5 mile ;Zessgckggﬁtg r20perty appears on this listing;
The subject property, Campbell Soup, and
Leaking Storage Tank Lists 0.5 mile the Milk Farm appear on this listing; see
Sections 8.2 and 8.3
Registered Storage Tank Lists 0.25 mile g:?;ﬁ?ﬁ!ﬁ%ﬂ::gig%eé;)rrUCking appear
Voluntary Cleanup Sites Lists 0.5 mile No relevant listings/records identified
Brownfield Sites 0.5 mile No relevant listings/records identified

Local Agency Listings/Records

The Solano County Department of Resource Management (SCDRM) is the local Certified Unified
Program Agency (CUPA) responsible for sites located within Solano County. As the local CUPA, the
SCDRM is certified and responsible for oversight of the following consolidated programs: Hazardous
Materials Release Response Plans and Inventories (Business Plans); California Accidental Release
Program; Underground Storage Tank Program; Aboveground Petroleum Storage Act; Hazardous



Page 19
September 30, 2020
Brusca Project No. 347-001 Pedrick Road Property Phase | ESA

Waste Generator and Onsite Hazardous Waste Treatment (tiered permitting) Programs; and, California
Uniform Fire Code: Hazardous Materials Management Plans and Hazardous Material Inventory
Statements. We performed research to determine whether the SCDRM maintains environmentally-
relevant listings or records pertaining to the subject property; available records obtained from the
SCDRM are discussed below and copies of relevant records are included in Appendix F.

8.2 SUBJECT PROPERTY LISTINGS/RECORDS

As shown in the appended agency database report, the subject property appears on regulatory agency
listings including the Solid Waste Information System (SWIS) listing pertaining to the onsite abandoned
landfill and the Leaking Underground Storage Tank (LUST) database, apparently related to the
petroleum hydrocarbon case at the site attributable to a former 10,000-gallon diesel AST. The listings
associated with the subject property are under the names Dixon Downs, Former Mistler Trucking,
Mistler Bros., and Magna Services, Inc. We obtained and reviewed abundant records pertaining to
these listings from the SCDRM and the CVRWQCB; these records, including past investigation
reports and regulatory agency correspondence are summarized in Section 6.0 of this report.

8.3 NEARBY SITES LISTINGS/RECORDS

Our research of agency listings and records indicates that a number of nearby sites appear on agency
listings within the search radii considered (up to one mile from the subject property). We researched
and reviewed agency information regarding nearby listed sites to evaluate whether readily available
information would suggest the potential for environmental impairment of the subject property from off-
site areas. Our research and review of agency information regarding the nearby listed sites included
consideration of the following:

the nature/type of each listing

the proximity of these sites to the subject site

the nature of any nearby hazardous materials violations

the magnitude and character of nearby known contamination conditions (including details
regarding contaminant type, contamination extent, affected media, and agency status).

The agency information reviewed does not indicate that any of the nearby listed sites poses a significant
threat to the environmental integrity of the subject property. Notable nearby listed sites are discussed
below.

Campbell Soup Supply Company, 8380 Pedrick Road, Dixon

A food processing facility (Campbell Soup Supply Company) currently operates at 8380 Pedrick
Road, located approximately 100 feet easterly (across Pedrick Road) from the subject property. Our
review of the appended agency listing database report indicates that the Campbell Soup Supply
Company site appears on a number of listings/databases related to storage tank usage, including the
Aboveground Storage Tank (AST) database, the Leaking Underground Storage Tank (LUST) database,
the California Environmental Reporting System for Hazardous Waste (CERS HAZ WASTE), CERS
TANKS, and CERS databases. The Campbell Soup Supply Company site also appears on the Resource
Conservation and Recovery Act (RCRA NONGEN) database; non-generators do not presently generate
hazardous waste. The Campbell Soup Supply Company site also appears on the Hazardous Waste
Tracking System (HWTS) database, the National Pollutant Discharge Elimination System (NPDES)
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database, the California Integrated Water Quality System (CIWQS) database, and the State of
California Department of Toxic Substances Control (DTSC) HAZNET listing.

