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EXECUTIVE SUMMARY

Ramboll US Corporation (Ramboll) has prepared this Preliminary Endangerment Assessment (PEA) on
behalf of Sheppard Mullin Richter & Hampton LLP and its client, Miramar Development, LP, in
connection with the property known as the “Miramar Development” located at 1917-2005 > West
Third Street in Los Angeles, California (herein referred to as the “Site”). Miramar Development, LP
plans to develop the Site with a new seven-story multi-family affordable housing building, which will
have basement-level resident amenities. This PEA is being prepared for submittal to the City of Los
Angeles to satisfy the requirements of Sustainable Communities and Climate Protection Act of 2008
(SB 375).

This PEA provides basic information for assessing if there has been a release of a hazardous substance
that presents a risk to human health or the environment and is intended to be the first step in
identifying whether release or threatened release of a hazardous material has occurred, estimating the
potential risk to public health and the environment, evaluating whether immediate response is needed
to reduce the risk, and evaluating if further action or investigation is needed. In order to achieve these
objectives, Ramboll reviewed information and records for the Site (including but not limited to
historical documents, agency records, an environmental database report, historical site assessments,
a geotechnical report, a recent Limited Soil Sampling and Analysis report, and a methane soil gas
investigation report), conducted a Site visit, and performed a telephone interview with personnel
familiar with the Site.

Historically, the Site was used for residential purposes and occupied by five dwellings since at least
1906. The residential dwellings were demolished starting in 1958. By the mid-1970s, the Site was
vacant land and it remained vacant until developed with the current improvements, as part of the
Miramar Towers Apartments property located adjacent to the north of the Site, sometime between
1979 and 1980.

Based on the information reviewed for the Site, as described herein and including a review of
information as listed above, the localized presence of total petroleum hydrocarbons (TPH) and certain
metals (lead and arsenic) was identified in soil at the Site within the areas that will be excavated as
part of the redevelopment of the Site. Ramboll compared the concentrations of metals and TPH in the
soil samples from the prior investigation to agency screening levels in a residential land use scenario,
in this case to Department of Toxic Substances Control (DTSC) Human and Ecological Risk Office
(HERO) Note 3 DTSC-Modified Screening Levels (DTSC-SLs) or United States Environmental Protection
Agency (USEPA) Regional Screening Levels (RSLs). It should be noted that although Ramboll
compared the dataset to residential land uses, this is an overly conservative comparison for the Site
as under its current uses as landscaped and parking areas of the adjacent larger Miramar Towers
Apartments property, potentially exposed populations are likely limited to intermittent visitors, if any,
from the nearby apartment complex although such exposure would be limited. In such limited cases,
the route of exposure would be expected to be dermal contact or ingestion. Given that there are plans
for the Site to be redeveloped, this would be a short-term potential exposure scenario until such time
as the construction activities begin in the near future.

Based on Ramboll’s evaluation, the following conclusions and recommendations are made.

* The limited presence of TPH in soil within the redevelopment footprint is at concentrations below
agency screening criteria for residential land use. No further work is necessary and this soil will be
taken off-site for appropriate disposal in accordance with its profile as part of the redevelopment
of the site.

Executive Summary Ramboll
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* With the exception of one soil sample, B6-2.0, lead is present at concentrations below agency
screening criteria for residential land use. At sample B6-2.0, the lead concentration exceeds the
residential DTSC-SL. Given that there are plans for the Site to be redeveloped, this would be a
short-term exposure scenario until such time as the construction activities begin in the near
future.

* Given that sample B6-2.0 is located within the basement area of the proposed building footprint,
the soil will be excavated as part of the redevelopment of the Site. As part of the process, the
presence of lead will be removed during the excavation and, accordingly, there will not be an
exposure pathway to future occupants of the Site. Further, given that the concentration of lead at
soil sample B6-2.0 exceeds its Soluble Threshold Limit Concentration (STLC), soil around this
sample would be characterized as a California hazardous waste for disposal purposes. Prior to
earthwork activities, further shallow soil sampling is recommended in the vicinity of Boring B6, as
part of a general soil management plan (SMP) for the Site. The purpose of the additional sampling
is to delineate the lead-impacted soil that requires disposal as a California hazardous waste so that
it will be properly characterized and disposed off-site during construction activities. Further, the
information from the additional sampling effort will be incorporated into a SMP to outline a
framework for the contractor to follow during excavation activities.

According to City of Los Angeles NavigateLA website,! the Site and surrounding area is located in a
City of Los Angeles Methane Zone. In accordance with City of Los Angeles Ordinance Number 175790,
all new buildings and paved areas located within the Methane Zone or along the Methane Buffer Zone
are required to provide a methane mitigation system based on the appropriate site design level.
Methane testing was conducted at the Site in 2020 and based on the findings of the testing, Terra-
Petra recommended that the methane mitigation measures for the proposed building adhere to design
requirements for a "Methane Zone - Level V, All Pressures” design (methane concentrations above
12,500 parts per million by volume [ppmv]), which will include an active sub-slab vent system with an
impervious methane/waterproofing membrane, perforated collection pipes, 4-inch gravel
blanket/thickness surrounding the pipes, vent risers with mechanical extraction, electrical seal-offs on
dry utility lines and trench dams at utility trenches. In addition, a methane gas detection system
incorporating gas sensors and alarms will be required.

The methane report also states that in accordance with the Methane Hazard Mitigation Plan Section
IV.B.2, slab on grade areas designed to be naturally ventilated shall be exempt from providing any of
the above noted measures with the exception of electrical seal-offs and utility trench dams. Enclosed
spaces within the naturally ventilated areas shall be designed to accommodate natural ventilation.

L https://navigatela.lacity.org/navigatela/
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INTRODUCTION

Ramboll was retained by Sheppard Mullin Richter & Hampton LLP and its client, Miramar
Development, LP, to perform a PEA of the Site known as the Miramar Development located
at 1917-2005 > West Third Street in Los Angeles, California (see Figures 1 and 2).

Miramar Development, LP plans to develop the Site with a new seven-story multi-family
affordable housing building, which will have basement-level resident amenities. This PEA is
being prepared for submittal to the City of Los Angeles to satisfy the requirements of
Sustainable Communities and Climate Protection Act of 2008 (SB 375).

Objective

According to the Preliminary Endangerment Assessment Guidance Manual (“PEA Guidance
Manual”) issued by California Department of Toxic Substances Control (DTSC) in January
1994 (Revised October 2015):

“The Preliminary Endangerment Assessment provides basic information for
determining if there has been a release of a hazardous substance that presents a risk
to human health or the environment. The PEA is a formal step in the DTSC cleanup
program. The PEA is intended to be the initial investigation of a site or property(ies)
and is the first step in identifying whether a release or threatened release of a
hazardous waste/substance/material has occurred, estimating the potential risk to
public health and the environment, evaluating whether immediate response is needed
to reduce the risk, and determining if further action/investigation is needed.”

