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Ms. Melissa Dugan

City of Irvine

Public Works Department
1 Civic Center Plaza
Irvine, California 92623

SUBJECT: Phase I Environmental Site Assessment for the Jeffrey Road/Irvine Center Drive
Intersection Improvements Project, Irvine, California

Dear Ms. Dugan,

Michael Baker International (Michael Baker) is pleased to submit this Phase I Environmental Site
Assessment (ESA) for the above referenced project, herein referenced as the “subject site.” The
goal of this Phase I ESA is to identify recognized environmental conditions (RECs) associated
with the subject site. This Phase I ESA has been prepared for the sole use of the City of Irvine,
for the above-referenced subject site. Neither this Phase I ESA, nor any of the information
contained herein, shall be used or relied upon for any purpose by any person or entity other than
the City of Irvine.

The Phase I ESA was prepared using methods consistent with the ASTM International (ASTM) E
1527-13 Standard Practice for Environmental Site Assessments, the scope of services, and inherent
limitations presented in our proposal. The Phase I ESA is not intended to present specific
quantitative information as to the actual presence of hazardous substances on or adjacent to the
subject site, but is to identify RECs based on available information.

Should you or your staff have any questions or concerns after reviewing the enclosed report,
please do not hesitate to contact me at 949/855-5747.

Sincerely,

Kristen Bogue
Planning/Environmental Services

5Hutton Centre Drive, Suite 500 | Santa Ana, CA 92707

Office: 949.472.3505 | Fax: 949.837.4122
MBAKERINTL.COM



STATEMENT OF ENVIRONMENTAL PROFESSIONAL

I [We] declare that, to the best of my [our] professional knowledge and belief, I[we] meet the
definition of Environmental Professional as defined in §312.10 of Title 40, Code of Federal
Regulations (CFR) 312 and I[we] have the specific qualifications based on education, training, and
experience to assess a property of the nature, history, and setting of the subject property. I[we]
have developed and performed all appropriate inquiries in conformance with the standards and
practices set forth in 40 CFR Part 312.

e Sy

Signature of Michael Baker International, Environmental Professional

Kristen Bogue
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EXECUTIVE SUMMARY

Michael Baker International (Michael Baker) has performed a Phase I ESA in conformance with
the scope and limitations of ASTM International (ASTM) E 1527-13 Standard Practice of the
Jeffrey Road/Irvine Center Drive Intersection Improvements Project, City of Irvine, California,
the subject site. Any exceptions to, or deletions from, this practice are described in Section 1.0,
Introduction, of this Phase I ESA. This Phase I ESA has revealed the following evidence of

Recognized Environmental Conditions (RECs) in connection with the subject site:

e Historical Agricultural Uses: It is the opinion of Michael Baker that pesticides/herbicides

from historical orchard/agricultural uses is likely to be present on-site in areas proposed
for partial ROW acquisition (APNs 466-024-19 and 466-011-02). Thus, it is the opinion of
Michael Baker that the potential presence of residual herbicides/pesticides in on-site
surface soils has resulted in a REC at the time of this Phase I ESA.

e Village One Day Cleaners/Drive Thru Cleaners (15415 Jeffrey Road): It is the opinion

of Michael Baker that residual PCE contamination is likely present in groundwater from

past releases at this off-site drycleaner facility. Proposed excavation activities would like
require dewatering, which could expose people or the environment to contaminated
groundwater. Thus, it is the opinion of Michael Baker that the potential presence of
contaminated groundwater at the subject site has resulted in a REC at the time of this
Phase I ESA.

Section 6.1, Findings and Opinions, documents Michael Baker’s findings and opinions as to

whether or not a REC (or Conditional Recognized Environmental Condition [CREC]) is present

at the subject site.
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SECTION 1.0
INTRODUCTION

1.1 PURPOSE

The purpose of conducting this Phase I Environmental Site Assessment (ESA) is to identify
Recognized Environmental Conditions (RECs) as defined by the ASTM International (ASTM) E
1527-13 Standard Practice for Environmental Site Assessments (Standard Practice). The ASTM E
1527-13 Standard Practice defines the term REC 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 RECs.”

This Phase I ESA was conducted in accordance with the ASTM E 1527-13 Standard Practice and
satisfies the requirements of 40 Code of Federal Regulations (CFR) Part 312 titled Standards and
Practices for All Appropriate Inquiries, as required under Section 101(35)(B)(ii) and (iii) of the
Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA). The
purpose of conducting an All Appropriate Inquiries (AAI) investigation into the previous
ownership and uses of a property is to meet the provisions necessary for the innocent landowner,
contiguous property owner, or bona fide prospective purchaser to qualify for certain landowner
liability protections under CERCLA. To assist in understanding the terminology contained in
this Phase I ESA, a glossary of terms associated with the ASTM E 1527-13 Standard Practice is
provided in Appendix A, ASTM Terminology.

1.2 DETAILED SCOPE OF SERVICES

This scope of work follows the ASTM E 1527-13 Standard Practice. The ASTM E 1527-13 Standard
Practice outlines a procedure for completing Phase I ESAs that includes review of Federal, tribal,
State, and local government records; site reconnaissance; interviews with current owners,
operators, occupants, and government officials; and report preparation. This practice does not
include any testing or sampling of materials (for example, soil, water, air, building materials, etc.).
This Phase I ESA is not intended to provide specific qualitative or quantitative information as to
the actual presence of hazardous substances at the subject site, but is to merely identify the

potential presence based on available information.
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Section 1.0 | Introduction

1.3 SIGNIFICANT ASSUMPTIONS

Unless stated otherwise in this Phase I ESA, Michael Baker assumes that groundwater flow

follows the topography of the subject site.

In lieu of reasonably available public information pertaining to groundwater contamination,
Michael Baker assumes that potential groundwater plume dimensions are within the 90t
percentile of plumes determined by research conducted as part of ASTM E 2600-10 Standard
Guide for Vapor Encroachment Screening on Property Involved in real Estate Transactions,

which described in detail in Table 1-1, Groundwater Plume Dimension Assumptions.

Table 1-1
Groundwater Plume Dimension Assumptions
Chemical Contamination Length of Plume Up- Length of Plume Down- Maximum Width of Plume
Gradient From Source Gradient from Source From Source

Chemical of Concern 100 feet 1,760 feet 365 feet
Petroleum Hydrocarbon Chemical of Concern

With Free Product 100 feet 528 feet 165 feet

Dissolved 100 feet 528 feet 95 feet
Notes: These dimension assumptions are based on research conducted as part of ASTM E 2600-10 Standard Guide for Vapor Encroachment
Screening on Property Involved in real Estate Transactions, which has determined that 90 percent of plumes are these dimensions or less.
Source: Anthony J. Buonicore, Methodology for Identifying the Area of Concern Around a Property Potentially Impacted by Vapor Migration
from Nearby Contaminated Sources, Paper 2011-A-301-AWMA, June 2011.

1.4 LIMITATIONS, DEVIATIONS, AND EXCEPTIONS

Historical information for the subject site was obtained back to 1896, at which time the subject
site consisted of vacant land and one roadway. Michael Baker was unable to identify what year
the on-site roadway was constructed. However, based on the past and current uses of the subject
site, it is the opinion of Michael Baker that this information would not have increased the
knowledge of the Environmental Professional such that the conclusions of this Phase | ESA would

change. Thus, it is the opinion of Michael Baker that this limitation is not a significant data gap.

Michael Baker did encounter data failure with regard to source intervals during the course of this
Phase I ESA. Michael Baker was unable to obtain specific property land use information of the
subject site within a five year interval from 1902 to 1932. During this time, Jeffrey Road appears
trending in a north to south direction and Irvine Center Drive (historically referenced as Valencia
Avenue) appears trending in a west to east direction. Additionally, specific property land use
information was not obtained between the years of 1965 and 1972. During this time, the

residential structures associated with orchard uses were demolished and the land was graded.
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Section 1.0 | Introduction

No indicators of potential hazardous materials were noted in relation to these uses. No other
substantial development or changes occurred at the subject site. No evidence of other uses during
this time were noted for the surrounding area. Thus, it is the opinion of Michael Baker that this

limitation is not a significant data gap at the time of this Phase I ESA.

