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February 3, 2025

Mr. Dustin Doan

Ricochet Construction LLC
4848 Lemmon Ave #100
Dallas, TX 75234

Subject: Phase | Environmental Site Assessment
2824 Valley View Lane, Farmers Branch, Texas 75234
EBI Project No.039839-PR

Dear Mr. Doan:

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/spoke 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, the Client. This report has been
completed in conformance with the ASTM Standard E1527-21 and the Standard Terms and Conditions for
Third Party Due Diligence Services between Ricochet Constiruction, LLC and EnviroBusiness, Inc. signed
January 13, 2025.

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
alender to be selected by Ricochet Construction LLC, 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; (iii) 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.
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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 Ricochet
Construction LLC. Should you have any questions or require additional information, please do not hesitate
to contact the undersigned.

Respectfully submitted,
EBI Consulting

Signature for Jonathan San Miguel Signature for Richard Stytzer

Jonathan San Miguel / Project Scientist Richard Stytzer / Program Manager
rstytzer@ebiconsulting.com
781.825.3032
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Environmental Assessment Summary

Site Size: 0.68 acre(s)
2824 Valley View Lane Property Type: Office
Farmers Branch, Texas, 75234 Building Size (SF): 5,974
Assessor's Parcel Number(s): 65157443310200000

The following Environmental Assessment Summary Table presents our findings, conclusions and recommended actions for the Subject Property. Refer
to Section 1.0 for full discussions of EBI's findings, opinions, conciusions and recommended actions.
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No
D Esti
Report Section Further |REC{HREC|CREC]|. .. ‘e . |BER|Other Recommended Action SRS
X Minimis Cost
Action
5.3 |Additional Site Conditions v
7.1 |Asbestos-Containing Material v Develop and implement an asbestos $500
ACM Operations and Maintenance (O&M) Plan

7.2 |Radon v
7.3 |Lead-Based Paint (LBP) v
7.4 |Lead in Drinking Water v
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Phase | Environmental Site Assessment

EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

1.0 Introduction

At the request of Ricochet Construction LLC, EBI has performed a Phase | Environmental Site Assessment
(ESA\) of the property located at 2824 Valley View Lane in Farmers Branch, Texas, 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 Practice E1527-21 as (1) the presence of hazardous
substances or petroleum products in, on, or at the Subject Property due to a release to the environment; (2)
the likely presence of hazardous substances or petroleum products in, on, or at the Subject Property due to
arelease or likely release to the environment; or (3) the presence of hazardous substances or petroleum
products in, on, or at the Subject Property under conditions that pose a material threat of a future release to
the environment. This ESA also includes a preliminary evaluation of certain potential environmental
conditions that are outside the scope of ASTM Practice E1527-21.

1.1 Findings, Opinions and Conclusions

EBI has performed this Phase | Environmental Site Assessment in conformance with the scope and
limitations of ASTM Standard E1527-21 of the property located at 2824 Valley View Lane in Farmers
Branch, Texas. Any exceptions to, or deletions from, this practice are described in Section 8.0 of this report.

This assessment has identified no evidence of recognized environmental conditions (RECs), controlled recognized
environmental conditions (CRECs), historical recognized environmental conditions (HRECs), or de minimis
conditions in connection with the Subject Property.

The following business environmental risk (BER) was identified in connection with the Subject Property:

e Based on the original date of construction of the Subject Property building, EBI conducted a
limited visual screening survey for the presence of suspect asbestos-containing materials (ACM) at
the Subject Property. EBI identified friable suspect ACM in the form of sheetrock/joint compound
composite material and acoustical ceiling tiles and non-friable suspect ACM in the form of resilient
flooring and associated mastic, various construction mastics, wallboard, caulking and roofing
materials. These materials were observed to be undamaged and in good condition at the time of
assessment. Please note that this survey was limited to visual observations of accessible areas and
that the scope of work for this assessment did not include the collection and laboratory analysis of
bulk samples of undamaged suspect ACM. Additional suspect ACM may be present in inaccessible
areas, including, but not limited to, roofs, pipe chases behind solid walls and ceilings, concealed
floor coverings, and the interior of machinery or equipment, or water and sewer systems. Based on
the condition of suspect ACM, these materials do not currently pose a significant environmental
threat to the occupants of the Subject Property. Suspect ACM do not present a problem when
maintained in good condition. However, additional sampling, removal, and disposal arrangements
may be necessary should building construction or renovation activities be conducted. EBI was
provided with a Asbestos letters dated August 4 and 5, 2002 stating that an asbestos inspection
was prepared and preformed by a James Scales (CHMM, CES) of Environmental Compliance
Group, Inc. on July 31, 2002 at the Subject Property. The letters stated that a total of 30 samples of
suspect ACM were collected for laboratory analysis by polarized light microscopy (PLM). Tested
materials included sheet flooring, ceiling tiles, and wall plaster and where collected from various
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

sections of the building. the letter stated that all 30 samples tested negative for asbestos. It was
unknown if this asbestos survey was a comprehensive survey or just a survey within the areas of
the building that were scheduled for renovation at that time. Asbestos is a business environmental
risk (BER) and is not considered a recognized environmental condition (REC).