Scope of Work

To achieve the stated objective above, specifically, to evaluate if a release has or likely has
occurred at the Site and if additional actions are necessary and appropriate to further
evaluate the environmental condition of the Site, Ramboll performed the following scope of
work:

* Reviewed information and records for the Site, including: (i) historical documents (aerial
photographs, Sanborn Fire Insurance maps, city directories, topographic maps); (ii)
agency records; (iii) an environmental database report (for the Site and surrounding
properties); (iv) historical site assessments; (v) a Limited Soil Sampling and Analysis
report, a methane soil gas sampling report, and a geotechnical investigation report; and
(vi) a NEPASearch™ Map Report ("NEPASearch report”) and related information
pertaining to biological characterization of the Site (as provided by Miramar
Development, LP).

* Conducted a site visit on June 9, 2010 to observe conditions at the Site. Ramboll also
observed the adjoining properties from the Site or adjacent public thoroughfares.
Photographs taken during the site visit are presented in Appendix A.

* Conducted a telephone interview with Pamela Roberson (“facility personnel”), Property
Manager for Rose Community Management, on June 10, 2020 regarding general Site
conditions and Site history.

Information Obtained from User

In preparing this PEA, Ramboll has relied on information provided by the client, including
prior Phase I environmental site assessment (ESA) reports, subsurface investigation reports

Introduction Ramboll
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(a Limited Soil Sampling and Analysis report, a methane sampling report, and a geotechnical
report), historical documents, agency records, and information pertaining to biological
characterization of the Site, as listed above and described in the ensuing sections of this
document.

Introduction Ramboll
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SITE DESCRIPTION

Site Setting

The approximately 0.69-acre Site comprises the southern portion of an approximately
2.73-acre parcel (portion of assessor parcel number [APN] 5154-020-030) occupied by
Miramar Towers Apartments, located at 2000 Miramar Street, Los Angeles, California (the
“Property” or the “larger property”).

The Site consists of a limited surface parking area, landscaped areas, a concrete paved
driveway, a sitting area with tables and chairs, concrete curbing, concrete sidewalks,
concrete stairs connecting the various areas of the Site located at different elevations, two
concrete storm drainage channels, and an enclosure for a pad-mounted transformer,
associated with Miramar Towers Apartments.

The Site is bordered to the north by Miramar Towers Apartments; to the east by residential
dwellings; to the south by West 3™ Street beyond which are residential apartments and a
commercial retail building; and to the west by residential apartments (see Figure 2). The
nearest residential areas are located immediately to the north, east, and west of the Site.

The Site elevation ranges from approximately 383 to 400 feet above mean sea level (msl),
according to the site Alta Survey. The topography of the Site slopes steeply to the south;
regional topography slopes to the south/southwest.

Site Description

As stated above, and observed during the Site visit, the Site is improved with a parking lot,
landscaping, outdoor seating, hardscape, and a pad-mounted transformer, all associated with
the Miramar Towers Apartments. No buildings are located on the Site.

Vehicular and pedestrian access to the Site is provided via West 3rd Street located to the
south of the Site. The Site is accessed from a concrete-paved driveway located on the
southeastern portion of the Site that leads to a small concrete-paved parking lot near the
north-central portion of the Site. Concrete sidewalks and concrete stairs (connecting the
sidewalks to the Miramar Towers Apartment building to the north) are located along the
southern and central portions of the Site. A pad-mounted transformer and associated electrical
vault are located within a chain-link fenced enclosure, which is located in the southwestern
portion of the parking lot area (central portion of the Site). Landscaped areas occupy a
majority of the remainder of the Site and include grass lawns, trees, low lying shrubs, and
flowering plants.

A storm water drainage system located at the Site includes concrete storm drainage channels
and storm drains located within landscaped and parking lot areas. Facility personnel were not
aware where the drains discharged but speculated they likely drain to the municipal storm
drain system.

No obvious visual indications of environmental concern were noted during the Site visit.

Regional Geology

The Site is located within the Lower Californian physiographic province, which consists of
coastal mountain ranges underlain by severely folded, faulted, commonly metamorphosed
marine and continental sediments. The Los Angeles area occupies part of a structural valley
and coastal plain lying south of the Santa Monica Mountains and the San Rafael and Puente

Site Description Ramboll
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Hills. According to the Soil Survey of the Los Angeles County Area (United States
Department of Agriculture, 1916), the dominant natural soil type in the vicinity of the Site is
classified as Diablo-Altamont Association, with 2 to 9 percent slopes. This soil type consists
of deep, well-drained soils comprised of dark gray clay and dark grayish-brown clay. The
Diablo soil horizon extends to a depth of approximately 52 inches below ground surface
(bgs) and the Altamont soil horizon extends to a depth of approximately 36 inches bgs.

Regional Hydrogeology

The Los Angeles-Orange County coastal plain aquifer system is contained in a coastal plain
basin that extends over an area of approximately 860 square miles. The Los Angeles-Orange
County coastal plain basin is bounded on the north and east by the Santa Monica Mountains
and the Puente Hills, on the south by the San Joaquin Hills, and on the west by the Pacific
Ocean. The mountains are underlain by consolidated rocks of igneous, metamorphic, and
marine-sedimentary origin. These consolidated rocks surround and underlie thick
unconsolidated alluvial deposits. The major drainages in the basin are the Los Angeles, the
San Gabriel, and the Santa Ana Rivers. Marine sediments deposited during periodic
encroachment of the Pacific Ocean and alluvium derived from weathering and erosion of the
rocks in the surrounding mountains filled the basin with a sequence of deposits as thick as
30,000 feet in some areas. The coastal plain aquifer system is made up of as many as 11
locally named aquifers. Each consists of a distinct layer of water-yielding sand and gravel
usually separated from other sand and gravel beds by clay and silt confining units. In many
places, however, either the water-yielding sediments are in direct hydraulic contact or the
intervening confining units contain sufficient sand and gravel to allow water to pass between
adjacent aquifers.

Local Geology and Hydrogeology

The Site is located within the Los Angeles Forebay Area of the Central Basin. Recent alluvium
in the area includes parts of the Semiperched aquifer and Bellflower aquiclude, and western
arm of the Gaspur aquifer. The sand- and gravel-containing Semiperched aquifer, where
present, contains little or no water. The Bellflower aquiclude consists of clay and sandy clay
and ranges in thickness from 0 to 90 feet. The Gaspur aquifer, which consists primarily of
sand and gravel, underlies the Bellflower aquiclude and ranges in thickness from 10 feet to
more than 80 feet.

Local groundwater gradient is expected to follow surface topography; therefore, groundwater
flow in the Site vicinity is anticipated to flow to the west/southwest. Although no site-specific
information was available for review, based on information obtained from the California State
Water Resources Control Board GeoTracker database for a property located approximately
200 feet to the southwest of the Site, groundwater at that property was encountered in 2013
at depths ranging from approximately 8.27 to 26.54 feet and was calculated to flow to the
southwest.

No natural surface water bodies were identified on or adjacent to the Site. The nearest
downgradient surface water bodies are MacArthur Park Lake, located approximately Y2 mile
to the southwest of the Site and Ballona Creek, located approximately five miles southwest
of the Site.