Due to the nature of the project (transportation improvements), current and past property
owners/operators/occupants were not interviewed. Based on a review of available historical
topographic maps, historical aerial photographs, and available public records, the subject site
appears to have consisted of transportation, orchard/agricultural (including associated
residential structures), and vacant land uses. Based on the historical documentation reviewed, it
is Michael Baker’s opinion that these interviews would not increase the knowledge of the
Environmental Professional such that the conclusions of this Phase I ESA would change. Thus,

it is the opinion of Michael Baker that this deviation is not a significant data gap.

No other limitations, deviations, or exceptions were encountered during the preparation of this
Phase I ESA. Further, no additional scope items, or items outside of the scope of a Phase I ESA E
1527-13 Standard Practice, were conducted as part of this Phase I ESA.

1.5 USER RESPONSIBILITIES

This Phase I ESA does not satisfy continuing obligations under CERCLA liability protections
provided for innocent landowners, bona fide prospective purchasers, and contiguous property
owners, which includes, but is not limited to, duties required after property acquisition (i.e.,
compliance with land use restrictions and institutional controls, undertaking “reasonable steps”
with respect to hazardous substances releases, compliance with other obligations such as

reporting obligations and information requests, etc.).

ASTM E 1527-13 Standard Practice defines the user as “the party seeking to use Practice E 1527
to complete an environmental site assessment of the property. A user may include, without
limitation, a potential purchaser of property, a potential tenant of property, an owner of property,
alender, or a property manager.” The purpose of this section is to describe tasks to be performed
by the user that will help identify the possibility of recognized environmental conditions in
connection with the subject site. These tasks do not require the technical expertise of an
environmental professional and are not required to be performed by environmental professional
performing a Phase I ESA. The user questionnaire utilized within this Phase I ESA is optional to
the user and aids the environmental professional in gathering information from the user that may
be material to identifying RECs (refer to Section 2.0, User Provided Information, for a discussion of
the User Questionnaire conducted as part of this Phase I ESA. It should be noted that the
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Section 1.0 | Introduction

following tasks are required, by the user of this Phase I ESA, to satisfy the requirements of

conducting all appropriate inquiries.

151 REVIEW TITLE AND JUDICIAL RECORDS FOR
ENVIRONMENTAL LIENS OR ACTIVITY AND USE
LIMITATIONS (AULS)

To meet the requirements of 40 CFR 312.20 and 312.25, a search for the existence of environmental
liens and AULSs that are filed or recorded against the property must be conducted. Environmental
liens and AULs are legally distinct instruments and have very different purposes and both can
commonly be found within recorded land title records (e.g., County Recorder/Registry of Deeds).
The types of title reports that may disclose environmental liens and AULs include Preliminary
Title Reports, Title Commitments, Condition of Title, and Title Abstracts. Chain of title reports
will not normally disclose environmental liens or AULs. Environmental liens and AULs that are
imposed by judicial authorities may be recorded or filed in judicial records only. In jurisdictions
where environmental liens or AULs are only recorded or filed in judicial records, the judicial
records must be searched for environmental liens and AULs. Any environmental liens and AULs
known to the user should be reported to the environmental professional conducting a Phase I
Environmental Site Assessment. Unless added by a change in the scope of work to be performed

by the environmental professional (refer to Section 1.4, Limitations, Deviations, and Exceptions), this

practice does not impose on the environmental professional the responsibility to undertake a
review of recorded land title records and judicial records for environmental liens or activity and
use limitations. The user should either (1) engage a title company or title professional to
undertake a review of reasonably ascertainable recorded land title records and lien records for
environmental liens or activity and use limitations currently recorded against or relating to the
property, or (2) negotiate such an engagement of a title company or title professional as an

addition to the scope of work to be performed by the environmental professional.

1.5.1.1 Reasonably Ascertainable Title and Judicial Records for Environmental
Liens and Activity and Use Limitations

Environmental liens and AULs that are recorded or filed in any place other than recorded land
title records are not considered to be reasonably ascertainable unless applicable Federal, tribal,
State, or local statues, or regulations specify a place other than recorded land title records for

recording or filing of environmental liens and AULs.
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Section 1.0 | Introduction

1.5.2 SPECIALIZED KNOWLEDGE OR EXPERIENCE OF THE USER

Users must take into account their specialized knowledge to identify conditions indicative of
releases or threatened releases. If the user has any specialized knowledge or experience that is
material to RECs in connection with the property, the user should communicate any information
based on such specialized knowledge or experience to the environmental professional. The user

should do so before the environmental professional conducts the site reconnaissance.

1.5.3 ACTUAL KNOWLEDGE OF THE USER

If the user has actual knowledge of any environmental lien or AULs encumbering the property
or in connection with the property, the user should communicate such information to the
environmental professional. The user should do so before the environmental professional

conducts the site reconnaissance.

1.5.4 REASON FOR SIGNIFICANTLY LOWER PURCHASE PRICE

In a transaction involving the purchase of a parcel of commercial real estate, the user shall
consider the relationship of the purchase price of the property to the fair market value of the
property if the property was not affected by hazardous substances or petroleum products. The
user should try to identify an explanation for a lower price which does not reasonably reflect fair
market value if the property were not contaminated, and make a written record of such
explanation. Among the factors to consider will be the information that becomes known to the
user pursuant to the Phase I ESA. The ASTM E 1527-13 Standard Practice does not require that a
real estate appraisal be obtained in order to ascertain fair market value of the property. The user
should inform the environmental professional if the user believes that the purchase price of the
property is lower than the fair market value due to contamination. The user is not required to

disclose the purchase price to the environmental professional.

1.5.5 COMMONLY KNOWN OR REASONABLY ASCERTAINABLE
INFORMATION

Commonly known or reasonably ascertainable information within the local community about the
property must be taken into account by the user. If the user is aware of any commonly known or
reasonably ascertainable information within the local community about the property that is
material to recognized environmental conditions in connection with the property, the user should
communicate such information to the environmental professional. The user should do so before

the environmental professional conducts the site reconnaissance. The user must gather such
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Section 1.0 | Introduction

information to the extent necessary to identify conditions indicative of releases or threatened

releases of hazardous substances or petroleum products.

1.5.6 DEGREE OF OBVIOUSNESS

The user must consider the degree of obviousness of the presence or likely presence of releases
or threatened releases at the property and the ability to detect releases or threatened releases by
appropriate investigation including the information collected under the following sections within
this Phase I ESA:

e Section 1.5.1, Review Title and Judicial Records for Environmental Liens and Activity and Use
Limitations (AULs);

e Section 1.5.2, Specialized Knowledge or Experience of the User;

e Section 1.5.4, Reason for Significantly Lower Purchase Price;

e Section 1.5.5, Commonly Known or Reasonably Ascertainable Information;

e Section 3.2, Standard Environmental Records Sources;

e Section 3.4, Historical Use Information on the Subject Site and Adjoining Properties;

e Section 4.0, Site Reconnaissance; and

e Section 5.0, Interviews.

1.5.7 OTHER

Either the user shall make known to the environmental professional the reason why the user
wants to have the Phase I ESA performed or, if the user does not identify the purpose of the Phase
I ESA, the environmental professional shall assume the purpose is to qualify for an LLP to
CERCLA liability and state this in the report.

1.6 SPECIAL TERMS AND CONDITIONS

No special terms and conditions were identified for this scope of work.

1.7 USER RELIANCE

The information and opinions rendered in this Phase I ESA are exclusively for use by the City of
Irvine. Michael Baker will not distribute or publish this report without the consent of the City of
Irvine, except as required by law or court order. The information and opinions expressed in this
Phase I ESA are given in response to Michael Baker’s scope of services and limitations indicated

above, and should be considered and implemented only in light of the scope of services and
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Section 1.0 | Introduction

limitations. The services provided by Michael Baker in completing this Phase I ESA were

consistent with normal standards of the profession. No warranty, expressed or implied, is made.
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SECTION 2.0
USER PROVIDED INFORMATION

Per ASTM E 1527-13, the user of the Phase I ESA has an obligation to answer all questions posed
by the User Questionnaire, in good faith, to the extent of his or her actual knowledge or to
designate a key site manager to do so. If answers to questions are unknown or partially unknown

to the user or such key site manager, this section shall not thereby be deemed incomplete.

The City of Irvine is the user of this Phase I ESA and has provided Michael Baker with information
regarding the proposed project for the subject site. The City has requested this Phase I ESA to
support  environmental documentation for the proposed  project. Other
information/documentation provided by the City is also referenced throughout this Phase I ESA,
as applicable.