Our research indicates that several of the agency listings for the Campbell Soup property are related
to the discovery of an unauthorized release of petroleum hydrocarbons to soil at the Campbell Soup
Supply Company in 2002. During installation of a concrete slab adjacent to a former onsite 10,000-
gallon diesel fuel AST, petroleum hydrocarbon staining was reportedly observed within a portion of
the former AST secondary containment. The AST, previously located on the southwest corner of the
Campbell Soup Supply site, reportedly was used to fuel trucks and other equipment. Subsequent
groundwater investigations included the installation of five groundwater monitoring wells and one
extraction well installed near the former AST and contaminated area. Groundwater sampling from the
extraction well reportedly revealed elevated concentrations of petroleum hydrocarbons. Remedial
action performed in 2006 included the excavation and removal of contaminated soil and the extraction
of 45,000 gallons of groundwater from the excavation site. A temporary groundwater treatment
system installed in December 2006 reportedly extracted, treated, and disposed of an additional 28,000
gallons of groundwater from the site. Later in 2011, product piping was discovered that previously
connected the former AST to a former onsite boiler. Soil sampling conducted beneath the former
product lines reportedly also revealed elevated concentrations of diesel. Subsequent remediation
included the removal of the product piping lines along with the excavation of the 15.5 tons of
petroleum hydrocarbon-impacted soil. Following the investigative, monitoring, and remedial work, it
was determined that the remaining petroleum hydrocarbon concentrations on site were a low threat to
human health and residual impact in shallow groundwater warranted a land use restriction for
commercial usage. The Campbell Soup Supply site ultimately received a “No Further Action” letter
2016. Based upon this information, the limited extent of residual contamination, and the closed agency
status, it does not appear that the Campbell Soup Supply site presents a significant environmental
concern to the subject property.

Tim Smith, 8358 Pedrick Road, Dixon

An automotive repair business (Dixon Truck & Tractor) owned by Tim Smith, is addressed as 8358
Pedrick Road, located approximately 100 feet easterly of the subject property (across Pedrick Road).
Our research indicates the Tim Smith site also operated under an additional business name, Smith
Truck Repair. Our review of the appended agency listing database report indicates that the Tim Smith
site appears on the Resource Conservation Recovery Act Non-generators (RCRA-NONGEN) database;
non-generators do not presently generate hazardous waste. We reviewed records for the Tim Smith
site maintained by the SCDRM,; the available records dated 1992 through 2017 mainly include
applications, plan check documents, building permits, payment receipts, inspection reports, site maps,
environmental review documents and hazardous materials inventory forms. Onsite hazardous
materials at the Tim Smith reportedly included but are not limited to waste oil and diesel, solvents,
batteries, and antifreeze. None of the records reviewed indicates significant violations, spills, leaks,
discharges or contamination conditions. Based on the available information, it does not appear that
the Tim Smith site presents a significant environmental concern to the subject property.

Our research indicates that additional business (Haughn & Son Tire Service, Inc. and Par Electrical
Contractors) also operated at the site addressed 8358 Pedrick Road. We reviewed records for these
businesses maintained by the SCDRM; limited available records dated 2014 to 2019 generally include
billing information documents, hazardous materials inventory forms, and inspection reports. None of
the records reviewed indicates significant violations, spills, leaks, discharges or contamination
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conditions. Based on the available information, it does not appear that the Haughn & Son Tire Service
or Par Electrical Contractors sites present a significant environmental concern to the subject property.

Suulutaaq, 8308 Pedrick Road, Dixon

A former business, Suulutaaq, was addressed as 8308 Pedrick Road, located approximately 100 feet
southeasterly of the subject property. Our review of the appended agency listing database report
indicates the the Suulutaaq site appears on the Resource Conservation Recovery Act Non-generators
(RCRA-NONGEN) database; non-generators do not presently generate hazardous waste. Limited
information provided in the database report specifies that there are “no violations” in connection with
the Suulutaaq site. Our research indicates that the property addressed as 8308 Pedrick Road also
operated under an additional business, Menezes Bros, Inc. We reviewed records maintained by the
SCDRM for the Menezes Bros, Inc. site; the available records dated 2015 through 2017 mainly include
notices, applications, permits, and facility information documents. None of the records reviewed
indicates significant violations, spills, leaks, discharges, or contamination conditions. Based on the
available information, it does not appear that the Suulutaaq or Menezes Bros, Inc. sites present a
significant environmental concern to the subject property.

Pacific Gas & Electric, 8312 Pedrick Road, Dixon

A substation for Pacific Gas & Electric (PG&E), currently operates at the site addressed as 8312
Pedrick Road, located approximately 100 feet easterly of the subject property. Our review of the
appended agency listing database report indicates that the PG&E site appears on the Resource
Conservation Recovery Act-Large Quantity Generators (RCRA-LQG) database; large quantity
generators generate 1,000 kg or more of hazardous waste, or over 1 kg of acutely hazardous waste per
month. Limited information provided in the database report specifies that there are “no violations” in
connection with the PG&E site. We reviewed records for the PG&E site maintained by the SCDRM,;
the only available record dated 1992 refereed to information regarding development of the PG&E
substation. Based upon the available information, it does appear that the PG&E site present a
significant environmental concern to the subject property.