Site Description Ramboll
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BACKGROUND

Site History and Historical Chemical Use

The Site was used for residential purposes and occupied by five dwellings since at least
1906. The residential dwellings were demolished starting in 1958. By the mid-1970s, the
Site was vacant land and it remained vacant until developed with the current improvements,
as part of the Miramar Towers Apartments, sometime between 1979 and 1980. The Site is
owned by Miramar Tower, a California limited Partnership.

No specific information was available regarding historical chemical use at the Site; however,
based on the former use of the Site for residential purposes and the current use of the Site
for parking, and the lack of agency records and other documentation indicating evidence of
spills and/or releases, it is unlikely that there was significant chemical use at the Site. Such
chemical usage likely was limited to household janitorial and cleaning supplies and
potentially retail-sized containers of other miscellaneous household use chemicals, such as
paint, automotive fluids, and/or yard maintenance chemicals.

Current Site Use

The eastern portion of the Site currently serves as surface parking areas for the adjacent
Miramar Towers Building, while the western portion of the Site is vacant land landscaped
with grass, trees, shrubs, and flowers. During the site visit, Ramboll observed five storage
(shipping) containers reportedly containing building and construction materials (e.g., doors,
windows, glasses) and two roll-off bins containing what appeared to be waste construction
debris. Facility personnel indicated that the waste construction debris was being generated
during the remodeling of the Miramar Towers Apartments building. Ramboll did not observe
visual evidence of releases or spills in the vicinities of any of the storage or waste
construction debris containers.

Historical and Current Use of Surrounding Properties

The properties in the vicinity of the Site have primarily been used for residential purposes
(north and east) since the early 1900s and for commercial purposes (south and west) since
the early 1920s. Ramboll did not observe obvious indications of environmental concern on
the historical sources reviewed.

Records Review

Ramboll reviewed readily available local agency records for information relating to the Site,
as provided in the previous Phase I ESA reports unless otherwise noted. An overview of the
findings of this review is presented in Table 1.

Ramboll
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Table 1:

Local and Agency Information for the Site

Agency Contacted

Information Obtained

City of Los Angeles
Building and Safety
Department (Building
Department)

Building Department records are available for the larger property, which
includes the Site, included a 1980 Certificate of Occupancy issued to
Realtech, Inc. for an eight-story apartment building, a building application
for an apartment building dated 1979, and a permit application to demolish
hotel buildings dated 1974 (all of which were located on the adjacent parcel
to the north of the Site).

Los Angeles City Fire
Department (Fire
Department) - UST
Division

According to prior 2016 and 2019 Phase I ESA reports, the Fire Department
- UST Division did not have any information pertaining to the larger
property, which includes the Site.

City of Los Angeles
Fire Department-
Hazardous Materials
Management Division
(Fire Department -
HMMD)

According to prior 2016 and 2019 Phase I ESA reports, the Fire Department
- HMMD did not have any information pertaining to the larger property,
which includes the Site.

South Coast Air
Quality Management
District - Facility
Information Detail
(FIND database)

The larger property (including the Site) is not listed on the FIND database.

California Geologic
Energy Management
Division (CalGEM)

No oil or gas wells are located on the Site; however, three plugged and
abandoned oil and gas wells are located on the northern portion of the larger
property (APN 5154-020-030). Two of the oil and gas wells, located
approximately 230 feet to the north/northeast and 250 feet to the northeast
of the Site respectively, are listed as being leased and operated by Union
Consolidated Crude Oil Co., while the other oil and gas well, located
approximately 250 feet to the northeast of the Site, is listed as being leased
and operated by Off & Campbell.

Background
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Table 1: Local and Agency Information for the Site
Agency Contacted Information Obtained
Los Angeles County According to information provided on SWIMS, the Site is located within the
Solid Waste City of Los Angeles and therefore subject to the City’s methane code.
Information According to City of Los Angeles NavigateLA website,? the site and
Management System | surrounding area is located in a City of Los Angeles Methane Zone. In
(SWIMS) accordance with the City of Los Angeles Ordinance Number 175790, all new

buildings and paved areas located within the Methane Zone or along the
Methane Buffer Zone are required to provide a methane mitigation system
based on the appropriate site design level. Methane testing in accordance
with LADBS standards was performed at the Site in May 2020 and is
discussed in the ensuing sections of this document. Based on the results of
that testing, the consultant performing the methane evaluation
recommended that the methane mitigation measures for the proposed
building adhere to design requirements for a “Methane Zone - Level V, All
Pressures” design including an active sub-slab vent system with an
impervious methane/waterproofing membrane, perforated collection pipes,
4-inch gravel blanket/thickness surrounding the pipes, vent risers with
mechanical extraction, electrical seal-offs on dry utility lines and trench
dams at utility trenches. In addition, a methane gas detection system
incorporating gas sensors and alarms will be required. The methane report
also states that in accordance with the Methane Hazard Mitigation Plan
Section IV.B.2, slab on grade areas designed to be naturally ventilated shall
be exempt from providing any of the above noted measures with the
exception of electrical seal-offs and utility trench dams. Enclosed spaces
within the naturally ventilated areas shall be designed to accommodate
natural ventilation.

Geotracker and The larger property, which includes the Site, is not listed on the Geotracker
EnviroStor databases | or EnviroStor databases.

3.5 Previous Phase I Environmental Site Assessments

Phase I ESAs were prepared for a larger property including the Site in 2016 and 2019 and for
the Site in 2020 and subsurface investigations were performed at the Site in 2020; copies of
the prior Phase I ESAs and subsurface investigations are included in Appendix B and are
summarized below. No other reports were provided for Ramboll’s review.

3.5.1 DRAFT Phase I Environmental Site Assessment, Miramar Towers, 2000
Miramar Street, Los Angeles, California, prepared by EBI Consulting (EBI),
dated March 15, 2016 (the “2016 Phase I ESA report”)

The 2016 Phase I ESA was performed for a larger approximately 2.77-acre property that
included the parcel to the adjacent north of the Site and the Site. The larger property is
occupied by Miramar Towers, a senior-occupied 8-story apartment building. At the time of
EBI'’s site visit in February 2016, no buildings were present on the Site.

Historically, the larger property, including the Site, was developed for residential use from at
least 1894 until 1907 and for hotel and residential use from 1907 until 1974. Between 1975
and 1979, the larger property (and Site) was undeveloped land on the south side and

2 https://navigatela.lacity.org/navigatela/
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occupied by residences on the north side. The Miramar Towers Apartments were constructed
in 1979-1980 and the Site has remained vacant since then.

The larger property (and Site) was not listed in the Environmental Data Resources, Inc.
(EDR) database report reviewed as part of the 2016 Phase I ESA. EBI did not identify any
offsite properties of significant environmental concern to the Site.

EBI did not identify any recognized environmental conditions (RECs)3 for the larger property
or the Site.