21 PREVIOUS DOCUMENTS

The user did not provide any previous documents, including but not limited to the following,
during the course of this Phase I ESA:

¢ Environmental site assessments;

e Environmental compliance audit reports;

¢ Environmental permits;

e Registrations for underground and aboveground storage tanks;

e Material safety data sheets;

e Community right-to-known plan;

e Safety plans; preparedness and prevention plans; spill prevention, countermeasure, and
control plans; facility response plans; etc.;

e Reports regarding hydrogeologic conditions on the property or surrounding area;

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

e Hazardous waste generator notices or reports;

e Geotechnical studies;

e Risk assessments; and

e Recorded AULs.
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Section 2.0 | User Provider Information

2.2 LITIGATION/ADMINISTRATIVE PROCEEDINGS

The user did not provide any information pertaining to any pending, threatened, or past litigation
and/or administrative proceedings relevant to hazardous substances or petroleum products in,

on, or from the property during the course of this Phase I ESA.

2.3 GOVERNMENTAL NOTICES

The user did not provide any information pertaining to any notices from any governmental entity
regarding any possible violation of environmental laws or possible liability relating to hazardous

substances or petroleum products during the course of this Phase I ESA.

24 ENVIRONMENTAL LIENS

The user did not provide any environmental lien information during the course of this Phase I
ESA.

2.5 ACTIVITY AND USE LIMITATIONS

The user did not provide any activity and use limitation information during the course of this
Phase I ESA.

2.6 SPECIALIZED KNOWLEDGE OR EXPERIENCE

The user did not provide any specialized knowledge or experience related to the subject site
during the course of this Phase I ESA.

2.7 COMMONLY KNOWN OR REASONABLY
ASCERTAINABLE INFORMATION

The user did not provide any commonly known or reasonably ascertainable information during
the course of this Phase I ESA.

2.8 VALUATION REDUCTION FOR
ENVIRONMENTAL ISSUES

The user did not report valuation reduction for environmental issues.
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Section 2.0 | User Provider Information

2.9 DEGREE OF OBVIOUSNESS

The user did not report any obvious indicators that point to the presence or likely presence of

releases at the property during the course of this Phase I ESA.

210 REASON FOR PERFORMING PHASE I

This Phase I ESA has been requested by the City of Irvine in order to support the environmental

documentation for the proposed project.
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SECTION 3.0
RECORDS REVIEW

3.1 PHYSICAL SETTING SOURCES

Physical setting sources typically provide information regarding geologic, hydrogeologic,
hydrologic, or topographic characteristics of a property. The following information is primarily
based on the review of the United States Geological Survey (USGS) Tustin, California, Quadrangle
(dated 2015), and a site inspection conducted by Michael Baker on February 7, 2018. Other
miscellaneous resources utilized within this section and throughout the Phase I ESA are

referenced in Section 7.0, References.

3.1.1 SUBJECT SITE DESCRIPTION
3.1.1.1 Location

The subject site is located at the Jeffrey Road/Irvine Center Drive intersection, approximately 0.5
mile southwest of Interstate 5 (I-5) and approximately one mile northeast of Interstate 405 (I-405),
within the City of Irvine, County of Orange, California (Sections 1 and 2, Township 6 South [T.6S],
Range 9 West [R.9W], San Bernardino Base and Meridian [SBBM]) (refer to Exhibit 1, Regional
Vicinity and Exhibit 2, Site Vicinity).

3.1.1.2  Current Use(s) of the Subject Site

The subject site is comprised of transportation, agricultural, and vacant land uses (refer to Exhibit

3, Subject Site).
3.1.1.3  Description of On-Site Structures and Roads

The subject site is located at the Jeffrey Road/Irvine Center Drive intersection. The subject site
includes typical roadside utilities and Southern California Edison (SCE) power transmission

lines. No structures are present on-site.
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3.1.2 TOPOGRAPHY

The USGS maps show geological formations and their characteristics, describing the physical
setting of an area through contour lines and major surface features including lakes, rivers,
streams, buildings, landmarks, and other factors that impact the spread of contamination.
Additionally, the maps depict topography through color and contour lines and are helpful in

determining elevations and site latitude and longitude.

Based on the USGS Tustin, California, Quadrangle (dated 2015), on-site topography is
approximately between 117 and 135 feet above mean sea level (msl) and slopes downgrade to the
west. The subject site appears to primarily consist of transportation related uses. Surrounding
uses appear to consist primarily of developed land uses. San Diego Creek is noted to the south
of the subject site and North Lake is noted to the west of the subject site. I-5 is visible to the
northeast and 1-405 is visible to the south, both freeways are trending in a northwest-southeast

direction. No on-site pits, ponds, or lagoons are noted on-site on this topographical map.

3.1.3 CURRENT USES OF ADJOINING PROPERTIES

For the scope of this Phase I ESA, properties are defined and categorized based upon their
physical proximity to the subject site. An adjoining property is considered any real property or
properties the border of which is contiguous or partially contiguous with that of the subject site,
or that would be contiguous or partially contiguous with that of the subject site but for a street,
road, or other public thoroughfare separating them. The following is a detailed description of

each adjoining land use observed on February 7, 2018:

e North: Transportation (Jeffrey Road), residential, commercial, and recreational (Oak
Creek Golf Club) uses are located to the north of the subject site.

e East: Transportation (Irvine Center Drive), recreational (Oak Creek Golf Club),
institutional (Irvine Valley College), utility (Irvine Ranch Water District [IRWD]
groundwater monitoring well facility), and agricultural land uses bound the eastern

portion of the subject site.

e South: Transportation (Jeffrey Road), institutional (Irvine Valley College), and residential

uses are located to the south of the subject site.

e West: Transportation (Irvine Center Drive), residential, and commercial (Irvine Village

Center) uses are located to the west of the subject site.
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3.14 GEOLOGIC CONDITIONS
3141  Geology

The USGS Geological Map Index was searched by EDR for available Geological Maps that cover
the subject site and surrounding areas. These Geological Maps indicate geological formations
that are overlaid on a topographic map. Some maps focus on specific issues (i.e., bedrock,
sedimentary rocks, etc.) while others may identify artificial fills (including landfills). Geological
maps can be effective in estimating permeability and other factors that influence the spread of

contamination.

The subject site is located within the Coastal Plain of Orange County Groundwater Basin (Orange
County Basin).! The Orange County Basin underlies a coastal alluvial plain in the northwestern
portion of Orange County. The basin is bounded by consolidated rocks exposed on the north in
the Puente and Chino Hills, on the east in the Santa Ana Mountains, and on the south in the San
Joaquin Hills. The basin is bounded by the Pacific Ocean on the southwest and by a low
topographic divide approximated by the Orange County - Los Angeles County line on the

northwest. The basin underlies the lower Santa Ana River watershed.

3.14.2 Soils

The U.S. Department of Agriculture (USDA) Soil Conservation Service (SCS) Soil Survey Maps
were searched for available soils within the subject site. Two soil series are reported to be within

the boundaries of the subject site; refer to Appendix C, Documentation, for a mapping of on-site

soils. The following is a detailed description of the soil series located within the subject site:

e San Emigdio fine sandy loam, 0 to 2 percent slopes (194): The San Emigdio series consists

of well drained soils on floodplains and alluvial fans that formed in mixed alluvium.
Included with this soil in mapping are small areas of Metz loamy sand, Hueneme fine
sandy loam, Mocho sandy loam, and Soboba gravelly sandy loam soils. Runoff is slow

and the hazard of erosion is slight.

e Sorrento loam, 0 to 2 percent slopes (206): The Sorrento series consists of well drained

soils on floodplains and alluvial fans that formed in alluvium derived from sedimentary

rocks. Included with this soil in mapping are small areas of Sorrento clay loam; Sorrento

1 California Department of Water Resources, Coastal Plain of Orange County Groundwater Basin,
http:/ /www.water.ca.gov/pubs/groundwater/bulletin_118/basindescriptions/8-1.pdf, accessed on
February 9, 2018.
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sandy loam; soils that are noncalcareous but similar to this Sorrento soil; Mocho loam; and

Bolsa silt loam, drained. Runoff is slow and the hazard of erosion is slight.

e Sorrento clay loam, 0 to 2 percent slopes (208): The Sorrento series consists of well drained

soils on floodplains and alluvial fans that formed in alluvium derived from sedimentary
rocks. Included with this soil in mapping are small areas of Sorrento loam, 0 to 2 percent
slopes; Mocho loam, 0 to 2 percent slopes; Bolsa silty clay loam; and soils that are
noncalcareous but similar to this Sorrento soil. Runoff is slow and the hazard of erosion

is slight.
3.1.4.3 Radon

Radon is a radioactive gas that is found in certain geologic environments and is formed by the
natural breakdown of radium, which is found in the earth’s crust. Radon is an invisible, odorless,
inert gas that emits alpha particles, known to cause lung cancer. Radon levels are highest in
basements (areas in close proximity to the soil) that are poorly ventilated. A radon survey was
not included within the scope of this investigation. According to the “U.S. EPA Map of Radon
Zones,” the County of Orange is located within Zone 3, which has a predicted average indoor
screening level of less than 2.0 Picocuries per liter (pCi/L). EPA recommends remedial actions

when radon levels are greater than 4.0 pCi/L.

