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ACCESS ALTERNATIVES PHASE 1 ESA

SUMMARY

This report presents the findings of a Phase | Environmental Site Assessment (ESA) for the access
alternatives considered in the State Route 94 Improvement Project. The study area is located
approximately 1 mile south of Jamul, California. For the purposes of this assessment, all access road
options were combined into one study area. The focal properties of this assessment are portions of 3
parcels: an 87-acre parcel (APN 597-060-05-00), 4-acre parcel (APN 597-060-04-00), and a 10-acre parcel
(APN 597-042-13-00)—as well as the affected portions of the CalTrans right-of-way corridor of State Route
94 from 1/4-mile north of Melody Road to 1/2 mile south of the Jamul Indian Village, Melody Road, and the
frontage and driveways of other affected parcels.

Natural Investigations Company has performed this Phase | ESA in conformance with the scope and
limitations of the American Society for Testing and Materials (ASTM) Practice E 1527-13 and in
accordance with the prevailing standard of care for completing such assessments in California at this time.
Exceptions to, or deletions from, this practice are described in Section 10 of this report.

The 87-acre parcel has been used for at least 60 years as cattle pasture. The 4-acre parcel served as the
Jamul fire station, but is now vacant with no improvements other than remnant pavement. The 10-acre
parcel has a defunct orchard and irrigation system, as well as 2 wells and old pumping equipment. The
surrounding land uses are as follows: to the south, the Rancho Jamul Ecological Reserve and the
Hollenbeck Canyon Wildlife Area, and private rangeland; to the north, residential subdivisions and the town
of Jamul; to the east, Highway 94, the new Jamul Fire Station, private estates (Peaceful Valley Ranch
Estates), and hayfields; and to the west, private estates and smaller residences. The Jamul Indian Village
(JIV) contains 2 pre-fabricated buildings that are used for tribal administrative purposes. Approximately 15
pre-fabricated homes have been removed from the Village. A community center was just constructed; a
church and cemetery are contiguous to this center.

No environmental liens or value reductions were found in association with the Property. No indication of
heavy industrial uses was detected from title review. The Property was not listed in any of the
environmental databases queried. A review of physical setting sources and historical use information
(topographic maps, aerial photography, fire insurance maps, city directories, and building permits) did not
detect any indications of possible recognized environmental conditions within the Study Area. Site
reconnaissance was performed on May 15, 2013; no indications of possible recognized environmental
conditions were noted on the Property. On May 15, 2013, the environmental assessor met with Caltrans
staff: no indications of possible recognized environmental conditions were uncovered.

There were a few minor data failures with the physical setting and historical information sources. However,
a combination of other data sources was available such that no significant data gap existed, and the
historical research objectives were achieved. There were no data gaps that significantly affected our ability
to identify recognized environmental conditions associated with the property. Except for the limitations and
exceptions discussed in Section 2.4, this Phase | ESA complies with the ASTM Standard 1527-13. No
additional services beyond the scope of the ASTM Standard 1527-13 were conducted as part of this
assessment.

The Study Area is located in a rural area and has historical development of rangeland, roadways,
residences, tribal administrative buildings, an orchard, and a fire station. The only known historical usage
of hazardous materials or petroleum products was that that was associated with the fueling station at the
fire station, which was a permitted facility that was regularly inspected by the County.

One minimal, or de minimis, environmental condition exists pursuant to the ASTM standard:
e the Study Area has been subject to illegal dumping of residential garbage. Most of the visible material
consists of household trash and abandoned automobile parts and household appliances. Note that
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ACCESS ALTERNATIVES PHASE 1 ESA

both the California Integrated Waste Management Board (CalRecycle) and the Upper San Luis Rey
Community Services District are funding a project to remove such nuisance solid waste and prevent
future illicit dumping.

It is Natural Investigations Company’s opinion that there are no historical or current recognized
environmental conditions in connection with the Study Area pursuant to the ASTM Practice E 1527-13.
Records review, database searches, or interviews failed to identify any environmental conditions in
connection with the Study Area. Therefore, no further site investigation is recommended by Natural
Investigations Co.

Although the ASTM standard practice for Phase | ESA’s considers lead paint an out-of-scope subject,
California Department of Transportation (Caltrans) requested a discussion of the potential hazard of lead in
construction/demolition materials for this project.