1.1.1 Data Gaps

Any data gaps identified herein, as defined by ASTM Practice E1527-21§ 3.2.19 and 3.2.78, are not
considered to have significantly affected the ability to identify recognized environmental conditions in
connection with the Subject Property and do not alter the conclusions of this report except for any
significant data gaps discussed below.

No significant data gaps were identified for the Subject Property.

1.2 Recommendations

Based upon the findings of this investigation, EBI offers the following:

e EBIrecommends the development and implementation of an Asbestos Operations and
Maintenance (O&M) Plan for the Subject Property. This O&M Plan provides the procedures and
guidelines that, when used during facility cleaning, maintenance, and general operations, will
minimize human exposure to asbestos fibers and minimize release of asbestos fibers to the
environment. This O&M Plan is a long-term management approach. Estimated cost: $500. EBI
additionally recommends that a comprehensive asbestos inspection be conducted prior to
significant renovation or demolition of the building.
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EBI Project #039839-PR

2824 Valley View Lane
Farmers Branch, Texas 75234

2.0 Subject Property Description

21

Ownership and Location

Figure 1 depicts the location of the Subject Property on a street map of Farmers Branch, Texas. Figure 2
depicts the location of the Subject Property on the United States Geological Survey (USGS) 7.5 Minute
Topographic Quadrangle. Figure 3 depicts the configuration of the Subject Property and adjoining

properties.
Item Subject Property Description
Address 2824 Valley View Lane
Farmers Branch, Texas 75234
County Dallas County

Relative Location

Southwest quadrant of the intersection of Red Hawk Drive and Valley View Lane

Current Owner 2824 Valley View LLC
Primary Land Use |Office

Current Vacant

Occupant(s)

Number of Parcels |One

Tax ID / Parcel #(s) |65157443310200000

Parcel
Configuration

Irregular-shaped

Subject Property 0.68
Acreage
2.2 Subject Property Improvements and Current Use

The Subject Property is currently improved with one, single-story vacant office building located on the
west-central portion of the Subject Property. A paved parking area is located on the eastern portion of the
Subject Property with limited landscaping around the building. The existing structure is reported to have

been constructed circa 1968.

Subject Property Improvements

Lot Size
Address Floors Basement | Area (SF) DOC DOR (Acres)
2824 Valley View Lane One No 5,974 circa 1968 [N/A 0.68

SF: Square Feet
DOC: Date of Construction
DOR: Date of Renovation
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

2.3 Municipal Services & Utilities

The Subject Property is serviced by the following municipal services and utilities:

Utility Provider/Source

Potable Water Supply Farmers Branch Public Works

Sewage Disposal System |Farmers Branch Public Works

Electrical Service Oncor
Natural Gas Service Atmos
Qil Service Not provided

Heating/Cooling Systems [Split-system with natural gas-fired furnace

Emergency Power N/A

24  Adjoining Properties

Property use in the vicinity of the Subject Property is primarily characterized by residential and retail/
commercial development.

Direction Description

North Valley View Lane, beyond which is is a multi-tenant commercial building (2815 Valley
View Ln) and a multi-tenant commercial building occupied by a Dry Cleaners and
Auto Zone (2825 Valley View Ln Suite 304, 2825 Valley View Ln Suite 300).

South The Subject Property is bound to the south by Avena Townhomes, a multi-family
residential housing complex (12895 Raven Way).

East Red Hawk Drive, beyond which is a multi-tenant commercial strip center with
multiple tenants (Farmers Branch Shopping Center).

West The Subject Property is bound to the west by a Valley View Dental (2800 Valley View

Lane) and single-family residential.

No visual evidence of adverse environmental conditions was observed during the survey of the adjoining
properties, with the exception of a dry cleaners located on the northern adjoining property, across Valley
View Lane. See Section 4.1.3 for more discussion on this adjacent site and additional surrounding properties
identified on regulatory databases.

25 Physical Setting

Topography

Setting Description
Elevation Approximately 503 feet above mean sea level (msl)
General Topography [Relatively flat
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EBI Project #039839-

2824 Valley View Lane

PR Farmers Branch, Texas 75234

Topography

Setting

Description

Slope

Gently sloping

General Slope of
Surrounding Area

Southwest

Geology and Soils

Setting

Description

Bedrock

No bedrock outcroppings observed.

Geologic Formation/
Physiographic
Province

Information concerning the geology of the Subject Property was obtained from the
USGS Ground Water Atlas of the United States, Texas region (1996). The Subject
Property is located within the Coastal Plain physiographic province, which is
characterized by areas of low relief and consists of alternating and inter-fingering
beds of clay, silt, sand, and gravel. The sequence is generally wedge-shaped and dips
and thickens toward the Gulf of Mexico.