3.1.5 BIOLOGICAL SETTING

The biotic community that exists within the project site includes ornamental landscaping and
agricultural uses typical in urbanized areas. These areas are vegetated with a mixture of native
and non-native plant species, and agricultural row crops. Plants and animals in the area have

been introduced by man and are tolerant to urban land uses.

3.1.6 DRAINAGE/HYDROLOGY

3.1.6.1 Drainage

Drainage of the subject site is accomplished by overland sheet flow into the Jeffrey Road and
Irvine Center Drive curb/gutters and catch basins and ultimately into the City’s existing
stormwater drainage system. Overall drainage of the area is to the west, toward and along San

Diego Creek.
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3.1.6.2 Flood Hazards

Flood Prone Area Maps published by the USGS show areas prone to 100-year floods overlaid on
a topographical map. These maps are not considered the official Federal Emergency
Management Agency (FEMA) flood maps; therefore, in cases where a property is located
immediately adjacent to or within the flood prone boundary, a FEMA map should be obtained.
According to the EDR Database search and the FEMA Flood Insurance Rate Maps (FIRM), the

subject site is not located within a 100-year flood zone (refer to the Appendix B, Database Records

Searches, and Appendix C).

3.1.6.3 Groundwater

Michael Baker assumes groundwater flow follows the slope of the ground surface elevations
towards the nearest open body of water or intermittent stream. The direction of this flow on-site

is expected to be generally in a western direction.

3.1.6.4 Water Wells

The USGS Well Database and State Well Database were searched by EDR. According to the EDR
Well search, one water well is located within the boundaries of the subject site; however, based
on site reconnaissance, this water well is situated off-site (IRWD groundwater monitoring well
adjoins the subject site to the east). Four other water wells are also located within a one-mile

radius of the subject site (refer to the Appendix B).

3.2 STANDARD ENVIRONMENTAL
RECORDS SOURCES

The governmental sources have been searched by EDR (at the request of Michael Baker) for sites
within the subject site and within an approximate one-mile radius of the subject site boundaries.
Upon completion of their search, EDR provided Michael Baker with their findings dated
December 28, 2017. Michael Baker makes no claims as to the completeness or accuracy of the
referenced sources. Our review of EDR's findings can only be as current as their listings and may
not represent all known or potential hazardous waste or contaminated sites. To reduce the
potential for omitting possible hazardous material sites on the subject site and within the
surrounding area, sites may be listed in this report if there is any doubt as to the location because
of discrepancies in map location, zip code, address, or other information. Refer to Appendix B,
for a listing and description of the Federal, tribal, State, and local records searched. Refer to Table

3-1, Database Summaries, for a description of regulatory databases discussed in this section.
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Table 3-1
Database Summaries

Database Description
CAFID UST The Facility Inventory Database contains active and inactive underground storage tank locations. The
source is the State Water Resource Control Board.
CHMIRS The CHMIRS database maintains information on reported hazardous material incidents, i.e., accidental
releases or spills. The source is the California Office of Emergency Services.
Enforcement and Compliance History Information (ECHO), maintained by the Environmental Protection
ECHO Agency, provides integrated compliance and enforcement information for about 800,000 regulated

facilities nationwide.

EDR Hist Cleaner

EDR Exclusive Historic Dry Cleaners (EDR Hist Cleaners) includes a listing of potential dry cleaner
sites. This database is maintained by EDR and includes selected national collections of business
directories that were available to EDR researchers. EDR'’s review was limited to those categories of
sources that might, in EDR's opinion, include potential dry cleaner establishments. The categories
reviewed included, but were not limited to dry cleaners, cleaners, laundry, laundromat,
cleaning/laundry, wash and dry, etc.

FINDS

The Facility Index System/Facility Registry System (FINDS) database contains both facility information
and ‘pointers’ to other sources that contain more detail. EDR includes the following FINDS databases
in their report: PCS (Permit Compliance System), AIRS (Aerometric Information Retrieval System),
DOCKET (Enforcement Docket used to manage and track information on civil judicial enforcement
cases for all environmental statutes), FURS (Federal Underground Injection Control), C-DOCKET
(Criminal Docket System used to track criminal enforcement actions for all environmental statutes),
FFIS (Federal Facilities Information System), STATE (State Environmental Laws and Statutes), and
PADS (PCB Activity Data System).

HAZNET

The HAZNET database extracts data from the copies of hazardous waste manifests received each
year by the DTSC. The annual volume of manifests is typically 700,000-1,000,000 annually,
representing approximately 350,000-500,000 shipments. Data from non-California manifests &
continuation sheets are not included at the present time. Data are from the manifests submitted without
correction, and therefore many contain some invalid values for data elements such as generator ID,
TSD ID, waste category, and disposal method. The source is the Department of Toxic Substance
Control.

HIST UST

The HIST UST database contains information on sites where historical underground storage tanks are
located.

NPDES

A listing of NPDES permits, including stormwater.

PEST LIC

A listing of licenses and certificates issued by the Department of Pesticide Regulation. The DPR
issues licenses and/or certificates to: Persons and businesses that apply or sell pesticides; Pest
control dealers and brokers; Persons who advise on agricultural pesticide applications.

RCRA-LQG

The Resource Conservation and Recovery Act (RCRA) — Large Quantity Generator (LQG) database
contains selective information on sites which generate, transport, store, treat and/or dispose of
hazardous waste as defined by RCRA. Large quantity generators generate over 1,000 kilograms (kg)
of hazardous waste, or over 1 kg of acutely hazardous waste per month.

RCRA-SQG

The Resource Conservation and Recovery Act (RCRA) — Small Quantity Generator (SQG) database
contains selective information on sites which generate, transport, store, treat, and/or dispose of
hazardous waste as defined by RCRA. Small quantity generators generate less than 1,000 kilograms
(kg) of hazardous waste, or over less than 1 kg of acutely hazardous waste per month. SQGs generate
between 100 kg and 1,000 kg of hazardous waste per month.
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Table 3-1 (continued)
Database Summaries

Database Description

The Statewide Environmental Evaluation and Planning System, the SWEEPS UST database also
SWEEPS UST maintains information on properties where an underground storage tank is located, however, this
database is no longer updated.

The Underground Storage Tank (UST) database contains registered USTs. USTs are regulated under
UST Subtitle | of the Resource Conservation and Recovery Act (RCRA). The data comes from the State
Water Resources Control Board’s Hazardous Substance Storage Container Database.

Notes:
1. Bold databases refer to those listed as standard environmental record sources pursuant with ASTM E1527-13 Section 8.2.1.

3.2.1 SUBJECT SITE

The lists that were reviewed did not report any regulatory properties within the boundaries of

the subject site (refer to Exhibit 4, Overview Map). No known corrective action, restoration, or

remediation has been planned, is currently taking place, or has been completed on the subject
site. The subject site has not been under investigation for violation of any environmental laws,

regulations, or standards, as identified in the databases reported by EDR (refer to Appendix B).

3.2.2 OFF-SITE PROPERTIES

The lists that were reviewed reported nine regulatory sites within a one mile radius of the subject
site that were listed in one or more of the regulatory databases identified in Appendix B. For a
complete list of sites identified and their status, refer to Appendix B. The following is a discussion

of reported off-site properties.