Phase I Environmental Assessment, Miramar Towers, 2000 Miramar Street,
Los Angeles, California, prepared by Surveys Inc. (Surveys) dated July 18,
2019 (the “2019 Phase I ESA report”)

The 2019 Phase I ESA was performed for a larger approximately 2.77-acre* property that
included the parcel to the adjacent north of the Site, and the Site. The larger property was
occupied by the Miramar Towers, a senior-occupied 8-story apartment building. At the time
of Surveys'’ site visits in April and November 2018 and July 2019, no buildings were present
on the Site.

Historically, the larger property, including the Site, was developed for residential use by the
early 1900s. By the 1920s, the larger property was developed with multiple hotel buildings
comprising the Barker Hotel, as well as apartments and residences. By the late 1970s, the
larger property (including the Site) was vacant. The Miramar Towers Apartments were
constructed in 1979-1980.

The larger property was listed in the EDR database report on the Facility and Manifest
(HAZNET) database as generating unspecified sludge waste in 2000. The generator is listed
as 4 City Residential Management, 2000 Miramar Street. The process generating the waste is
not provided. However, listing on this database alone is not indicative of a contamination
concern to the larger property or the Site. Surveys did not identify any offsite properties with
the potential to impact the Site.

Surveys reviewed the 2016 Phase I ESA report as part of the 2020 Phase I ESA report.
Surveys did not identify any RECs for the larger property or the Site.

Phase I Environmental Site Assessment, Miramar Development South Lot,
1917- 2005 > W. 3" Street, Los Angeles, California, prepared by Surveys
Inc., dated June 2, 2020 (the “"2020 Phase I ESA report”)

At the time of Surveys’ site visit in May 2020, no buildings were present on the Site, which is
approximately 0.69 acre in size. Site improvements included landscaping; concrete-paved
sidewalks, driveways, and parking lot; concrete-lined storm drainage channels; an enclosure
for a transformer; and, an electrical vault.

3 ASTM International Standard Practice for ESAs: Phase I Environmental Site Assessment Process E1527-13 (the
"2013 ASTM standard”) defines a recognized environmental condition 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.”

4 According to the 2019 Phase I ESA, the larger property is identified as being 2.737-acres in size.

5 It is noted that this report appears originally appears to have been prepared in April 2018, with an update
performed in November 2018, and a second complete Phase I ESA completed in July 2019.

Background Ramboll
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Historically, the Site was developed with five residences by the early 1900s. According to the
2020 Phase I ESA report, the Site appeared to be associated with the adjacent property to
the north (former Barker Motel, now Miramar Towers Apartments) by the 1920s; however,
that association was not clearly stated. The residences were removed between the late
1950s and the early 1970s and the Site was vacant until the current Site improvements were
constructed contemporaneously with the adjacent associated Miramar Towers Apartments in
1979-1980.

The Site was not listed in the EDR database report on any of the databases searched.
Surveys did not identify any offsite properties with the potential to impact the Site.

Surveys reviewed the 2016 Phase I ESA, the 2018 Phase I ESA/Phase I ESA update reports,
and the 2019 Phase I ESA report as part of the 2020 Phase I ESA report.

Surveys did not identify any RECs for the Site although it appears that Surveys was
completing its report concurrently with the geotechnical report and soil sampling report that
are further described below and the findings from those reports were not incorporated into
its Phase I ESA.

Report of Methane Soil Gas Investigation, Proposed Residential
Development, 2000 Third Street, 1917 - 2005 > W. 3 Street, Los
Angeles, California, prepared by Terra-Petra, dated July 13, 2020 (the
“methane sampling report”)

In May 2020, Terra-Petra performed a methane soil gas investigation at the Site to evaluate
methane soil gas mitigation requirements in association with the proposed development of
the Site, due to the Site’s location within a City of Los Angeles Designated Methane Zone.
Specifically, the purpose of conducting the methane sampling was to assess the presence of
elevated concentrations of methane in soils underlying the foundation of the proposed
structure. Based on City of Los Angeles requirements, as specified in the Los Angeles
Department of Building and Safety (LADBS) Information Bulletin Ref. No. LABC 7104.1, P/BC
2014-101, seven shallow soil gas probes were installed at the Site to depths of
approximately 4 feet bgs and, predicated on the sampling results of the seven shallow soil
gas probes, an additional four deep soil gas probe “sets” were selected. The deep soil gas
probe sets comprised three multi-depth soil gas probes installed at depths of 5, 10, and 20
feet below the elevation of the lowest level of the proposed building. Groundwater was not
encountered during installation of the soil gas probes.

Two rounds of soil gas sampling were conducted, one each on May 19, 2020 and on May 20,
2020, during which each gas probe was monitored for detectable combustible gas and soil
vapor pressures using a calibrated CES/Landtec GEM 5000 portable 4-gas detector with a
lower reporting limit of 1,000 parts per million by volume (ppmv) for methane. Methane was
not measured above the instrument reporting limit in any of the shallow soil gas probes.
However, methane was measured at elevated concentrations (concentrations above the
instrument reporting limit, or %, v/v) in two deep gas probes, DP-2 and DP-3, during both
days of monitoring, ranging in concentrations from 0.1 to 5.0%, v/v in DP-2 (equivalent to
1,000 to 50,000 ppmv) and 0.4 to 93.3%, v/v in DP-4 (equivalent to 4,000 to 933,000
ppmv). As such, two confirmation samples (one from each of the two deep gas probes) were
submitted to an analytical laboratory for verification. The laboratory results confirmed the
presence of methane in the samples, DP-2 at 20 feet and DP-4 at 10 feet, at concentrations
of 6,300 ppmv (0.63%, v/v) and 270,000 ppmv (27.0%, v/v), respectively.

Background Ramboll
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Based on these findings, Terra-Petra recommended that the methane mitigation measures
for the proposed building adhere to design requirements for a "Methane Zone - Level V, All
Pressures” design (methane concentrations greater than 12,500 ppmv), to include an active
sub-slab vent system with an impervious methane/waterproofing membrane, perforated
collection pipes, 4-inch gravel blanket/thickness surrounding the pipes, vent risers with
mechanical extraction, electrical seal-offs on dry utility lines and trench dams at utility
trenches. In addition, a methane gas detection system incorporating gas sensors and alarms
will be required.

The methane report also states that in accordance with the Methane Hazard Mitigation Plan
Section IV.B.2, slab on grade areas designed to be naturally ventilated shall be exempt from
providing any of the above noted measures with the exception of electrical seal-offs and
utility trench dams. Enclosed spaces within the naturally ventilated areas shall be designed
to accommodate natural ventilation.

3.5.5 Limited Soil Sampling and Analysis, Proposed Multi-Family Residential
Development, 1917 > - 2005 > West 3" Street, Los Angeles, California,
Tract: Extension of the Nob Hill Tract, Lots: 1-6; Parcels 2-5, prepared by
Geocon West, Inc. (Geocon), dated July 7, 2020

In May 2020, Geocon advanced four hand-augered soil borings at the Site during a
geotechnical investigation (described in Section 3.5.6 below) to “aid in developing a
preliminary waste profile for export soil” (the proposed structure will be partially constructed
into an existing slope). Two soil samples were collected from each of the four soil borings at
depths of 2 and 10 feet bgs; samples were analyzed for Title 22 metals, total petroleum
hydrocarbons (TPH)(full-range), and volatile organic compounds (VOCs), in accordance with
United States Environmental Protection Agency (USEPA) Methods 6010B/7000, 8015B, and
8260B, respectively.