Soil Classification/
Type

Houston Black, series consists of very deep, moderately well drained, very slowly
permeable soils that formed in clayey residuum derived from calcareous mudstone of
Cretaceous Age. These nearly level to moderately sloping soils occur on interfluves
and side slopes on upland ridges, slopes are mainly 1 to 3 percent but range from 0 to
8 percent. Mean annual precipitation is about 889 mm (35 in) and the mean annual air
temperature is about 20.6 degrees C (69 degrees F).

Water/Distance

Hydrogeology and Hydrology
Setting Description
Nearest Body of Rawhide Creek, approximately 0.16 miles to the north/northwest; this creek drains

into Elm Fork Trinity lake, approximately 2.91 miles to the southwest.

Estimated Depth to

Groundwater depths and flow gradients are best evaluated by a subsurface

Groundwater Flow
Direction

Groundwater investigation involving the installation of at least three groundwater monitoring wells
and precise measurements of hydrostatic pressure. Monitoring wells were not
observed on the Subject Property.

Anticipated West-Southwest
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

3.0 UserProvided Information

The following section summarizes information provided by the User with regard to this Phase |
Environmental Site Assessment. Additionally, a User Questionnaire was forwarded to the designated Client
contact. The User Questionnaire has been completed and returned to our offices. The information
requested in the User Questionnaire is intended to assist in gathering information that may be material to
identifying recognized environmental conditions in connection with the Subject Property. Relevant
documentation referenced below is presented in the Pre-Survey Questionnaire and Other Relevant
Documentation Appendix.

Issue
Type of Information User Provided | Identified Comments
Title Records No NA
Environmental Liensor |No NA
Activity and Use
Limitations
Specialized Knowledge ([No No
Commonly Known or No No
Reasonably
Ascertainable
Information
Valuation Reduction for |No NA
Environmental Issues
Previous Reports No No
User Provided Yes No The User provided contact information for the
Documentation Subject Property owner, manager and/or
occupants.
Reason for Performing |Yes In connection with a real estate transaction.
the Phase |
ASTM User Yes No
Questionnaire
EBJ | s 6
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

4.0 RecordsReview
4.1 Standard Environmental Records

A review of standard environmental databases maintained by Federal, state, and tribal offices was
completed through Environmental Risk Information Services (ERIS). The databases were searched for
properties with reported environmental conditions located within approximate minimum search distances
as specified by ASTM Standard E1527-21, by using geocoding information that identified the coordinates of
the properties in the databases or by checking the street addresses of practically reviewable non-geocoded
“orphan” properties within the same zip code. The database report is presented in the Regulatory Database
Report Appendix.

It should be noted that plotted locations of listed sites are not always accurate. With regard to listings that
are determined or suspected to be inaccurate, based on information from other sources such as direct
observation or consultation with individuals familiar with the property, EBI uses the best available data
when evaluating the location of listed sites discussed below.

The following table provides a summary of the findings of the environmental database report. Specific
properties identified within the database report are further discussed in the sections below. Properties that
are identified within the database report that are not discussed further in the sections below are not
considered to be a concern to the Subject Property based on one or more of the following rationale(s):
absence of reported releases, current regulatory status, distance, presumed hydrogeologic gradient and/or
nature/extent of contamination.

Regulatory Report Summary

Search Target Within 0.12mito | 0.25mitoc | 0.50mito

Database Radius Property 0.12mi 0.25mi 0.50mi 1.00mi Total
NPL 1.0
PROPOSED 1.0
NPL
DELETED 0.5 0] 0 0 0 - 0
NPL
SEMS 0.5 0 0 0 0 -
oDl 0.5 0 0 0 0 -
SEMS 0.5 0 0 0 0 - 0
ARCHIVE
CERCLIS 0.5 0 0 0 0 - 0
I0DI 0.5 0 0 0 0 -
CERCLIS 0.5 0 0 0 0 -
NFRAP
EBJ | s 7
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SUSTAINABLY