Adjoining Properties

The lists that were reviewed reported four regulatory properties adjoining the subject site (refer
to Exhibit 4). Refer to Table 3-2, Identified Regulatory Sites of Concern, for further evaluation of

these adjoining properties.
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Table 3-2
Identified Regulatory Sites of Concern

EDR
L Regulatory . . .
Map T . leeC_ﬂOﬂ fr.om Database! EDR Site Status File Review?
ID#L Subject Site
Approximately five (5) gallons of water
based paint was spilled on pavement
and listed in the CHMIRS database. No
impact to any waterways and the
release was fully cleaned up. HAZNET
waste categories include unspecified
solvent mixture; latex waste. Disposal
Sherwin Williams methods include storage, bulking,
Al 15475 Jeffrey Road, Ste | Adjoining subject | CHMIRS and/or transfer off site; fuel blending YES
A3 400 sitetonorthand | HAZNET prior to energy recovery at another site. | Michael Baker obtained files
A4 Irvine, CA 92612 west FINDS Listed in FINDs database. from the OCHCA.
Reported large quantity generator with
no violations found. HAZNET waste
categories include other organic solids;
off-specification, aged or surplus
organics; liquids with halogenated
organic compounds; liquids with pH less
than 2 with metals. Disposals methods
include landfill or surface impoundment
that will be closed as landfill; storage,
bulking, and/or transfer off site — no
RCRA-LQG treatment recovery; fuel blending prior
Irvine Valley College HAZNET to energy recovery at another site. One
Barranca Parkway UST (1) active USTs reported in SWEEPS
A2 Entrance Road SWEEPS UST database with M.V. fuel use. Listed in
A5 Saddleback  Community NPDES NPDES database with active facility
A6 College FINDS status. Listed in FINDS database. Two
A7 Mike T Peak HIST UST (2) historical USTs reported. Listed in YES
A8 5500 Irvine Center Drive Adjoining subject | CAFID UST PEST LIC database with expiration date | Michael Baker obtained files
A9 Irvine, CA 92618 site to south PEST LIC of 12/31/17. from the OCHCA.
Listed as historical cleaner from 1994 to
2014. Listed as small quantity generator
with no violations found. Listed in FINDS
Village 1 Day Cleaners EDR Hist Cleaner | database. HAZNET waste categories
Village One Day Cleaners RCRA-SQG include liquids with halogenated organic
B10 Drive Thru Cleaners FINDS compounds. Disposal methods include YES
B13 15415 Jeffrey Road Adjoining subject | ECHO storage, bulking, and/or transfer off site; | Michael Baker obtained files
B14 Irvine, CA 92720 site to west HAZNET transfer station. from the OCHCA and RWQCB.
REQUESTED
DPL Associates, Inc. Adjoining subject However, files were not
15435 Jeffrey Road site to north and available for review for this
B12 Irvine, CA 92618 west UST Listed in UST database. property.

Notes: RWQCB= Santa Ana Regional Water Quality Control Board; OCHCA= Orange County Health Care Agency

1.

2.

BOLD indicates ASTM Standard Practice E 1527-13, Section 8.2.1, standard federal, state, and tribal environmental records sources that

should include a file review.

Refer to Section 3.3, File Record Reviews, for a discussion of files reviewed, if applicable.

Source: Environmental Data Resources, Inc., EDR Radius Map with GeoCheck, dated December 28, 2017; refer to Appendix B, Regulatory Databases Searches.
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Adjacent Properties

Although five adjacent properties were listed, no reported adjacent regulatory properties have
been identified that also present a potential concern to groundwater underlying the subject site.
Reported adjacent regulatory properties are considered to have a low potential of affecting the
subject site for one or more of the following reasons: distance from the subject site, direction of
anticipated groundwater flow, site status, and/or no contamination has been reported. Refer to

Appendix B for a listing of all adjacent properties noted.

3.2.3 UNMAPPED PROPERTIES

According to EDR’s ESA Report Desktop Reference, dated 1996, some reported sites are
unmappable as exact locations remain undefined. Listings in publicly available records, which
do not have adequate address information, are not generally considered practically reviewable.
For the purposes of this Phase I ESA, practically reviewable is defined as information provided
in a manner and in a form that yields information without the need for extraordinary analysis of
irrelevant data. Although the location of these sites may be unknown, the site and detail

information are often available through EDR.

Michael Baker’s review of Unmapped Properties consisted of a verification, based solely on the
professional judgment of the Environmental Professional, that the subject site is not listed (i.e.,
referenced by name or street address) and a review to identify if any of the Unmapped Properties
cause a likely potential to create a REC within the boundaries of the subject site. No listed
Unmapped Properties are located within the boundaries of the subject site. Additionally, no

unmapped properties are located within a one-mile radius of the subject site.

3.3 FILE RECORD REVIEWS

If the subject site or any of the adjoining properties are identified on one or more of the standard
environmental record sources, pertinent regulatory files and/or records associated with the
listing should be reviewed. The purpose of the regulatory file review is to obtain sufficient
information to assist the environmental professional in determining if a REC, HREC, CREC, or a
de minimis condition exists at the property in connection with the listing. If, in the environmental
professional’s opinion, such a review is not warranted, the environmental professional must

explain the justification for not conducting the regulatory file review.

Michael Baker requested files for all properties listed in Table 3-2 from the following agencies:
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e Department of Toxic Substances Control (DTSC): Michael Baker received a letter from

DTSC stating that no records exist for the properties requested on January 22, 2018.

e Santa Ana Regional Water Quality Control Board (RWQCB): Michael Baker received and
reviewed files from the RWQCB on February 2, 2018.

e Orange County Health Care Agency (OCHCA): Michael Baker reviewed available
records in person at the OCHCA office on February 7, 2018.

Based on the responses received from these agencies, no public records are available for review
for the property located at 15435 Jeffrey Road.

However, files are available for review for the remainder of the properties requested from one or

more of these agencies, which are described as follows (refer to Section 3.3.1, File Reviews

Conducted, for a description of the files reviewed):

o 15475 Jeffrey Road: This property adjoins the subject site to the north and west and is
currently developed as a Sherwin-Williams Paint facility. Files maintained by the Orange
County Health Care Agency (OCHCA) were reviewed.

e 5500 Irvine Center Drive: This property adjoins the subject site to the south and east and
is currently developed as Irvine Valley College. Files maintained by the OCHCA were

reviewed.

e 15415 Jeffrey Road: This property adjoins the subject site to the west and was formerly

Village One Day Cleaners and Drive Thru Cleaners. Files maintained by the Regional
Water Quality Control Board (RWQCB) and OCHCA were reviewed.

3.3.1 File Reviews Conducted
3.3.1.1 15475 Jeffrey Road (Current Sherwin-Williams Paint Facility)

This property (adjoining the subject site to the north and west) is currently occupied by a Sherwin-
Williams Paint facility. The OCHCA Hazardous Materials and Wastes Inventory Matrix noted
approximately 62 water-based coatings colorant in one-gallon containers at this facility. It is
acknowledged that the CHMIRS database reported a spill of approximately five gallons of water
based paint to pavement and subsequent cleanup. Although this property was listed in the

CHMIRS database, files reviewed did not report any hazardous material incidents.
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3.3.1.2 5500 Irvine Center Drive (Current Irvine Valley College)

This property (adjoining the subject site to the south and east) is currently Irvine Valley College.
The OCHCA Hazardous Materials and Wastes Inventory Matrix reported multiple hazardous
materials at this property including: liquid propane gas, glass cleaner, bleach, floor stripper,
hydrochloric acid, caustic soda, diesel fuel, paint thinner waste, ammonium sulfate, engine oil,
and waste oil. It is acknowledged that this property was listed in multiple UST databases,

however files reviewed did not note any USTs at this property.

3.3.1.3 15415 Jeffrey Road (Former Village One Day Cleaners/Drive Thru Cleaners)

This property (adjoining the subject site to the west) is currently occupied by Dunkin” Donuts
and was formerly Village One Day Cleaners/Drive Thru Cleaners. The OCHCA reported
administrative-related hazardous waste violations (e.g., manifest not kept for three years) for this
drycleaner facility, as well as hazardous waste storage violations (e.g., hazardous waste not
stored within approved accumulation times, containers not labeled properly, and containers not

closed during transfer and storage).