Metals and TPH were detected in some of the soil samples analyzed (further described
below). VOCs were not detected in any of the soil samples analyzed at concentrations
exceeding the respective laboratory reporting limits (RLs).

For metals, Geocon compared the results to hazardous waste characterization thresholds
(Total Threshold Limit Concentrations [TTLCs] and Soluble Threshold Limit Concentrations
[STLCs]); none of the sample results exceeded the associated TTLC concentration. One
sample (B6-2.0) contained with lead at a concentration of 16 milligrams per liter (mg/L),
which is greater than the STLC for lead of 5.0 mg/L, indicating that soil in the vicinity of B6-
2.0 (in a spatial area not currently defined) would classify as California hazardous waste (but
not a Resource Conservation Recovery Act [RCRA] hazardous waste) if removed and
disposed. Geocon indicated that “classification of wastes based solely on the concentrations
of TPH have not yet been promulgated.”

Further discussion of TPH and metals concentrations is included in Section 6. Geocon
concluded that the area of lead-impacted soil around Boring B6 is not defined and
recommended that a soil management plan (SMP) be prepared prior to the start of grading.

Background Ramboll
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Geotechnical Investigation, Proposed Multi-family Residential
Development, 1917 > - 2005 > West 3" Street, Los Angeles, California,
Tract: Extension of the Nob Hill Tract, Lots: 1-6; Parcels: 2-5, prepared by
Geocon, dated July 7, 2020

Geocon performed a geotechnical investigation of the Site in May 2020 to “evaluate
subsurface soil and geologic conditions underlying the site and, based on conditions
encountered, to provide conclusions and recommendations pertaining to the geotechnical
aspects of design and construction,” and during which seven exploratory soil borings were
drilled and sampled for geotechnical analysis. Boring logs indicate the Site is underlain by
artificial fill (to a maximum depth of approximately 6.5 feet), colluvium (ranging in thickness
from approximately 1 to 5 feet), and Miocene-age sedimentary bedrock of the Puente
Formation (present from approximately 1 to 7 feet below the existing ground surface). Fill
soils were described as comprising sandy clay, sandy silt, and silty sand containing bedrock
fragments and construction debris. Colluvium soils were described as sandy silt and clay
with trace amounts of bedrock fragments and bedrock was described as sandstone and
siltstone with localized diatomaceous-rich beds. Groundwater was not encountered during
geotechnical drilling activities.

Background Ramboll
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4. APPARENT PROBLEM

Based on the information reviewed for the Site, as described above and including a review of
historical documents (aerial photographs, Sanborn Fire Insurance maps, city directories,
topographic maps), agency records, an environmental database report, historical site
assessments, subsurface investigation reports (a Limited Soil Sampling and Analysis report, a
methane soil gas sampling report, and a geotechnical investigation report), performance of a
site visit, and completion of an interview with personnel familiar with the Site, the localized
presence of TPH and certain metals (lead and arsenic) was identified in soil at the Site within
the areas that will be excavated as part of the redevelopment of the Site.

The TPH and metals concentrations in soil are discussed further in the following sections.

Apparent Problem Ramboll
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ENVIRONMENTAL SETTING

Conceptual Site Model

Exposure pathways are the means by which a population comes into contact with
environmental contamination and includes a source of chemicals, a release and transport
mechanism from the source to a population, and a route(s) of exposure (i.e., inhalation,
ingestion, dermal contact). TPH and metals were reported in soil samples collected from soil
borings at the Site.

Under current uses of the Site as landscaped and parking areas of the adjacent larger
Miramar Towers Apartments property, potentially exposed populations could include
visitors from the nearby apartment complex although such potential exposure would be
expected to be limited. In such limited cases, the route of exposure would be expected
to be dermal contact or ingestion. Given that there are plans for the Site to be
redeveloped, this would be a short-term potential exposure scenario until such time as
the construction activities begin in the near future and the soil is removed.

During construction of the new residential building on the Site, soil will be excavated and
construction workers may be exposed to soil via dermal contact. This process will be
handled via a soil management plan during the construction process.

Under future uses, the Site will be redeveloped with a residential building with a
basement and slab covering the entire Site. As part of the construction process,
chemicals will be removed during the excavation such that either (a) there will not be an
exposure pathway to future occupants of the Site or (b) chemicals remaining in place will
meet agency criteria for future residential uses of the Site.

Environmental Setting Ramboll
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HUMAN HEALTH SCREENING EVALUATION

Ramboll compared the concentrations of metals and TPH in the soil samples from the prior
investigation to agency screening levels in a residential land use scenario, in this case to
DTSC Human and Ecological Risk Office (HERO) Note 3 DTSC-Modified Screening Levels
(DTSC-SLs) or USEPA Regional Screening Levels® (RSLs).

TPH (C8-C40) was detected above laboratory RLs in four of the eight soil samples at
concentrations ranging from 45 to 720 milligrams per kilogram (mg/kg). These
concentrations are below the residential USEPA RSL of 2,500 mg/kg.

Other than arsenic and lead, which are discussed below, other metals concentrations
were below the DTSC-SLs for residential use scenario.

Arsenic was detected in all eight samples at concentrations ranging from 1.1 mg/kg to
9.4 mg/kg. Although these concentrations exceed the associated residential DTSC-SL for
arsenic of 0.11 mg/kg, they are below the background concentration of arsenic typical
for California soils. An evaluation of arsenic soil data from school sites in Southern
California found background arsenic concentrations ranging from 0.15 to 20 mg/kg, with
an upper-bound background arsenic concentration of 12 mg/kg’. Instead of the
DTSC/SL, arsenic concentrations in soil samples collected at the Site were conservatively
screened against 12 mg/kg, which is an acceptable approach by California regulatory
agencies.

Lead was detected in all eight samples at concentrations ranging from 4.1 mg/kg to 250
mg/kg. Lead was detected at concentrations below the residential DTSC-SL in all soil
samples except for the 2-foot soil sample collected from Boring B6 (B6-2.0). In this soil
sample, which is also discussed in Section 3.5.5, the lead concentration was 250 mg/kg,
which exceeds the residential DTSC-SL for lead of 80 mg/kg. In the 10-foot sample
collected from Boring B6 (B6-10.0), lead was detected at a concentration of 6.8 mg/kg,
a concentration below the DTSC-SL.

The presence of lead in sample B6-2.0 may be attributable to fill material at the Site, as the
boring logs from this investigation describe fill at this location to be present from the surface
to 2 feet bgs. Boring B6 is located within the basement area of the proposed building
footprint and as such will be excavated as part of the development of the Site.