Search Target Within 0.12mito | 0.25mito | 0.50mito

Database Radius Property 0.12mi 0.25mi 0.50mi 1.00mi Total
CERCLIS 0.02 0 - - - - 0
LIENS
RCRA 1.0 0 0 0 0 1 1
CORRACTS
RCRATSD 0.5 0 0 0 0 - 0
RCRALQG 0.25 0 0 0 - - 0
RCRA SQG 0.25 0 0 1 - - 1
RCRA 0.25 0 0 2 - - 2
VSQG
RCRANON 0.25 0 1 2 - - 3
GEN
RCRA 0.5 0 0 0 0 - 0
CONTROLS
FED ENG 0.5 0] o) 0 0 - 0
FED INST 0.5 0 0 0 0 - 0
LUCIS 0.5 0 0 0 0 - 0
NPLIC 0.5 0 0 0 0 - 0
ERNS 1982 0.02 0 - - - 0
TO 1986
ERNS 1987 0.02 0] - - - - 0
TO 1989
ERNS 0.02 - - - - 0
FED 0.5 0 0 1 -
BROWNFIE
LDS
FEMA UST 0.25 0 0 - - 0
FRP 0.25 - -
DELISTED 0.25 - -
FRP
HIST GAS 0.25 0 0 0 - - 0
STATIONS
REFN 0.25 - -
BULK 0.25 - -
TERMINAL
SEMS LIEN 0.02 0 - - - - 0
EB’ BUILDING VALUE 8
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SUSTAINABLY

Search Target Within 0.12mito | 0.25mito | 0.50mito

Database Radius Property 0.12mi 0.25mi 0.50mi 1.00mi Total
SUPERFUN 1.0 0 0 0 0 0
D ROD
DOE 1.0 0 0 0 0 0
FUSRAP
SUPERFUN 1.0 0 0 0 0 0
D
SHWS 1.0 0
SDA 1.0
DELISTED 1.0
SHWS
SWF/LF 0.5 0 0 0 0 0
CLI 0.5 0 0 0 0 0
HGAC CLI 0.5 0 0 0 0 0
AACOG CLI 0.5 0 0 0 0 0
IHW 0.25 0 0 0 - 0
IHW 0.5 0 0 0 0 0
RECEIVER
RWS 0.5
LPST 0.5
DELISTED 0.5
LST
UST 0.25 0 1 3 - 4
AST 0.25 0 0 0 - 0
PST 0.25 0 0 0 - 0
HIST TANK 0.25 0 0 0 - 0
UST 0.25 0 0 0 - 0
AUSTIN
PETROL 0.25 0 0 0 - 0
CAVERN
DTNK 0.25 0 0 0 - 0
AUL 0.5 0 2 0 0 2
VCP 0.5 0 2 1 0 3
VCP RRC 0.5 0 0 0 0 0
OP 0.5 0 0 0 0 0
CLEANUP
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Phase | Environmental Site Assessment
EBI Project #039839-PR

2824 Valley View Lane
Farmers Branch, Texas 75234

SUSTAINABLY

Search Target Within 0.12mito | 0.25mito | 0.50mito

Database Radius Property 0.12mi 0.25mi 0.50mi 1.00mi Total
IOP 0.5
BROWNFIE 0.5 0
LDS
BROWN 0.5 0 0 0 0
RRC
MSD 0.5
INDIAN 0.5 0 0 0
LUST
INDIAN 0.25 0 0 - 0
UST
DELISTED 0.5 0 0 0 0
INDIAN LST
DELISTED 0.25 0 0 - 0
INDIAN
UST
FINDS/FRS 0.02 0 - - 0
TRIS 0.02 0 - - 0
PFAS NPL 0.5 0 0
PFAS FED 0.5 0 0
SITES
PFAS 0.5 0 0 0 0
SSEHRI
PFAS ERNS 0.5 0 0
PFAS 0.5
NPDES
PFAS TRI 0.5
PFAS 0.5
WATER
PFAS TSCA 0.5
PFAS 0.5
E-MANIFES
T
PFAS IND 0.5 0 0 0 0
HMIRS 0.125 0 0 - 0
NCDL 0.125 0 0 - 0
TSCA 0.125 0 0 - 0
EB’ BUILDING VALUE 10




Phase | Environmental Site Assessment

EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

Search Target Within 0.12mito | 0.25mito | 0.50mito

Database Radius Property 0.12mi 0.25mi 0.50mi 1.00mi Total
HIST TSCA 0.125 0] 0 - - -
FTTS 0.02 0 - - - -
ADMIN
FTTSINSP 0.02 0 - - - -
PRP 0.02 0 - - - -
SCRD 0.5 0] 0 0 0 -
DRYCLEAN
ER
ICIS 0.02 0 - - - - 0
FED 0.25 0 1 0 - -
DRYCLEAN
ERS
DELISTED 0.25 0 0 0 - - 0
FED DRY
FUDS 1.0
FUDS MRS 1.0 0 0 0 0 0 0
FORMER 1.0
NIKE
PIPELINE 0.02 0 - - - - 0
INCIDENT
MLTS 0.02 0] - - - 0
HIST MLTS 0.02 0 - - - - 0
MINES 0.25 0 0 0 - - 0
SMCRA 1.0 0] 0 0 0 0] 0
MRDS 1.0 0] 0 0 0 0] 0
LM SITES 1.0 0] 0 0 0 0] 0
ALT FUELS 0.25 0] 0 0 - - 0
CONSENT 0.25 0 0 0 - - 0
DECREES
AFS 0.02 0] - - - - 0
SSTS 0.25 0 0 0 - - 0
PCBT 0.5 0 0 0 0 - 0
PCB 0.5 0] 0 0 0 - 0
POWER 0.125 0] 0 - - - 0
PLANTS
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Phase | Environmental Site Assessment
EBI Project #039839-PR