In 2003, soil and groundwater sampling was conducted. Perchloroethylene (PCE) was not
detected in soil samples. However, PCE was detected in groundwater samples at a concentration
of 8 micrograms per liter (ug/l). These concentrations were only slightly above the Maximum
Contaminant Limit for PCE of 5 ug/1l. Perched groundwater was detected at approximately 23.5
feet below ground surface (bgs). A site closure letter was granted by the RWQCB on September
27,2004, stating that there does not appear to be a VOC source in the soil, or a threat of additional
migration of contaminants to the groundwater. Therefore, the RWQCB concluded no further soil

or groundwater investigation or remediation was necessary.

In January 2014, a limited subsurface investigation indicated soil samples collected had detectable
concentrations of PCE. Additional soil and soil gas investigation was conducted in June 2014.
Results from the soil sampling indicated two soil samples had detectable levels of PCE. Results
from the soil gas sampling indicated samples had PCE and TCE concentrations well in excess of
the commercial California Human Health Screening Levels (CHHSL) guidelines for soil gas.
Based on these results, it was determined that a vapor intrusion risk was present and active
remediation of the site was necessary. From August to December 2014 a mobile vapor extraction
system operated and removed 35.7 pounds of PCE. Results of rebound sampling indicated

significant improvement of the soil gas levels.

In February 2015, Drive Thru Cleaners entered into a Remedial Action Agreement with the

OCHCA for cleanup oversight at this property. At that time PCE soil vapor concentrations were
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detected above regulatory cancer risk thresholds. In a letter, dated June 29, 2017, the OCHCA

stated that an update has not been received with regard to the site since March 2015.

3.4 HISTORICAL USE INFORMATION ON THE
SUBJECT SITE AND ADJOINING PROPERTIES

The objective of consulting historical sources is to develop a history of the previous uses of the
property and surrounding area, in order to help identify the likelihood of past uses having led to
RECs in connection with the property. The Environmental Professional shall exercise
professional judgment and consider the possible releases that might have occurred at a property
in light of the historical uses and, in concert with other relevant information gathered as part of
the Phase I ESA process, use this information to assist in identifying RECs (discussed in Section
6.0, Evaluation, of this Phase I ESA).

The standard sources identified by ASTM E 1527-13 include aerial photographs, fire insurance
maps, property tax files, recorded land title records (a chain-of-title), historical USGS topographic
maps, local street directories, building department records, zoning/land use records, prior
assessments, and other historical sources (i.e., any source or sources, other than those listed, that
are credible to a reasonable person and that identify past uses of the property). The focus is on

usage rather than ownership, which is why a chain-of-title is not sufficient by itself.

3.4.1 METHODOLOGY AND LIMITING CONDITIONS

3411  Methodology

Data failure (a subset of a data gap) occurs when all of the standard historical sources that are
reasonably ascertainable and likely to be useful have been reviewed and yet the historical source

review objectives have not been met.
USES OF THE PROPERTY

Per ASTM E 1527-13 Standard Practice, historical uses “shall be identified from the present, back
to the property’s obvious first development use including (agricultural and fill activities), or back
to 1940, whichever is earlier.” This task requires reviewing only as many of the standard

historical sources as are necessary and both reasonably ascertainable and likely to be useful.

Historical information for the subject site was obtained back to 1896, at which time the subject

site consisted of vacant land and one roadway. Michael Baker was unable to identify what year
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the on-site roadway was constructed. Sources reviewed have been cited throughout this section

and are referenced in Section 7.0, References, of this Phase I ESA.

INTERVALS

Review of standard historical sources at less than approximately five year intervals is not required
by ASTM E 1527-13 Standard Practice. If the specific use of the property appears unchanged over
a period longer than five years, then it is not required by ASTM E 1527-13 Standard Practice to

research the use during that period.

Michael Baker was unable to obtain specific property land use information of the subject site
within a five year interval from 1902 to 1932. During this time, Jeffrey Road appears trending in
a north to south direction and Irvine Center Drive (historically referenced as Valencia Avenue)
appears trending in a west to east direction. Additionally, specific property land use information
was not obtained between the years of 1965 and 1972. During this time, the residential structures
associated with orchard uses were demolished and the land was graded. No indicators of
potential hazardous materials were noted in relation to these uses. No other substantial
development or changes occurred at the subject site. No evidence of other uses during this time

were noted for the surrounding area.

USES OF PROPERTIES IN SURROUNDING AREA

Uses in the area surrounding the property shall be identified in the Phase I ESA, but this task is
only required to the extent that this information is revealed in the course of researching the
property itself. If the environmental professional uses sources that include the surrounding area,
surrounding uses should be identified to a distance determined at the discretion of the
environmental professional. Factors to consider in making this determination include, but are

not limited to:

e The extent to which information is reasonably ascertainable;

e The time and cost involved in reviewing surrounding uses;

e The extent to which information is useful, accurate, and complete in light of the purpose
of the records review;

e The likelihood of the information being significant to RECs in connection with the
property;

e The extent to which potential concerns are obvious;

e Known hydrogeologic/geologic conditions that may indicate a high probability of
hazardous substances or petroleum products migration to the property;

e How recently local development has taken place;

Jeffrey Road/Irvine Center Drive Intersection Improvements Project Phase I ESA | 3-17



Section 3.0 | Records Review

e Information obtained from interviews and other sources; and

e Local good commercial and customary practice.

Surrounding land uses have been noted throughout the Phase I ESA, as applicable, and are

referenced accordingly.

3.4.1.2 Limiting Conditions

Michael Baker did not encounter any other conditions that limited the historical use review
during the course of this Phase I ESA.

3.4.2 STANDARD HISTORICAL SOURCES

3.4.21  Historical Uses Summary

Based upon the evaluation of the documented land use as demonstrated in the resources
reviewed as part of this Phase I ESA, the subject site appears to have historically consisted
transportation as well as orchards with associated residential structures in the early 1900s. By
1932, Jeffrey Road appeared trending in a north to south direction and Irvine Center Drive
(historically referenced as Valencia Avenue) appeared trending in a west to east direction. In the
1940s, Jeffrey Road and Irvine Center Drive appear as secondary highways. By 1952, Jeffrey Road
has been widened. The residential structures associated with orchard uses were demolished and
graded by 1972. By 1985, Jeffrey Road and Irvine Center Drive have been widened again.
Between 1994 to 2005, orchards became row crops within the subject site and surrounding area.
Between 2005 and 2009, Jeffrey Road (in the northern portion of the subject site) was temporarily
realigned until between 2010 and 2012 to accommodate construction of the off-site BNSF railroad
overhead. Since 2014, the subject site has remained unchanged and similar to present day
conditions. Development in the general vicinity of the subject site appears to have begun in the
1960’s. Refer to Table 3-3, Historical Uses Summary.
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Table 3-3

Historical Uses Summary

Year On-Site Use Surrounding Uses Source
The surrounding area appears to consist of
The subject site appears to consist of | vacant land, transportation uses, and sparse
vacant land. A road appears to transect | unknown structures. The Los Angeles and
1896 | the central portion of the subject site | San Diego Branch Railroad (current BNSF | USGS Topographic Maps
trending in a northwest/southeast | railroad) is visible to the north of the subject
direction. site. The City of Irvine is visible to the
southeast.
1901 | No changes noted. No changes noted. USGS Topographic Maps
1902 | No changes noted. No changes noted. USGS Topographic Maps
The subject site appears to consist of | I-5 (historically referenced as highway 101) is
1932 | (e Dre storicaly refeenced as | nortwesysouiheastdiceion. TheSan Diego | USCS Topourapic iaps
Valencia Avenue]). Creek is noted to the south of the subject site.
1935 | No changes noted. No changes noted. USGS Topographic Maps
The subject site appears to consist of
1938 | orchards and associated residential | Orchards in the surrounding area are noted. Aerial Photographs
structures.
1942 Jefrey RO?‘d s indicated s a No changes noted. USGS Topographic Maps
secondary highway.
1946 | No changes noted. No changes noted. Aerial Photographs
1948 Irvine Centgr Drive is indicated as a No changes noted. USGS Topographic Maps
secondary highway.
1950 | No changes noted. No changes noted. USGS Topographic Maps
1952 | Jeffrey Road has been widened. No changes noted. Aerial Photographs
1963 | No changes noted. No changes noted. Aerial Photographs
1965 | No changes noted. No changes noted. USGS Topographic Maps
A residential development appears adjoining
The  orchard-related  residential | the subject site to the north and west. .
1972 | structures have been demolished and Interstati_: 405 (_I-405) is _noteq to the south of Usiesr;fg?]%r;g?;%m aps
graded. the subject site trending in a west/east
direction.
Increased residential development is noted to
1977 | No changes noted. the east of the subject site. A school is noted Aerial Photographs
to the west of the subject site.
5500 Irvine Center Drive is listed as
1980 | No changes noted. Saddleback College. 15435 Irvine Center City Directory
Drive is listed as commercial uses.
Development has increased throughout the
1981 | No changes noted. surrounding area. A manmade lake appears | USGS Topographic Maps
to the southwest of the subject site.
A commercial shopping center appears
adjoining the subject site to the north and
1985 Jeffrey Road and Irvine Center Drive | west. A school (Irvine Valley College) appears Aerial Photographs

have been widened.