In HERO Note 3, USEPA RSLs are provided for completeness when there is no DTSC-SL for a combination of

receptor and endpoint.

Chernoff G, Bosan W, Oudiz D. 2008. Determination of a Southern California Regional Background Arsenic

Concentration in Soil

Human Health Screening Evaluation Ramboll
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ECOLOGICAL SCREENING EVALUATION

In order to perform an ecological screening evaluation of the Site, Ramboll ordered and
reviewed an EDR NEPASearch report (Appendix C) for the Site and reviewed other
information regarding the proposed Site development provided by Miramar Development, LP.
The NEPASearch report contained information pertaining to natural areas, historic sites, flood
plains, wetlands, and federal communications commission (FCC) antenna/tower sites and
federal aviation administration (FAA) markings and obstructions. Key information reviewed is
summarized below. No issues of ecological concern were identified for the Site.

Site Characterization

The Site is located in a fully developed area. The Site historically was occupied by residences
and is currently occupied by a parking lot; landscaped areas; concrete-paved driveways,
curbing, sidewalks, and stairs; two concrete storm drainage channels; an enclosure for a
pad-mounted transformer; and an enclosure for a diesel fuel-fired emergency generator.

Biological Characterization (Natural Areas)

According to the NEPASearch report, one plant (Davidson’s saltscale) and three animals
(American badger, burrowing owl, and southwestern willow flycatcher), are listed as
California endangered species, and are listed within 1/8 mile of the Site but not on the Site.
Davidson’s saltscale, the American badger, and the burrowing owl are listed with both
federal and state listing status as “none,” while the southwestern willow flycatcher is listed
with both federal and state listing status as “endangered.”

According to information provided by Miramar Development, LP (as contained in the
Sustainable Communities Project Exemption [SCPE] prepared by Environmental Science
Associates), the Site currently contains 28 non-protected trees that will be replaced with 35
trees as part of the proposed building construction. However, the trees that are to be
removed or pruned have the potential to support nesting birds that are protected under the
Migratory Bird Treaty Act (MBTA), which prohibits take of all birds and their active nests, as
well as the regulations of the California Fish and Game Code. The removal or pruning of
trees will occur in accordance with the MBTA and state and local requirements. Thus, the
planned development of the Site would not harm any species protected by the Federal
Endangered Species Act of 1973 (16 U.S.C. Sec. 1531 et seq.), the Native Plant Protection
Act (Chapter 10 (commencing with Section 1900) of Division 2 of the Fish and Game Code),
or the California Endangered Species Act (Chapter 1.5 (commencing with Section 2050) of
Division 3 of the Fish and Game Code).

Historic Property Listings

One property is listed on the National Register of Historic Places database within 1/8 mile of
the Site but not on the Site. Filipe De Neve, a building located at 2820 W. Sixth Avenue, Los
Angeles, California, is listed in the National Register with no other information provided.
According to additional information provide by Miramar Development, LP (Draft Historic
Resources Technical Report, prepared by Historic Resources Group, dated June 2020), a
review of the National Register of Historic Places (NRHP) and California Register of Historical
Resources (CRHR) databases and City of Los Angeles designation criteria, indicated that the
Site is ineligible for listing on the NRHP and CRHR databases or for local designation as a Los
Angeles Historic-Cultural Monument. In the immediate vicinity of the Site, one building (1913

Ecological Screening Evaluation Ramboll
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West 3™ Street) and one commercial sign located near the Site previously were identified as
eligible for historic listing.

Flood Plain and Wetlands Maps

The Site is not located in a Special Flood Hazard Area. The Site is not listed on federal
National Wetlands Inventory (NWI) or California designated wetlands maps.

FCC/FAA Listings

A license application was submitted for a FCC antennae at 310 South Alvarado Street, Los
Angeles, California, located approximately 360 feet to the west/southwest of the Site with no
other information provided.

Pathway Assessment

Because no environmental contamination was identified at the Site, or is suspected to be
present at the Site, no biological resources have been or will be exposed to environmental
contamination.

Qualitative Summary

Based on the historical and current use of the Site and the lack of known or suspected
contamination at the Site, there is no significant impact to biological resources at the Site.

Ecological Screening Evaluation Ramboll
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COMMUNITY PROFILE/PUBLIC COMMENT

Community Profile
The following provides an initial description of the community of Los Angeles.

The Site is located in the City of Los Angeles, Los Angeles County, California. According to
the 2010 United States Census Bureau (U.S. Census), the population is 3,792,621. The U.S.
Census estimated the population to be 3,979,576 in 2019. Los Angeles is roughly 469 square
miles in size with approximately 8,092.3 people per square mile. The racial and ethnic
makeup as of April 2010 was 28.7% White (non-Hispanic or Latino), 48.5% Hispanic or
Latino, 11.3% Asian (alone), 0.1% Pacific Islanders, 9.6% African American, 0.7% Native
Americans, 23.8% Other, and 4.6% from two or more races. The age and gender
demographics of the population are as follows: 874,525 people (23.1%) under 18; 434,478
people (11.5%) from 18 to 24; 1,209,367 people (31.9%) from 25 to 44; 877,555 people
(23.1%) from 45 to 64; and 396,696 people (10.5%) who were 65 or older. The median age
was 34.1 years. For every 100 females, there were 99.2 males. For every 100 females age
18 and over, there were 97.6 males.

According to the U.S. Census, there were 1,413,995 housing units—up from 1,298,350
during 2005-2009—at an average density of 2,812.8 households per square mile, of which
503,863 (38.2%) were owner-occupied, and 814,305 (61.8%) were occupied by renters. The
homeowner vacancy rate was 2.1%; the rental vacancy rate was 6.1%. 1,535,444 people
(40.5% of the population) lived in owner-occupied housing units and 2,172,576 people
(57.3%) lived in rental housing units.

According to the 2010 U.S. Census, Los Angeles had a median household income of $49,497,
with 22.0% of the population living below the federal poverty line.

Public Comment

Based on the information reviewed as part of this PEA, no community concerns are known or
suspected related to chemical impacts at the Site. According to Miramar Development, LP,
there are future plans to hold participation events for residents in the adjacent building
Miramar Tower, as well as to perform communications with adjacent property owners, and
meet with the Los Angeles City Council.

Community Profile/Public Comment Ramboll
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9. CONCLUSIONS AND RECOMMENDATIONS

9.1 Data Gaps

ASTM International’s Standard Practice for Environmental Site Assessments: Phase I
Environmental Site Assessment Process E1527-13 (the "ASTM Standard”) defines a data gap
as “a lack of or inability to obtain information required by the practice despite good faith
efforts by the environmental professional to gather such information.” A data gap is only
significant if other information obtained during the ESA, or professional experience, raises
reasonable concerns and affects the ability of the environmental professional to identify
whether a given issue is a REC. Although Ramboll relied on information provided by others in
its assessment of Site conditions, Ramboll did not identify any significant data gaps in its
review of the Site.