2824 Valley View Lane
Farmers Branch, Texas 75234

SUSTAINABLY

Search Target Within 0.12mito | 0.25mito | 0.50mito

Database Radius Property 0.12mi 0.25mi 0.50mi 1.00mi Total
osC 0.125 0 0 - - 0
RESPONSE
PFAS GHG 0.5 0 - 0
PRIORITY 0.5 -
CLEAN
DRYCLEAN 0.25 0 2 3 - 5
ERS
DELISTED 0.25 0 0 0 - 0
DRYCLEAN
ERS
GWCC 0.125 3 - -
GWCC 0.125 - -
HIST
APAR 0.5 2 1 -
SPILLS 0.125 - -
IHW CORR 1.0 0 1 3
ACTION
PFAS 0.5 0 0 0 - 0
LAND APPL 0.25 0 0 0 - 0
NOV 0.25 0 2 1 - 3
NOE 0.25 0 0 0 - 0
LIENS 0.02 0 - - - 0
ORD 0.25 0 0 1 - 1
HIST RCRA 0.5 0 3 - 6
NONRCRA
RTOL 0.25 0 - 0
uiC 0.25 -
IHW 0.125 - - 2
GENERATO
R
IHW 0.125 0 0 - - 0
TRANSPOR
T
AIR 0.25 0 0 0 - 0
PERMITS
EMISSIONS 0.25 0 0 0 - 0
EB’ BUILDING VALUE 12




Phase | Environmental Site Assessment
EBI Project #039839-PR

2824 Valley View Lane
Farmers Branch, Texas 75234

Search Target Within 0.12mito | 0.25mito | 0.50mito
Database Radius Property 0.12mi 0.25mi 0.50mi 1.00mi Total
TIER 2 0.125 0 - - -
EDWARDS 0.02 - - - -
AQUIFER
4.1.1 Unplottable Listings

The database report identified three “unplottable sites.” Unplottable sites are those facilities that could not
be automatically mapped or geocoded due to inadequate location information. EBI attempted to locate
these facilities via vehicular reconnaissance and interviews with personnel familiar with the area. Based on

this research, EBI did not identify listed unplottable sites within the approximate minimum search distances.

4.1.2 Subject Property Listings

The Subject Property was not identified in the regulatory databases searched. However, the adjacent
property MSD listing was mis-plotted at the Subject Property. See Section 4.1.3 for more discussion.

4.1.3 Adjoining and Surrounding Property Listings

Adjoining property and surrounding property listings of note within the ASTM-specified radii are
discussed below:

Site Name

Database

Address

Dist(ft) / Dir

Gradient

Comments

JOSEY LANE

MSD

12895 12879
& 12895
JOSEY LANE
2900 VALLEY
VIEW LANE
AND 2 &3
JOSEY LANE,
FARMERS
BRANCH, TX,

Adjacent/E
and SE

Cross

See below for more discussion

Discount
Cleaners

Drycleaners,
APAR, AUL,
GWCC,VCP

2900 Valley
View Ln Suite
230, 12895
Josey Ln

Adjacent/E
and SE

Cross

See below for more discussion

EB/
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Phase | Environmental Site Assessment
EBI Project #039839-PR

2824 Valley View Lane
Farmers Branch, Texas 75234

Site Name

Database

Address

Dist(ft) / Dir

Gradient

Comments

Dry Clean
City

Drycleaners,
NOV

2825 Valley
View Ln Ste
304

adjacent
across Valley
View Lane /
NNE

Up

Registered in the

TCEQ drycleaners database
since 2013.1n 2014, reported
the use of PERC in their daily
activates. On 5/07/2019,
issued a notice of violation
regarding failure to submit an
annual registration for a
dry-cleaning facility; violation
was resolved on 6/25/2019.
No releases identified.

Country Club
Cleaners

Drycleaners,
APAR, UIC,
HIST RCRA
NonRCRA,
Priority
Clean, VCP

13260 Josey
Ln

1,074 ft /ENE

Cross

Notification date is unclear but
is assumed to have been
between 2000 - 2002
Contamination: Chlorinated
solvents

Media impacted: Groundwater
Status: Monitoring remains
active

Date of Completion: N/A
According to documents
obtained, the southernmost
chlerinated solvent
concentrations were below
TCEQ action levels according
to the URS groundwater
sampling report.