Historical lead emissions from automobiles are a recognized source of contamination in soils along heavily-
used roadways (i.e., aerially deposited lead or ADL). Thus, surface and near-surface soils along such
roadways have the potential to contain elevated concentrations of lead. Implementation of the project may
require the excavation and export of soils from the project area; soil within, and adjacent to, the Caltrans
rights-of-way usually contain ADL. According to Caltrans’ requirements, prior to construction ADL levels
must be determined in order to handle the soil appropriately. Caltrans has a variance with the DTSC that
will allow the Department to keep soil with hazardous levels of ADL within the right-of-way depending on
the level of contamination that is found.

Yellow traffic paint used prior to 1999 contained high concentrations of lead. Implementation of the project
may require the removal of traffic stripe paint from the underlying asphalt concrete by grinding or sand
blasting, which would create a paint waste stream. All traffic striping and traffic marking paints contain
lead, but it is not known whether it is at hazardous levels or not. According to Caltrans’ requirements, this
paint waste must be sampled and analyzed prior to disposal. Disposal of removed traffic stripe paint
materials is also dependent on the method utilized to remove these materials (i.e. focused stripe removal
vs. pavement grinding).

According to Caltrans’ requirements, no soil shall be disturbed or exported from the State right-of-way
project area before an ADL study is completed. No paint striping shall be removed before a lead
compliance plan is implemented. Cal/OSHA and Caltrans require a lead compliance plan when lead is
known to be present. The potential presence of elevated lead concentrations requires sampling and
analytical testing of any exported soil and any traffic paint materials to determine appropriate health and
safety procedures and proper management and disposal practices. A project-specific Lead Compliance
Plan will be required and must be prepared by a Certified Industrial Hygienist and properly implemented by
the contractor. As specified in this plan, lead-containing materials must be sampled and analyzed prior to
disposal. A dust control plan and health and safety plan should also be prepared and implemented to
minimize worker exposure to lead and any other hazardous materials.

Two common hazards should also be noted: portions of the Study Area near the Willow Creek channel
may be located within a 100-year or 500-year floodplain, and the region is prone to flash floods; and the
Study Area contains dense, dry vegetation that may fuel wildfire, and the region is located within an area of
moderate to high level of fire hazard.

This summary should only be read in conjunction with the full text of the report. The scope of work,
significant assumptions, limitations, and exceptions should be understood prior to reading the site-specific
information, findings, opinions, and conclusions. Except for any limitations and exceptions discussed in
Section 2.4, this Phase | ESA complies with the ASTM Standard 1527-13. No additional services beyond
the scope of the ASTM Standard 1527-13 were conducted as part of this assessment.
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1. INTRODUCTION

1.1. PURPOSE

The ASTM (2013) defines the purpose of the Phase | ESA as quoted:

"The purpose of this practice is to define good commercial and customary practice in the United
States of America for conducting an environmental site assessment of a parcel of commercial real
estate with respect to the range of contaminants within the scope of Comprehensive Environmental
Response, Compensation and Liability Act (CERCLA)(42 U.S.C. §9601) and petroleum products.
As such, this practice is intended to permit a user to satisfy one of the requirements to qualify for
the innocent landowner, contiguous property owner, or bona fide prospective purchaser limitations
on CERCLA liability (hereinafter, the ‘landowner liability protections,’ or ‘LLPSs’): that is, the practice
that constitutes ‘all appropriate inquiry into the previous ownership and uses of the property
consistent with good commercial or customary practice' as defined at 42 USC § 9601(35)(B)." (page
1, ASTM, 2013).

In 2002, the Small Business Liability Relief and Brownfields Revitalization Act was passed, and it directed
the United States Environmental Protection Agency (USEPA) to promulgate a rule defining due diligence
for compliance with the Comprehensive Environmental Response, Compensation and Liability Act
(CERCLA). This rule, which is generally referred to as All Appropriate Inquiry (AAl), was adopted in 2002; it
states that ASTM E1527-13 complies with the USEPA requirements for AAl. In some cases the ASTM
1527-13 is more stringent than AAL.

1.2. DETAILED SCOPE OF SERVICES

The ASTM (2013) describes the general scope of services in the following excerpts:
"A Phase | Environmental Site Assessment shall have four components: records review; site
reconnaissance; interviews; and report.” (page 12, ASTM, 2013).