adjoining the subject site to the south.
Residential uses appear adjoining the subject
site to the west.
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Table 3-3
Historical Uses Summary
Year On-Site Use Surrounding Uses Source
5500 Irvine Center Drive is listed as Irvine N
1986 | No changes noted. Valley College. City Directory
1989 | No changes noted. Increasgd dey elopment appears to the east of Aerial Photographs
the subject site.
1991 | No changes noted. ﬁg:iS Jeffrey Road is listed as commercial City Directory
1994 | No changes noted. Increasgd dey elopment appears to the east of Aerial Photographs
the subject site.
1995 | No changes noted. ﬁggS Jeffrey Road is listed as commercial City Directory
2002 | No changes noted. No changes noted. City Directory
Increased development is noted to the east of
2005 Orchards became row crons the subject site. The Oak Creek Golf Club is Aerial Photographs
pS. visible to the east of the subject site. Orchards City Directory
became row crops.
Jeffrey Road (in the northern portion of
2009 the subject site) was realigned to No changes noted. Aerial Photographs
accommodate construction of the off-
site BNSF railroad overhead.
2010 No changes noted. 5500 Irylne Center Drive is listed as Kaplan Aerlgl Phptographs
International. City Directory
2012 Jefrey .Road. (in the northern portion of No changes noted. Aerial Photographs
the subject site) was realigned.
2014 | No changes noted. No changes noted. City Directory
Notes:

Other sources reviewed, but that which did not include information pertaining to the subject site included the following: Sanborn Maps.

Source: Refer to Section 7, References, and Appendix C, for full citation and documentation of sources utilized in this table.

3.4.2.2  Property Tax Files

Michael Baker searched the subject site for property data via First American Real Estate Solutions
and the legal description for the subject site. This data typically provides current property
ownership information and includes information regarding on-site improvements, zoning, land
use, transfer of last sale, and other miscellaneous structural improvements. RealQuest property

data for the subject site APNs was not available.

3.4.2.3  Zoning/Land Use Records

Zoning/land use records generally consist of records maintained by the local government in
which the subject site is located. They indicate the uses permitted by the local government for

particular zones within its jurisdiction. The records may consist of maps and/or written records.
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According to the City of Irvine’s General Plan Land Use Diagram, the subject site is designated
“Recreation” and identified as “Major Highway 6-Lanes”. According to the City of Irvine’s
Zoning Map, updated March 2014, the subject site is zoned Recreation (Area 1.5) and Medium
Density Residential (Area 2.3).

34.24 Oil and Gas Wells

Michael Baker reviewed the California Department of Oil, Gas, and Geothermal Resources
(DOGGR) online mapping system on February 1, 2018, which indicates existing and historical oil
and gas wells within the immediate vicinity of the subject site. Current well status for any well
indicated in the online mapping system should be confirmed at the appropriate Division of Oil
and Gas District Office. According to DOGGR, no oil gas wells are located within the boundaries
of the subject site and the subject site does not appear to be located within an oil/gas field. One
plugged oil gas well is located within a one mile radius of the subject site (refer to Appendix C).
According to the Pipeline and Hazardous Materials Safety Administration’s National Pipeline
Mapping System, no hazardous liquid pipelines are located within the boundaries of the subject

site.
3.4.25 Other Historical Sources

Other historical sources include miscellaneous maps, newspaper archives, and records in the files
and/or personal knowledge of the property owner and/or occupants. No other sources were

reviewed by Michael Baker during the course of this Phase I ESA.
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SITE RECONNAISSANCE

According to the ASTM E 1527-13 Standard Practice, the objective of the site reconnaissance is to
obtain information indicating the likelihood of identifying RECs in connection with the subject

site.

4.1 METHODOLOGY AND LIMITING CONDITIONS
411 METHODOLOGY

Michael Baker performed a visual observation of readily accessible areas of the subject site and
immediately adjoining properties on February 7, 2018. At this time, the subject site was visually
inspected. Refer to Exhibit 5, On-Site Photographs, and Exhibit 6, Off-Site Photographs, for

photograph documentation conducted during the site visit. The subject site was viewed from all

public thoroughfares. If roads or paths with no apparent outlet are observed on the subject site,
the use of the road or path was identified to determine whether it was likely to have been used

as an avenue for disposal of hazardous substances or petroleum products.

4.1.2 LIMITING CONDITIONS

No limiting conditions were encountered as part of Michael Baker’s site reconnaissance

conducted on February 7, 2018.

4.2 ON-SITE OBSERVATIONS
4.2.1 DESCRIPTION OF ON-SITE USES

The subject site primarily consists of transportation (Jeffrey Road and Irvine Center Drive), as

well as agricultural and vacant land uses along Jeffrey Road.

4.2.2 DESCRIPTION OF ON-SITE STRUCTURES AND ROADS

The subject site primarily consists of transportation uses including Jeffrey Road and Irvine Center
Drive. Within the vicinity of the subject site, Jeffrey Road contains six lanes (three lanes in the

northbound direction and three lanes in the southbound direction) and Irvine Center Drive
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View of Jeffrey Road/Irvine Center Drive intersection looking northwest.

View of Irvine Center Drive looking west near the central portion of the subject site. View of property associated for partial ROW acquisition (APN: 466-011-02).
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View of adjoining residential uses near the northern portion of the subject site

View of adjoining commercial uses near the central portion of the subject site
along Jeffrey Road.
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View of agricultural uses with associated farm stand near the southern portion of

the subject site along Jeffrey Road.
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contains six lanes (three lanes in the eastbound direction and three lanes in the westbound
direction). Both Jeffrey Road and Irvine Center Drive contain center landscaped medians and
provide additional left- and right-turn lanes at the intersections of Jeffrey Road and Irvine Center
Drive. Intermittent concrete sidewalks, and associated curb and gutter are provided along Jeffrey

Road and Irvine Center Drive.

4.2.3 DESCRIPTION OF PAST USES OF THE SUBJECT SITE

Based on review of USGS Topographical Quadrangle maps and aerial photographs, past uses of
the subject site appear to consist of transportation, agricultural (including associated rural
residential uses). No evidence to suggest the presence of other past uses was noted during the
February 7, 2018 site visit.

4.24 HAZARDOUS SUBSTANCES AND PETROLEUM PRODUCTS

Michael Baker did not observe hazardous substances or petroleum products during the site visit.

4.2.5 CHEMICAL STORAGE TANKS (ASTS AND USTYS)

During the February 7, 2018 site inspection the subject site was inspected for fill pipes, vent pipes,
areas of abnormal or heavy staining, manways, manholes, access covers, concrete pads not
homogenous with surrounding surfaces, concrete build-up areas potentially indicating pump
islands, abandoned pumping equipment, or fuel pumps. No evidence suggesting the current or
past use of on-site USTs or ASTs, manholes or hazardous material storage was noted within the

boundaries of the subject site during the February 7, 2018 site visit.

4.2.6 SPILLS

No visual or physical evidence of stained catch basins, drip pads, sumps, or stained soils was

observed during the February 7, 2018, site inspection.

4.2.7 SOLID WASTE DISPOSAL

No indication of on-site solid waste disposal practices (i.e., landfills) was apparent during the

February 7, 2018 site inspection.
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4.2.8 UTILITIES

Typical roadside utilities (e.g., water-related utilities including IRWD potable and recycled water
lines, stormwater drainage and irrigation utilities, electric utilities, power vaults, and
communication boxes) were noted during the site inspection. No staining or leakage was noted

with respect to on-site utilities.
428.1  Polychlorinated Biphenyls (PCBs)

Overhead SCE power transmission lines were observed trending in a north-south direction
within the boundaries of the subject site. Multiple pad-mounted transformers were observed
along Jeffrey Road within the boundaries of the project site; however the pad-mounted
transformers appeared to be in good condition and no evidence of di-electric fluid or staining was

noted.