9.2 Summary and Conclusions

Based on the information reviewed for the Site, as described herein and including a review of
historical documents, agency records, an environmental database report, historical site
assessments, subsurface investigation reports, performance of a site visit, and completion of
an interview with personnel familiar with the Site, the localized presence of TPH and certain
metals (lead and arsenic) was identified in soil at the Site within the areas that will be
excavated as part of the redevelopment of the Site. It should be noted that although Ramboll
compared the dataset to residential land uses, this is an overly conservative comparison for
the Site as under its current uses as landscaped and parking areas of the adjacent larger
Miramar Towers Apartments property, potentially exposed populations are likely limited to
intermittent visitors, if any, from the nearby apartment complex although such exposure
would be limited. In such limited cases, the route of exposure would be expected to be
dermal contact or ingestion. Given that there are plans for the Site to be redeveloped, this
would be a short-term potential exposure scenario until such time as the construction
activities begin in the near future. Based on Ramboll’s evaluation, the following conclusions
are made:

* The limited presence of TPH in soil within the redevelopment footprint is at
concentrations below agency screening criteria for residential land use. No further work
is necessary and this soil will be taken off-site for appropriate disposal in accordance
with its profile as part of the redevelopment of the site.

*  With the exception of one soil sample, B6-2.0, lead is present at concentrations below
agency screening criteria for residential land use. At sample B6-2.0, the lead
concentration exceeds the residential DTSC-SL. Given that there are plans for the Site to
be redeveloped, this would be a short-term exposure scenario until such time as the
construction activities begin in the near future.

* Given that sample B6-2.0 is located within the basement area of the proposed building
footprint, the soil will be excavated as part of the redevelopment of the Site. As part of
the process, the presence of lead will be removed during the excavation and,
accordingly, there will not be an exposure pathway to future occupants of the Site.
Further, given that the concentration of lead at soil sample B6-2.0 exceeds its STLC, soil
around this sample would be characterized as a California hazardous waste for disposal
purposes, per recommendations listed below.

Conclusions and Recommendations Ramboll
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In addition, the Site is located within a designated Methane Zone, and as such and based on
recent methane sampling conducted at the Site, all new buildings and paved areas located
within the Methane Zone are required to provide a methane mitigation system based on the
appropriate site design level, which for the Site will be Methane Zone - Level V, All Pressures
design criteria. Mitigation measures will include an active sub-slab vent system with an
impervious methane/waterproofing membrane, perforated collection pipes, 4-inch gravel
blanket/thickness surrounding the pipes, vent risers with mechanical extraction, electrical
seal-offs on dry utility lines and trench dams at utility trenches. A methane gas detection
system incorporating gas sensors and alarms will also be required. The methane report also
states that in accordance with the Methane Hazard Mitigation Plan Section IV.B.2, slab on
grade areas designed to be naturally ventilated shall be exempt from providing any of the
above noted measures with the exception of electrical seal-offs and utility trench dams.
Enclosed spaces within the naturally ventilated areas shall be designed to accommodate
natural ventilation.

Recommendations

In addition to implementation of the methane mitigation requirements, Ramboll recommends
the following in relation to the lead-impacted soil found at the Site:

* Prior to earthwork activities, further shallow soil sampling is recommended in the vicinity
of Boring B6, as part of a general SMP for the Site. The purpose of the additional
sampling is to delineate the lead-impacted soil that requires disposal as a California
hazardous waste so that it will be properly characterized and disposed off-site during
construction activities. Further, the information from the additional sampling effort
should be incorporated into a SMP to outline a framework for the contractor to follow
during excavation activities.

Conclusions and Recommendations Ramboll
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11. ENVIRONMENTAL PROFESSIONAL STATEMENT

We declare that, to the best of our professional knowledge and belief, we meet the definition
of Environmental Professional as defined in §312.10 of 40 CFR 312. 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. We have developed and performed the
all appropriate inquiries in conformance with the standards and practices set forth in 40 CFR

Part 312.
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Photo 1:

Photo 2:

Overall view of the Site entrance, from the southeast corner, looking west-northwest.

Iy
Ui

View of two of the four storage containers, located in the eastern portion of the Site.
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Photo 3: Pad-mounted transformer, located in the central portion of the Site.

Photo 4: View of the one of the two roll-off bins containing construction debris, located in the northern
portion of the Site.
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Photo 5: View of the two storm drains channels, running in the north-south and northeast-southwest
directions, located in the western portion of the Site.

Photo 6: Overall view of the southern portion of the Site, along West 3rd Street, looking east from the
southern-central portion of the Site.
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Photo 7: Overall view of the western portion of the Site, from the northern-central portion, looking west.

Photo 8: View of the concrete stairs, present in the central portion of the Site.
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Photo 9:

Overall view of the Site and the adjacent Miramar Towers Apartments, from the western
looking east-northeast.

portion,

Site Photographs
- 1 H
RAMBGLL 1917-2005 2 West T.hlrd .Street
Los Angeles, California

June, 2020

Page 5 of 5



Preliminary Endangerment Assessment
1917-2005 > West Third Street
Los Angeles, California

APPENDIX B
PREVIOUS REPORTS FOR THE SITE

Ramboll



Phase | Environmental Site Assessment

Miramar Towers

2000 Miramar Street
Los Angeles, California

EBI Project No. 1716000093

Report Date:  March 15, 2016
Inspection Date: February 19, 2016

Prepared for:

Jonathan Rose Companies
551 Fifth Avenue, 23rd floor
New York, NY 10176

Prepared by:



EBI Consulting

A cnvironmental | engineering | due diligence

EBI CONSULTING
21 B STREET
BURLINGTON, MASSACHUSETTS 01803
(800) 786-2346
PROJECT NO. 1716000093

PHASE | ENVIRONMENTAL SITE ASSESSMENT

Miramar Towers
2000 Miramar Street
Los Angeles, California 90057

Prepared for:

Jonathan Rose Companies
551 Fifth Avenue, 23rd floor
New York, NY 10176



Fax: (781) 273-3311
www.ebiconsulting.com

I & . 2| B Street
W EBI Consulting Sungon WA Ol
A

environmental | engineering | due diligence

March 15, 2016

Mr. Michael Daly

Jonathan Rose Companies
551 Fifth Avenue, 23rd floor
New York, NY 10176

Subject: Phase | Environmental Site Assessment
Miramar Towers
2000 Miramar Street, Los Angeles, California
EBI Project No. 1716000093

Dear Mr. Daly:

Attached please find our Phase | Environmental Site Assessment (the report) for the above-mentioned asset (the Subject Property).
During the survey and research, our surveyor met with agents representing the Subject Property, or agents of the owner, and
reviewed the Subject Property and its history. The report was completed according to the terms and conditions authorized by
you. This report has been completed in general conformance with the ASTM Standard E 1527-13, as well as the requirements
of the United States Department of Housing and Urban Development (HUD) Multifamily Accelerated Processing (MAP) Guide,
Chapter 9.

The purpose of this report is to acquire environmental information, observe the general condition and maintenance status of the
Subject Property, to suggest remediation and/or maintenance practices considered customary for the Subject Property to
continue in its current operation, compared to properties of similar age and condition, and to identify recognized environmental
conditions in connection with the Subject Property described in this report.