Additionally, our research indicates an additional business (Smith Truck Repair) previously operated
on the property addressed as 8312 Pedrick Road. Our review of records for the Smith Truck Repair
site maintained by the SCDRM reportedly indicates an area of petroleum hydrocarbon-contaminated
soil caused by a former onsite truck washing station. Soil sampling of the contaminated area
reportedly revealed very low levels of petroleum hydrocarbons and metals. Subsequent mitigation
reportedly included soil excavation in the vicinity of the truck washing station. Based on the available
information, minor levels of contaminants, and soil excavation, it does not appear that the Smith Truck
Repair site presents a significant environmental concern to the subject property.

TSI Trucking, 1055 Vaughn Road, Dixon

A trucking business, TSI Trucking, previously operated at the property addressed as 1055 Vaughn
Road, located directly southerly of the subject property. Our review of the appended agency listing
database report indicates that the TSI Trucking site appears on the California Environmental Reporting
System for Hazardous Waste (CERS HAZ WASTE), and CERS databases as well as the Hazardous
Waste Tracking System (HWTS) database. Additionally, the TSI Trucking site appears on the State of
California Department of Toxic Substances Control (DTSC) HAZNET listing; this listing is related to
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the proper manifesting of hazardous wastes removed from the property for off-site disposal. The TSI
Trucking site also appears on the Resource Conservation Recovery Act Non-generators (RCRA-
NONGEN) database; non-generators do not presently generate hazardous waste. We reviewed records
for the TSI Trucking site maintained by the SCDRM,; the available records dated 2012 through 2019
generally include billing records, applications, receipts, compliance documents, inspection reports,
email correspondence, and employee training information. None of the records indicates significant
violations, spills, leaks, discharges or contamination conditions. Based upon the available
information, it does not appear that the TSI Trucking site presents a significant environmental concern
to the subject property.

Chavez Transport, Inc., 955 Vaughn Road, Dixon

A trucking business, Chavez Transport, Inc. currently operates on the property addressed 955 Vaughn
Road, located directly southerly of the subject property; our research indicates that this property has
also operated under an additional business name (Chavez Trucking Company). Our review of the
appended agency listing database report indicates that the Chavez Transport, Inc. site appears on a
number of listings/databases related to hazardous material and storage tank uses including the
California Environmental Reporting System for Hazardous Waste (CERS HAZ WASTE), CERS
TANKS, and CERS databases as well as the Aboveground Storage Tank (AST) database. Additionally,
the Chavez Transport, Inc. site appears on the Resource Conservation Recovery Act Non-generators
(RCRA-NONGEN) database; non-generators do not presently generate hazardous waste. We reviewed
records for the Chavez Transport, Inc. site maintained by the SCDRM,; the available records dated
1986 through 2017 mainly include billing records, receipts, compliance documents, email
correspondence, facility information documents, inventory reports and employee training information.
Onsite hazardous materials at the Chavez Transport, Inc. site have reportedly included diesel, engine,
gear, and hydraulic oil, antifreeze, grease, transmission fluid, and gasoline. None of the records
indicates any violations, spills, leaks, discharges, or contamination conditions. Based on the available
information, it does not appear that the Chavez Transport, Inc. site presents a significant environmental
concern to the subject property.

Milk Farm/Morgan’s Fruit Stand, 6645/6646 Milk Farm Road, Dixon

A former fuel service station and fruit market, Morgan’s Fruit Stand, operated at the property
addressed as 6645 and 6646 Milk Farm Road, located approximately 500 feet westerly of the
northwesterly corner of the subject property (across Interstate 80). Our review of the appended agency
listing database report indicates that the Morgan’s Fruit Stand site appears on a number of
listings/databases related to underground storage tank (UST) operations, including the Underground
Storage Tank (UST) and Leaking Underground Storage Tank (LUST) databases, the Statewide
Environmental Evaluations Planning System (SWEEPS) Underground Storage Tank (UST) database,
the Historical CORTESE list, and the Notify 65 listing. Our research indicates that these listings are
related to an unauthorized release of petroleum hydrocarbons discovered upon the removal of two
10,000-gallon gasoline USTs in May 1989; a 500-gallon waste oil UST was also removed during site
demolition later that year. Subsequent work following the UST removals included subsurface
investigation including soil borings, installation of a groundwater monitoring well, soil vapor sampling
in the vicinity of the former USTs and dispenser islands, were reportedly conducted from 1990 through
2011. Soil sampling and soil vapor sampling reportedly revealed low to non-detectable levels of
residual petroleum hydrocarbons in onsite soils and soil vapor. Based on this information, it was
determined that the low concentrations of petroleum hydrocarbons remaining in soil was not a threat
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to groundwater, and the Morgan’s Fruit Stand site received a “No Further Action” (NFA) letter in
2014. Given this information, and the closed agency status, it does not appear that the Morgan’s Fruit
Stand site presents a significant environmental concern to the subject property.