"In defining a standard of good commercial and customary practice for conducting an environmental
site assessment of a parcel of a property, the goal of the processes established by this practice is to
identify recognized environmental conditions. The term recognized environmental conditions
means the presence or likely presence of any hazardous substances or petroleum products on a
property under conditions that indicate an existing release, a past release, or a material threat of a
release of any hazardous substances or petroleum products into structures on the property or into
the ground, ground water, or surface water of the property. The term includes hazardous
substances or petroleum products even under conditions in compliance with laws. The term is not
intended to include de minimis conditions that generally do not present a threat to public health or
the environment and that generally would not be the subject of an enforcement action if brought to
the attention of appropriate governmental agencies.” (page 1, ASTM, 2013).

"The scope of this practice includes research and reporting requirements that support the user's
ability to qualify for the LLPs. As such, sufficient documentation of all sources, records, and
resources utilized in conducting the inquiry required by this practice must be provided in the written
report.” (page 2, ASTM, 2013).

The scope of services was limited to a qualitative evaluation of environmental conditions of the Study Area.

The specific scope of services performed for this Phase | ESA included the following tasks:

e Records research, including review of title records (title report provided by user), historical aerial
photography, topographic maps, fire insurance maps and municipal and county case files, where
available

e Requisition and analysis of an environmental database query report from a reputable research
company
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e Site reconnaissance, including photographic documentation

e Interviews, where possible, with previous and current property owners and tenants
Interaction with applicable municipal and state agency personnel to review available environmental
records and permits

e Preparation and submittal of a Phase | ESA report summarizing the results of the records research, site
reconnaissance, and interviews, the rendering of a professional opinion on any recognized
environmental conditions and impacts upon the property, and the inclusion of all reference material.

The scope of services does not include other services that are not described in this report. Section 1.3
details significant assumptions, limitations, and exceptions to the performance of this Phase | ESA.

1.3. SIGNIFICANT ASSUMPTIONS, LIMITATIONS, AND EXCEPTIONS

ASTM Standard Practice E 1527-13 cites many assumptions, limitations, and exceptions in the
performance of a Phase | ESA. Some of the most important are quoted in the following excerpts:
"This practice does not address whether requirements in addition to appropriate inquiry have been
met in order to qualify for the LLPs (for example, the duties specified in 42 U.S.C. § 9607(b)(3)(a)
and (b)." (page 1, ASTM, 2013).

"This practice does not address requirements of any state of local laws or of any federal laws other
than the all appropriate inquiry provisions of the LLPs. Users are cautioned that federal, state, and
local laws may impose environmental assessment obligations that are beyond the scope of this
practice. Users should also be aware that there are likely to be other legal obligations with regard
to hazardous substances or petroleum products discovered on property that are not addressed in
this practice and that may pose risks of civil and/or criminal sanctions for non-compliance." (pages
1-2, ASTM, 2013).

"No environmental site assessment can wholly eliminate uncertainty regarding the potential for
recognized environmental conditions in connection with a property. Performance of this practice is
intended to reduce, but not eliminate, uncertainty regarding the potential for recognized
environmental conditions in connection with a property, and this practice recognizes reasonable
limits of time and cost.” (page 9, ASTM, 2013).

“Appropriate inquiry does not mean an exhaustive assessment of a clean property. There is a point
at which the cost of information obtained or the time required to gather it outweighs the usefulness
of the information and, in fact, may be a material detriment to the orderly completion of transactions.
One of the purposes of this practice is to identify a balance between the competing goals of limiting
the costs and time demands inherent in performing an environmental site assessment and the
reduction of uncertainty about unknown conditions resulting from additional information.” (page 9,
ASTM, 2013).

“Not every property will warrant the same level of assessment. Consistent with good commercial or
customary practice, the appropriate level of environmental site assessment will be guided by the
type of property subject to assessment, the expertise and risk tolerance of the user, and the
information developed in the course of the inquiry” (page 10, ASTM, 2013).

"This practice does not include any testing or sampling of materials (for example, soil, water, air,
building materials." (page 12, ASTM, 2013).

"There may be environmental issues or conditions at a property that parties may wish to assess in
connection with commercial real estate that are outside of the scope of this practice (the non-scope
considerations). As noted by the legal analysis in Appendix X1 of this practice, some substances
may be present on the property in quantities and under conditions that may lead to contamination of
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the property or of nearby properties but are not included in CERCLA's definition of hazardous
substances (42 U.S.C. § 9601(14)) or do not otherwise present potential CERCLA liability. In any
case, they are beyond the scope of this practice.” (page 21, ASTM, 2013).

"Whether or not a user elects to inquire into non-scope considerations in connection with this
practice or any other environmental site assessment, no assessment of such non-scope
considerations is required for appropriate inquiry as defined by this practice.” (page 21, ASTM,
2013).