Shell Service
Sta-Farmers

LPST

13297 Josey
Ln

635 ft/NE

Cross

Notification date: 02/01/1999
Contamination: Benzene
Media impacted: Groundwater
Status: Tanks removed, site
closed

Closure date: 4/11/2000

Mobil SS
12FED, Five
Stars
Convenience

LPST

2904 Valley
View Ln

942ft/E

Cross

Notification date: 07/15/1991
Contamination: unclear

Media Impacted: Groundwater
Status: Closed

Closure date: 02/28/1999

EB/
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

Below is information obtained from the review of prior reports associated with the east and
southeast-adjacent property provided by the Texas Commission on Environmental Quality (TCEQ). In 2014,
W&M Environmental Group, Inc (W&M) conducted a Phase | on the east-and southeast-adjacent
multi-tenant strip center property known as Valley View Strip Center. This adjacent facility was 6.856 acres
in size and consisted of two contiguous parcels addressed as 2900 Valley View Lane (VCP #2707) and
12895 Josey Lane (VCP #2708). It was documented that one of the suites was historically occupied by
Discount Cleaners from 1991-2008. In their years of operation, the regulatory database identified the use
of perchloroethylene (PERC) being used by the tenant from years 2004-2006. In August of 2015, W&M
returned to the facility and preformed a Phase Il subsurface investigation by drilling five monitoring wells
throughout the western portion of the adjoining property. Test results showed above standard
concentrations of tetrachloroethene (PCE) and trichloroethene (TCE). The adjoining property was admitted
into the Voluntary Cleanup Program (VCP) as two separate parcels (2900 Valley View Lane - VCP #2707;
and 12895 Josey Lane - VCP #2708). Discount Cleaners historically resided on the eastern most portion of
the second parcel facing Josey Lane (approximately 555 feet from Subject Property). Although all five
monitoring wells tested above standard concentration levels for PCE and TCE, the horizontal extent of
volatile organic compounds (VOCs) in groundwater had not been defined and therefore, the extent of the
plume was undefined. Additionally, W&M conduicted a visual survey within 500 feet of the site boundaries;
no water supply wells or other sensitive receptors were identified during said survey. It was reported that
the affected groundwater bearing unit was a shallow perched zone separated from the underlying Trinity
Aquifer.

The TCEQ certified the Municipal Setting Designation (MSD) for the adjacent property (identified as MSD
No. 361) on April 27, 2018. Groundwater was documented to flow to the west-southwest and south across
this adjacent property, away from the Subject Property. Groundwater plume maps indicated that the
impacted groundwater was located over at least 150 feet southeast of the Subject Property as the closest
groundwater well to the Subject Property, MW-08, exhibited no elevated concentrations of the chemicals of
concern (COC) above the adjusted PCLs associated with the MSD. It was reported that no COCs in soil or
groundwater at the adjacent facility exceed the MSD adjusted protective concentration levels (PCLs);
therefore, no additional response actions were necessary. A Final Certificate of Completion for residential
land use standards was issued with this adjacent site on August 2, 2019. Response actions performed in the
VCP will rely upon non-permanent institutional controls restricting groundwater use. As such, based on the
regulatory status, and the sampling and mapping results, this adjacent property is not a REC to the Subject
Property at this time.

The above-listed and remaining identified adjoining and/or surrounding Federal, State and Tribal Agency
Database listings are not considered an environmental concern to the Subject Property based on one or
more of the following rationale: absence of reported releases, regulatory status, presumed hydrogeologic
gradient relative to the Subject Property and/or nature/extent of contamination.

4.1.4 Local Regulatory Agency Records

Local municipal offices consulted during the completion of this assessment included the following:

BUILDING VALUE
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

Available Files Issue
Agency Reviewed Identified Comments

City Farmers Branch No No EBI received a response from the City of
Farmers Branch and was informed that
there are no documents, violations, or
concerns logged in their database for the
Subject Propery.

City Fire Department No No EBI received a response from the City of
Farmers Branch and was informed that
there are no documents, violations, or
concerns logged in their database for the
Subject Propery.

Texas Commission on No No EBI received a response from the TCEQ
Environmental Quality (TCEQ) and was informed that there are no
documents, violations, or concerns logged
in their database for the Subject Property.
See Section 4.1.3 for more discussion on
adjacent properties.

4.1.5 Vapor Migration

EBI conducted a vapor migration screening survey of the Subject Property. EBI's site observations and
review of the environmental database report (cited in the Standard Environmental Records Section) did not
identify any conditions on the Subject Property or on adjoining properties that wouid indicate a REC relative
to vapor migration exists at the Subject Property

This vapor migration screening was conducted in accordance with ASTM E1527-21 and is not intended to
satisfy the requirements of ASTM E2600-22. The scope of this screening was limited to visual observations
and review of the environmental database report and did not include the collection and laboratory analysis
of air samples to confirm the presence of airborne contaminants by vapor intrusion.