4.2.8.2 Wells

No water wells were observed within the boundaries of the subject site during the February 7,
2018 site visit.

4.28.3 Potable Water Supply

The subject site vicinity appeared to be connected to a water line, which was noted via manhole
covers along Jeffrey Road and Irvine Center Drive. No evidence to suggest the presence of on-

site water wells was noted.

4284  Sewage Disposal System

The subject site and surrounding area appears to be served by the City’s local sewer system. No
evidence of other sewage disposal systems (including septic systems) was noted during the site

visit.
428.5  Heating/Cooling

No habitable structures are located within the subject site; therefore, Michael Baker did not

observe any heating or cooling systems during the site visit.
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4.2.9 DRAINS AND SUMPS

Typical roadway curb, gutter, and catch basins were noted along Jeffrey Road and Irvine Center
Drive during the February 7, 2018 site visit. Stormwater and agricultural drainage ditches were

observed within the vicinity of agricultural ROW.

4210 PITS, PONDS, LAGOONS

No pits, ponds, or lagoons were noted within the subject site during the February 7, 2018 site

visit.
4.2.11 LEAD-BASED PAINTS

Lead-Based Paints (LBPs) were commonly used in traffic striping materials before the
discontinued use of lead chromate pigment in traffic striping/marking materials and hot-melt
Thermoplastic stripe materials (discontinued in 1996 and 2004, respectively). Traffic striping was
observed along Jeffrey Road and Irvine Center Drive during the February 7, 2018 site visit. Thus,
LBPs may be present within traffic striping. However, traffic striping was noted to be in good

condition.

4212 AERIALLY DEPOSITED LEAD

ADL refers to lead deposited on highway shoulders from past leaded fuel vehicle emissions.
According to the Caltrans ADL webpage (Caltrans 2014), although leaded fuel has been
prohibited in California since the 1980’s, ADL may still be present in soils adjacent to highways
in use prior to that time. Thus, there is potential for lead contamination to exist within soils along
the subject site due to ADL. Based on the review of USGS topographical maps and aerial
photographs, Jeffrey Road and Irvine Center Drive appear to have been constructed in the 1930’s,
but appear to have only been moderately traveled. Thus, it is the opinion of Michael Baker that
substantial quantities of ADL are not anticipated along the subject site in the vicinity of Jeffrey

Road and Irvine Center Drive.

4213 ASBESTOS-CONTAINING MATERIAL

Asbestos is a strong, incombustible, and corrosion resistant material, which was used in many
commercial products since prior to the 1940s and up until the early 1970s. If inhaled, asbestos
fibers can result in serious health problems. Asbestos containing materials (ACMs) are building

materials containing more than one percent asbestos (some state and regional regulators impose
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a 0.1 percent threshold). No habitable structures are located on-site; therefore, the potential for

ACMs to be found on-site as a result of building materials is unlikely.

4.3 OFF-SITE OBSERVATIONS

An adjoining property is considered any real property or properties that the border of which is
contiguous or partially contiguous with that of the subject site, or that would be contiguous or
partially contiguous with that of the subject site but for a street, road, or other public thoroughfare
separating them. An adjacent property is any real property located off-site, which is not
adjoining. Visual observations of the publicly accessible portions of adjoining properties were
conducted on February 7, 2018 as part of this Phase I ESA and are described below.

4.3.1 DESCRIPTION OF CURRENT AND
PAST USES OF THE SURROUNDING AREA

Current uses surrounding the subject site primarily consist of residential, commercial,
institutional, agricultural, recreational, transportation, utility (IRWD groundwater monitoring
well facility) and vacant land uses. Past uses consisted of residential, agricultural, transportation,

and vacant land uses. No evidence of past uses was noted during the site visit.

4.3.2 DESCRIPTION OF CURRENT USES AND
STRUCTURES AT ADJOINING PROPERTIES

Adjoining uses observed included vacant land, transportation, recreational, and residential uses
to the north; agricultural, recreational, institutional, and vacant land uses to the east;
transportation, residential, and institutional uses to the south; and residential, commercial, and
transportation uses to the west. Two farm stand structures associated with Manassero Farms
were noted to the south, adjoining the subject site. Storage containers and sheds associated with

agricultural operations were noted to the east of the subject site.

During a preliminary observation of adjoining properties from public thoroughfares, no visible
or physical evidence was observed to suggest that a surface release of petroleum-based material
has recently occurred. Additionally, no unusual or suspicious materials handling or storage

practices were observed with respect to adjacent properties.
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4.3.3 DESCRIPTION OF PAST USES AND
STRUCTURES AT ADJOINING PROPERTIES

Based on the available documentation obtained, off-site uses appear to have historically consisted
of orchards. A former drycleaner (Village One Day Cleaners/Drive Thru Cleaners) occupied a

unit in the commercial shopping center adjoining the subject site to the north and west.

4.3.4 OBSERVATIONS OF OFF-SITE PROPERTIES

4341 Utilities

Typical utilities (e.g.,, SCE power transmission lines, electrical boxes, IRWD groundwater
monitoring well facility, as well as potable and recycled water lines, etc.) were noted off-site
during the February 7, 2018 site visit. No staining or leaking was observed with respect to off-

site utilities.

43.4.2 Chemical Storage Tanks

No evidence of chemical storage tanks were observed at off-site properties during the February
7, 2018 site visit.

4.3.4.3 Hazardous Materials

During a preliminary observation of adjoining properties from public thoroughfares on February
7, 2018, no visible or physical evidence was observed to suggest that hazardous substances
and/or petroleum-based material are handled/stored/used or have been recently released into
the environment. Storage containers and sheds associated with agricultural operations were to
the east of the subject site. However, no unusual or suspicious materials handling or storage

practices were observed with respect to off-site properties.

Jeffrey Road/Irvine Center Drive Intersection Improvements Project Phase I ESA |4-8



SECTION 5.0
INTERVIEWS

The ASTM E 1527-13 Standard Practice indicates that the objective of interviews is to obtain
information indicating RECs in connection with the subject site. Interviews with past and present
owners, operators, and occupants of the property consist of questions to be asked in the manner
and of persons as described in the ASTM E 1527-13 Standard Practice. The content of questions
to be asked shall attempt to obtain information about uses and conditions observed during the
site reconnaissance as well as the documentation review. The content of questions to be asked of
State and/or local government officials shall be decided in the discretion of the environmental
professional(s) conducting the Phase I ESA, provided that the questions shall generally be

directed towards identifying RECs in connection with the subject site.

5.1 PROPERTY OWNER

Due to the nature of the project (proposed roadway improvements), current and past property

owners were not readily available for interview.

5.2 KEY SITE MANAGER/OPERATOR

A key site manager, identified by the property owner, is a person with good knowledge of the
uses and physical characteristics of the property. Often the Key Site Manager is the property
manager, the chief physical plant supervisor, or head maintenance person. If the user is the
current property owner, the user has an obligation to identify a key site manager, even if it is the

user himself or herself.

The City of Irvine has identified the Project Engineer, Mr. Alan Su, P.E., with Michael Baker
International, as the Key Site Manager for the purposes of this analysis. Mr. Su has provided
Michael Baker with information pertaining to the subject site throughout this Phase I ESA, which

has been referenced accordingly.

5.3 OCCUPANTS

No occupants are associated with the subject site, and thus were not available for interview.

Jeffrey Road/Irvine Center Drive Intersection Improvements Project Phase I ESA | 5-1



Section 5.0 | Interviews

54 LOCAL GOVERNMENT OFFICIALS

City of Irvine Department of Transportation
Michael Baker contacted Ms. Melissa Dugan, Senior Transportation Analyst, at the City of Irvine
on February 13, 2018 to confirm the date of roadway traffic striping along Jeffrey Road and Irvine

Center Drive. Ms. Dugan stated that arterial streets (including Jeffrey Road and Irvine Center

Drive) are re-striped every year.

5.5 OTHER PERSONS

No other persons were interviewed during the course of this Phase I ESA.
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