"There may be standards of protocols for assessment of potential hazards and conditions
associated with non-scope conditions developed by governmental entities, professional
organizations, or other private entities." (page 21, ASTM, 2013).

"Following are several non-scope considerations that persons may want to assess in connection
with commercial real estate. No implication is intended as to the relative importance of inquiry into
such non-scope considerations, and this list of non-scope considerations is not intended to be all-
inclusive: asbestos-containing materials; radon; lead-based paint; lead in drinking water; wetlands;
regulatory compliance; cultural and historical resources; industrial hygiene; health and safety;
ecological resources; endangered species; indoor air quality; biological agents; and mold." (page
22, ASTM, 2013).

Natural Investigations Company, as an independent and impartial contractor, has completed this Phase |
ESA in accordance with ASTM guidelines and in accordance with the prevailing standard of care for
completing such assessments in California at this time. Natural Investigations Company shall not be
subject to any express or implied warranties whatsoever. Phase | ESAs are non-comprehensive by nature
and are unlikely to identify all environmental problems or eliminate all risk. This report is a qualitative
assessment. Although risk can never be eliminated, more detailed and extensive investigations yield more
information, which may help the User understand and better manage risks associated with the property.
No warranty, either expressed or implied, is made. Land use, Site conditions, and other factors will change
over time. This report should not be relied upon after 180 days from the date of issuance, unless
additional services are performed as defined in ASTM E 1527-13 - Section 4.7.

The property owner is solely responsible for notifying all governmental agencies, and the public at large, of
the existence, release, treatment, or disposal of, any hazardous substance or petroleum product occurring
on the Site, either before, during, or after Natural Investigation Company’s services. Natural Investigation
Company assumes no responsibility or liability whatsoever for any claim, loss of property value, damage,
or injury which results from pre-existing materials being encountered or being present on the Site, or from
the discovery of such hazardous substances or petroleum products.

This report and other instruments or service are prepared and made available for the sole use of the User
and their agents. The contents may not be used or relied upon by any other persons without the express
written consent and authorization of the User.

1.4. SPECIAL TERMS AND CONDITIONS
There are no special terms or contractual conditions for this assessment.

1.5. INFORMATION RELIANCE
Information reliance is defined by ASTM as:

"An environmental professional is not required to verify independently the information provided but may
rely on information provided unless he or she has actual knowledge that certain information is incorrect
or unless it is obvious that certain information is incorrect based on other information obtained in the
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Phase | Environmental Site Assessment or otherwise actually known to the environmental
professional." (page 12, ASTM, 2013).

This report is for the sole benefit and exclusive use of the User in accordance with the contract under which
these services have been provided. It is possible that information exists beyond the scope of this
assessment. Additional information, which was not found or available to Natural Investigations Company
at the time of report preparation, may result in a modification of the conclusions and recommendations
presented herein. Any reliance on this report by third parties shall be at their own risk.

2. SITE DESCRIPTION

2.1. LOCATION AND LEGAL DESCRIPTION

The study area is located approximately 1 mile south of Jamul, California (Figure 2.1). The SR-94 access
road improvements would tie into a new access road to the Jamul Indian Village on either: (1) Reservation
Road, which connects the JIV to SR-94; (2) Daisy Drive on the adjacent 4-acre parcel (north of the JIV)
contiguous with the JIV and SR-94; or (3) via a new roadway constructed from Melody Road south to the
JIV. For the purposes of this assessment, all access options were combined into one study area (Figure
2.1). The focal properties of this assessment are portions of 3 parcels—an 87-acre parcel (APN 597-060-
05-00), 4-acre parcel (APN 597-060-04-00), and a 10-acre parcel (APN 597-042-13-00)—as well as the
affected portions of the CalTrans right-of-way corridor of State Route 94 from 1/4-mile north of Melody
Road to 1/2 mile south of the Jamul Indian Village, Melody Road, and the frontage and driveways of other
affected parcels, as shown in Figures 3A through 3E.
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ACCESS ALTERNATIVES PHASE 1 ESA

2.2. SITE AND VICINITY GENERAL CHARACTERISTICS

The Study Area is located within the Peninsular Ranges geographic subregion, which is contained within
the Southwestern geographic subdivision of the larger California Floristic Province (Hickman 1993). The
region is in climate Zone 21 — “Ocean-influenced southern California”, characterized by infrequent frost,
with mild to hot, dry summers and mild, wet winters moderated by marine air influx (Hickman, 1993;
Brenzel, 2001). The topography of the Study Area is variable and slopes generally to the south. The
elevation ranges from approximately 840 feet to 1,120 feet above mean sea level. The general direction of
surface runoff in the Study Area is to the south via Willow Creek, an intermittent drainage tributary to Jamul
Creek. Surrounding parcels consist of a combination of residences on lots several acres in size,
rangeland, or lands in their natural state. Dirt roads serve as fire breaks. Jamul is a residential rural
community, which serves as a “bedroom community” to the greater metropolitan San Diego area and also
includes ranching and cattle raising.