9.0 SIGNIFICANT DATA GAPS

Environmental assessment data gaps may affect the ability to identify recognized environmental
conditions. Data gaps may include the inability to access relevant on-site structures or to communicate
with individuals knowledgeable of the subject property or nearby contamination conditions. Lack of
adequate historical information sources can also result in data gaps. In general, minor data gaps do not
hinder an environmental professional’s ability to render an opinion regarding potential environmental
conditions associated with the subject property. There were no significant data gaps identified for this
study.

10.0 FINDINGS, OPINIONS, AND CONCLUSIONS

Brusca Associates, Inc. has performed Phase | Environmental Site Assessment in conformance with
the scope and limitations of ASTM Standard E 1527-13 of the Pedrick Road Property identified by
the Solano County Assessor’s Office as APN 0111-080-050 and 0111-040-010, -020, -030 and -040.
Any exceptions to, or deletions from, this practice are described in Section 1.4 of this report. This
assessment has revealed no evidence of existing, controlled, or historical recognized environmental
conditions in connection with the property, except for the following:

e |t is indicated that an open pit was excavated within the far westerly portion of the former
Mistler Farm facility on the subject property around the early 1970s, and that various wastes
were disposed/landfilled in the pit. Testing of the waste materials indicates that most or all of
the landfilled materials may be characterized as a California hazardous waste for disposal
purposes. The results of testing native soils underlying the landfill and groundwater beneath
and near the landfill do not indicate significant impact conditions. VOCs were detected in soil
gas samples collected from the area of the landfill; however, the data suggest that these
conditions potentially could be mitigated via removal of the landfilled wastes and excluding
future residential and other sensitive use from the affected area. Due to the identified
contaminant conditions and the open regulatory agency status, the abandoned landfill at the
subject site is considered a recognized environmental condition.

e Past investigations in the area of a former 10,000-gallon diesel AST within the former Mistler
Farm facility at the subject property identified diesel impact to soil and groundwater.
Subsequently, remedial soil excavation was performed in this area and groundwater
monitoring wells were installed and sampled/tested over a period of time. Following the
remedial and monitoring activities, a No Further Action (NFA) Request report for the AST
petroleum hydrocarbon contamination case was prepared in 2011. The CVRWQCB recently
reviewed the NFA request and case files related to the AST release and cleanup and determined
that further environmental work related to the release is not necessary, other than the proper
destruction of the groundwater monitoring wells at the site. As such, the onsite petroleum
hydrocarbon contamination case associated with the former 10,000-gallon diesel AST is
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considered a historical recognized environmental condition, assuming that the groundwater
monitoring wells will be properly removed.

The minor soil and groundwater impacts detected in the area of the former onsite Mistler Farm facility
are considered de minimis conditions, provided that the former farm facility area is not subject to
residential or other sensitive uses, and that drinking water wells are not installed in that area.

11.0 STATEMENT OF QUALIFICATIONS

Brusca Associates, Inc. is a multi-disciplinary geoscience consulting firm serving private and public-
sector clients throughout Central and Northern California, and beyond. The firm specializes in
environmental assessment and engineering geology consulting related to property acquisition, finance,
due diligence, development, and regulatory compliance. Environmental services include: initial site
assessment; soil, soil gas, and groundwater investigations; site characterization; groundwater
monitoring; remedial feasibility studies; remedial design; and, clean-up oversight.

The Environmental Specialist for this study, Alycia Cridebring, holds a Bachelor of Science degree in
Environmental Science and Management from the University of California at Davis, California. Ms.
Cridebring has been an Environmental Specialist for Brusca Associates, Inc. since 2017.

The firm’s founder and President, Joe Brusca, directly oversees all firm operations. Mr. Brusca holds
a Bachelor of Science degree in Geology from the University of California at Davis, California, is a
Professional Geologist and Certified Engineering Geologist in the State of California, and has over 30
years of environmental and geological consulting experience spanning a broad range of geographic
areas, project types, and client needs. Mr. Brusca and key staff are certified for Hazardous Waste Site
Operations training in accord with 29 CFR 1910.120.

12.0 ENVIRONMENTAL PROFESSIONAL STATEMENT

We declare that, to the best of our professional knowledge and belief, we meet the definition of
Environmental Professionals as defined in §312.10 of 40 CFR 312. An Environmental Professional
is “a person who possesses sufficient specific education, training, and experience necessary to exercise
professional judgment to develop opinions and conclusions regarding conditions indicative of releases
on, at, in, or to a property, sufficient to meet the objectives and performance factors in §312.20(e) and
(f) of 40 CFR 312.”
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13.0 CLOSING

If you have any questions or require additional information, please contact the undersigned at (916)
677-1470.

Sincerely,

BRUSCA ASSOCIATES, INC.

Alycia Cridebring
Environmental Specialist

Joe Brusca
Principal Engineering Geologist
Certified Engineering Geologist No. 1948
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