Reliance on the report and the information contained herein shall mean (i) the report may be relied upon by a lender to be
selected by Jonathan Rose Companies, in determining whether to make a loan evidenced by a note secured by the Subject
Property (“the Mortgage Loan”); (ii) the report may be relied upon by any purchaser in determining whether to purchase the
Mortgage Loan (but not the Subject Property) from that lender, or an interest in the Mortgage Loan or securities backed or
secured by the Mortgage Loan, and any rating agency rating securities representing an interest in the Mortgage Loan or backed
or secured by the Mortgage Loan; (jii) the report may be referred to in and included, in whole or in part, with materials offering
for sale the Mortgage Loan or an interest in the Mortgage Loan or securities backed or secured by the Mortgage Loan; (iv) the
report speaks only as of its date in the absence of a specific written update of the report signed and delivered by EBI Consulting.

There are no intended or unintended third party beneficiaries to this report, except as expressly stated herein.

EBI is an independent contractor, not an employee of either the issuer or the borrower, and its compensation was not based on
the findings or recommendations made in the report or on the closing of any business transaction.

We declare that, to the best of our professional knowledge and belief, we meet the definition of Environmental Professional as
defined in §312.10 of 40 CFR 312 and 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. We have developed and performed the all appropriate
inquiries in conformance with the standards and practices set forth in 40 CFR Part 312.

Thank you very much for the opportunity to provide environmental consulting services to Jonathan Rose Companies. Should you
have any questions or require additional information, please do contact the undersigned.

Respectfully submitted,
EBI CONSULTING

Renato Nalupa, PE Michael S. Ryniak 928.277.4669
Author / Senior Engineer Reviewer / Program Director
mryniak@ebiconsulting.com

ENVIROBUSINESS, INC. LOCATIONS | ATLANTA, GA | BALTIMORE, MD | BURLINGTON, MA | CHICAGO, IL
DALLAS, TX | DENVER, CO | HOUSTON, TX | LOS ANGELES, CA | NEW YORK, NY | PHOENIX, AZ | PORTLAND, OR
SAN FRANCISCO, CA | SEATTLE, WA | YORK, PA
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HUD CERTIFICATION

| understand that my environmental review will be used by Jonathan Rose Companies (“MAP Lender”) to
document to the U.S. Department of Housing and Urban Development that the MAP Lender’s application for
FHA multifamily mortgage insurance was prepared and reviewed in accordance with HUD requirements. |
certify that my review was in accordance with the HUD requirements applicable on the date of my review and
that | have no financial interest or family relationship with the officers, directors, stockholders, or partners of
the Borrower, the general contractor, any subcontractors, the buyer or seller of the proposed property or
engage in any business that might present a conflict of interest.

| am under contract for this specific assignment and | have no other side deals, agreements, or financial
considerations with the MAP Lender or others in connection with this transaction. This report is written to
meet the Multifamily Accelerated Processing (MAP) guidelines pursuant to the HUD mortgage insurance
program 223(f) as well as ASTM E 1527-13.

Signed: / Date: March 15, 2016

Renato Nalupa, PE
Author/Senior Engineer

Warning: Title 18 U.S.C. 1001, provides in part that whoever knowingly and willfully makes or uses a
document containing any false, fictitious, or fraudulent statement or entry, in any manner in the jurisdiction of
any department or agency of the United States, shall be fined not more than $10,000 or imprisoned for not
more than five years or both.

ENVIROBUSINESS, INC. LOCATIONS | ATLANTA, GA | BALTIMORE, MD | BURLINGTON, MA | CHICAGO, IL
DALLAS, TX | DENVER, CO | HOUSTON, TX | LOS ANGELES, CA | NEW YORK, NY | PHOENIX, AZ | PORTLAND, OR
SAN FRANCISCO, CA | SEATTLE, WA | YORK, PA
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Phase | Environmental Site Assessment Miramar Towers
EBI Project # 1716000093 2000 Miramar Street, Los Angeles, California

EXECUTIVE SUMMARY

At the request of Jonathan Rose Companies, EBI has performed a Phase | Environmental Site Assessment
(ESA) of the property located at 2000 Miramar Street in Los Angeles, California, herein referred to as
the Subject Property. The main objective of this ESA was to identify recognized environmental conditions
in connection with the Subject Property, defined in ASTM E 1527-13, as the presence or likely presence
of any hazardous substances or petroleum products that indicate an existing release, a past release, or a
material threat of a release. This ESA also includes a preliminary evaluation of certain potential
environmental conditions that are outside the scope of ASTM E 1527-13. In addition to ASTM E 1527-
I3, the report was completed in accordance with portions of the U.S. Department of Housing and
Urban Development (HUD) Multifamily Accelerated Processing (MAP) Guide, Chapter 9.

The Subject Property includes one irregular-shaped parcel, totaling approximately 2.77 acres. The
Subject Property is currently improved with a |57-unit multifamily residential complex, including one
eight-story, concrete slab-on-grade apartment building. Additional structures and amenities include the
following: a one-story administrative leasing office and community recreation center, attached on the
north exterior of the tower building. There are no basements present beneath the existing structures.
The existing improvements were reportedly constructed in 1980.

At the time of inspection, the Subject Property was occupied by a |57-unit multifamily senior residential
complex, including one eight-story, concrete slab-on-grade apartment building, attached to one-story
leasing office/clubhouse building. With the exception of the administrative leasing office, there are
currently no commercial or industrial operations conducted at the Subject Property.

Below is the Assessment Summary Table presenting our recommended actions for the Subject Property.
EBI’s Findings and Opinions are presented in Section 8.0, and recommendations for further action or
investigation are presented in Section 9.0.

ASSESSMENT SUMMARY TABLE

Assessment Component | Section(s) Recommended Actions Esttl:n;satted
Historical Review 4.3 No Further Action
Current Occupants / 23,50 | No Further Action
Operations
Hazardous Substances / .
Petroleum Products 5.2 No Further Action
Woaste Generation 5.3 No Further Action
Storage Tanks 5.4 No Further Action
PCBs 5.5 No Further Action
Potential Off-site 2.5 4.1 No Further Action
Sources
Regulatory Ag_ency / 4.1 No Further Action
Database Review

.. Continue the implementation of the existing
AsbesFos Containing 7.1 Asbestos Operations and Maintenance (O&M) Action item
Materials Plan

EBI Consulting I



Phase | Environmental Site Assessment

EBI Project # 1716000093

Miramar Towers

2000 Miramar Street, Los Angeles, California

ASSESSMENT SUMMARY TABLE

Assessment Component | Section(s) Recommended Actions Est(i:n;:tted
Radon 72 No Further Action
Lead-Based Paint 7.3 No Further Action
Lead in Drinking Water 74 No Further Action
Mold 7.5 No Further Action
HUD Factors 7.6 No Further Action
Vapor Encroachment 7.7 No Further Action
EBI Consulting 2
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