4.2 Historical Use

EBI attempted to determine the history of the Subject Property dating back to 1940 or first developed use.
It should be noted that a data failure occurred per Section 8.3.6 of ASTM Standard E1527-21. Specifically,
EBI attempted to review previous reports, historical aerial photographs, city directories, fire insurance
maps, and topographic maps, and conducted interviews. It should be noted that EBI could only identify
records back to 1942. However, based on the information obtained, it appears that the Subject Property
was undeveloped prior to construction of the existing improvements. Therefore, this data failure is not
considered a significant data gap. The following table summarizes the historical records that were available
for review for the Subject Property, adjoining properties, and surrounding properties.

BUILDING VALUE
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Phase | Environmental Site Assessment

EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

Historical
Aerial Topographic Fire Insurance
Year Photographs Maps Maps City Directories Other
Not Available v v
Pre-1940s 1925,1931
1940s 1942
1950s 1950, 1958 1959
1960s 1968 1968 1961, 1966
1970s 1972 1973 1970, 1975
1980s 1981 1981 1980, 1985
1990s 1990, 1995 1991, 1997
2000s 2004, 2005, 2000, 2003,
2006, 2008 2008
2010s 2010, 2012, 2016, 2019 2011,2016
2014, 2016,
2018
2020s 2020, 2022, 2020, 2023
2023

4.2.1 Past Uses of Subject Property

Based on User provided information and a review of available records including aerial photographs,
topographic maps, city directories, and fire insurance maps, the previous uses of the Subject Property are

described in the tables below in intervals where meaningful property changes were noted.

Maps, Aerial Photographs, Other Records

Date Description Historical Source

1942-1958 The Subject Property appears to be undeveloped land Aerial Photographs
Topographic Maps

1968 -2006 |The Subject Property appears to be developed with the current site  |Aerial Photographs

Topographic Maps
City Directories

improvements including the building and parking areas.

Aerial Photographs
Topographic Maps
City Directories

2008- present |The Subject Property appears to be developed with multi-tenant
structure with parking area.

BUILDING VALUE
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Phase | Environmental Site Assessment 2824 Valley View Lane

EBI Project #039839-PR Farmers Branch, Texas 75234
City Directories
Year Subject Property Listings
1942-1961 No listings for Subject Property address or street
1966 Farmers Branch CMRC, KM Collins Realtr, Richdson Svngs Assn
1970-2020 Multi tenants, commercial office space
2023 Airoldi Assoc of Dallas, B4 Realty, Liberty Business Exchange, Robert M
Howerton Accounting
2024-present Vacant

The review of historical records did not identify environmentally significant conditions on the Subject
Property.

4.2.2 Past Uses of Adjoining and Surrounding Properties
Based on a review of available records including aerial photographs, topographic maps, city directories, and
fire insurance maps, the previous uses of the adjoining and surrounding properties are described in the

tables below.

Maps, Aerial Photographs, Other Records

Date Description Historical Source

1925-1958 Adjoining properties appear to be undeveloped land with a local road |Aerial Photographs
that traverse east to west Topographic Maps

1959-1973 Adjoining properties appear to be developed with a large rectangular |Aerial Photographs
commercial structure to the east, a single commercial building to the |Topographic Maps

north across a primary road, and residential development to the City Directory
west.
1981- present |Additional commercial development to the north and northeast. Aerial Photographs

Topographic Maps
City Directory

City Directories
Year Adjoining and Surrounding Property Listings
Pre 1965 No listings for surrounding streets
1966-1970 Numerous commercial tenants (Valley View Lane)
1970-1991 Numerous commercial tenants in adjacent strip centers, Discount Cleaners (12895 Josey
Lane)
BUILDING VALUE 18
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

Year Adjoining and Surrounding Property Listings

1997-2003 Numerous commercial tenants in adjacent strip centers, Discount Cleaners, D
Cleaners (12895 Josey Lane)

2003-2008 Numerous commercial tenants in adjacent strip centers, Discount Cleaners, (12895
Josey Lane), Country Club Cleaners (13260 Josey Ln)

2011-2016 Numerous commercial tenants in adjacent strip centers, Country Club Cleaners (13260
Josey Ln)

2016-2023 Numerous commercial tenants in adjacent strip centers, Country Club Cleaners (13260

Josey Ln), Dry Clean City (2825 Valley View Ln)

2023- to present [Numerous commercial tenants in adjacent strip centers, Dry Clean City (2825 Valley
View Ln)

Steady expansion of commercial development began in the late 1960s and early 1970s.

Commercial development dominates the areas north and east of the Subject Property. Historical records
will show the presence of dry cleaners o adjacent and surrounding properties. Se Section 4.1.3 for more
discussion.

4.2.3 Recorded Land Title Records

Land title records provide information on previous ownership of a property. Typically, deeds signifying
transfer of a land parcel are recorded in county files and can be researched to determine the identity of past
owners. A “chain of title” is a continuous record of ownership for a specific parcel. A 50-year chain of title
search was not included in the scope of work for this assessment.