2.3. CURRENT USE OF THE STUDY AREA AND IMPROVEMENTS

The 4-acre parcel and the 10-acre parcel are not currently in active use and existing improvements have
been removed or abandoned. The 87-acre parcel is used as cattle pasture. Weeds and tall grass appear
to have been periodically mowed or cut back. The 87-acre parcel has been used for at least 60 years as
cattle pasture. The 4-acre parcel served as the Jamul fire station, but is now vacant with no improvements
other than remnant pavement. The 10-acre parcel has a defunct orchard and irrigation system, as well as
2 wells and old pumping equipment.

2.4. CURRENT USES OF ADJOINING PROPERTIES

The surrounding land uses are as follows: to the south, the Jamul Indian Village (JIV), Rancho Jamul
Ecological Reserve and the Hollenbeck Canyon Wildlife Area, and private rangeland; to the north,
residential subdivisions and the town of Jamul; to the east, Highway 94, the new Jamul Fire Station, private
estates (Peaceful Valley Ranch Estates), and hayfields; and to the west, private estates and smaller
residences.

The Jamul Indian Village is used for administrative purposes, and also a church, cemetery, and community
center. The Jamul Indian Village contains 2 pre-fabricated buildings that are used for tribal administrative
purposes. Approximately 15 pre-fabricated homes have been removed from the Village. A community
center was just constructed.

3. USER-PROVIDED INFORMATION

The “User” is defined 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, a lender, or a property manager.

In the case of this assessment, the User is the project proponent, Jamul Indian Village, its consultants,
such as Environmental Data Systems Inc., and the lead CEQA agency, Caltrans.

3.1. USER’S RESPONSIBILITIES
User’s responsibilities are defined by the ASTM E 1527-13 standard, and include the following, as quoted:

“Any environmental liens or activity and use limitations so identified shall be reported to the
environmental professional conducting a Phase | Environmental Site Assessment. Unless added
by a change in the scope of work to be performed by the environmental professional, 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.” (p. 11, ASTM, 2013)
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ACCESS ALTERNATIVES PHASE 1 ESA

“If the user is aware of any specialized knowledge or experience that is material to recognized
environmental conditions in connection with the property, it is the user's responsibility to
communicate any information based on such specialized knowledge or experience to the
environmental professional.” (p. 11, ASTM, 2013)

“The user should try to identify an explanation for a lower price which does not reasonable reflect
fair market value if the property were not contaminated, and make a written record of such
explanation.” (p. 11, ASTM, 2013)

“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, it is the user’s responsibility to communicate such information to the
environmental professional.” (p. 11, ASTM, 2013)

“Either the user shall make known to the environmental professional the reason why the user wants
to have the Phase | Environmental Site Assessment performed or, if the user does not identify the
purpose of the Phase | Environmental Site Assessment, the environmental professional shall
assume the purpose is to qualify for an LLP to CERCLA liability and state this in the report.” (page
11, ASTM, 2013).

In order to exert an LLP, the User must satisfy a number of statutory requirements that are generally
referred to as Continuing Obligations, which are outside the Scope of Services of the Phase | ESA.
Examples of Continuing Obligations include providing legally required notices stopping continuing releases
and complying with land use restrictions. Failure to comply with these and other statutory post-acquisition
requirements will jeopardize liability protection. It is the responsibility of the User to comply with the
Continuing Obligations requirements of ASTM E1527-13 and All Appropriate Inquiry.

3.2. REQUESTED DOCUMENTS AND INFORMATION
The following documents and information were requested of Caltrans on May 16, 2013:

Previous environmental site assessments or environmental compliance audit reports

Environmental permits or hazardous waste generator notices/reports

Reqgistrations for aboveground or underground storage tanks

Location of septic systems, oil wells, or water wells

Registrations for underground injection systems

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

Hazardous Material Business Plans

Geotechnical studies or hydrological studies

Notices or other corresponde