4.2.4 Property Tax Records

The property card for the Subject Property was obtained at the City of Dallas Assessor's Office. The
property card identifies the current owner as 2824 Valley View LLC, which acquired the Subject Property
in 2018. Dallas Assessor's Office records indicate that the existing building was constructed inin 1973;

however, based on aerial photographs, the Subject Property building was constructed circa 1968. A listing
of the former Subject Property owners was not available for review.

4.2.5 Environmental Liens and Activity and Use Limitations

A search for Environmental Liens and Activity and Use Limitations was not included in the scope of this
assessment.

4.2.6 Other Historical Records

No other historical records were researched as part of this assessment. Refer to Section 6.0 for a discussion
of interviews conducted as part of this assessment.
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

5.0 Subject Property Reconnaissance

The Subject Property reconnaissance was conducted by Jonathan San Miguel EBI Field Assessor, on January
24,2025. Mr. Jonathan San Miguel was accompanied by and interviewed Matthew Rosenfeld, the Broker of
the property.

5.1 Methodology and Limiting Conditions

The Subject Property reconnaissance consisted of visual and/or physical observations of the Subject
Property and improvements, adjoining properties as viewed from the Subject Property boundaries, and the
surrounding area based on visual observations made from adjacent public thoroughfares. Unimproved
portions of the Subject Property were observed along the perimeter and in a general grid pattern in safely
accessible areas. Building exteriors were observed along the perimeter from the ground, unless described
otherwise. Building interiors were observed as they were made safely accessible, unless described
otherwise.

Weather Sunny

Temperature 50°F

Areas Observed Representative common areas, mechanical spaces, exteriors along the
perimeter

Inaccessible Areas N/A

Reason for Exclusion of N/A

Inaccessible Areas

There were no significant portions of the Subject Property that were inaccessible or excluded from this
survey.

5.2 Site Reconnaissance Findings
The following is a summary of visual and/or physical observations of the Subject Property on the day of the

site visit. Photographs of pertinent Subject Property features are presented in the PHOTOGRAPHS
Appendix.

Identified on Subject
Feature or Condition Property Concern Identified

Hazardous Substances and Petroleum Products Yes No

Waste Generation, Storage, and Disposal Yes No

Underground Storage Tanks & Aboveground Storage Tanks |No No

Oil-Containing Equipment and Polychlorinated Biphenyls No No

(PCBs)

Interior Drains, Trenches, or Sumps No No
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

Identified on Subject
Feature or Condition Property Concern Identified

Interior Stains or Corrosion No No
Unusual Odors No No
Stained Soil or Pavement No No
Stressed Vegetation No No
Indications of Solid Waste Disposal Yes No
Exterior Pits, Ponds, or Lagoons No No
Wastewater or Stormwater Discharge/Disposal Yes No
Oil-Water Separators or Clarifiers No No
Septic Systems or Cesspools No No
Wells (Drinking Water Wells, Monitoring Wells, No No
Agricultural/lrrigation Wells, or Process Water Wells)

Petroleum or Natural Gas Pipelines/Easements No No

5.2.1 Hazardous Substances and Petroleum Products

5.2.1.1 Hazardous Substances and Petroleum Products (ldentified Uses)

Notable hazardous substances or petroleum products in connection with identified uses observed at the
Subject Property are described below.

Hazardous Substances and Petroleum Products

General Type of | Approximate Storage
Material Quantity Container Material Location Condition
Cleaning Various Various sized soaps and Storage closet Good: No leaks
Compounds and containers interior paint or spills
Janitorial Supplies cans

EBI did not identify evidence of significant leaks, spills, or the improper handling of petroleum or hazardous
substances that might impact the environmental condition of the Subject Property. It should be noted that a
compliance audit was beyond the scope of work for this assessment and was not performed.

Routine quantities of cleaning compounds and janitorial supplies, paints, and thinners are used to maintain
the Subject Property. These materials are stored in containers ranging in size from aerosol cans to
five-gallon pails and are located in janitorial closets and storage rooms located throughout the facility.
These materials appeared to be securely stored and properly labeled, and no evidence of significant leaks,
spills or materials mismanagement was observed at the time of reconnaissance. These materials are utilized
during routine operations and do not result in the generation of regulated wastes.

BUILDING VALUE
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

5.2.1.2 Hazardous Substances and Petroleum Products (Unidentified Uses)

EBI did not observe evidence of hazardous substance or petroleum products containers at the Subject
Property that were not in connection with identified uses

5.2.1.3 Unidentified Substances Containers
EBI did not observe evidence of unidentified substances containers at the Subject Property.
5.2.2 Waste Generation, Storage, and Disposal

EBI identified the following waste streams generated at the Subject Property:

Waste generation, Storage, and Disposal

Type of Waste / Disposal Method /
Generation Process Type of Storage Location Contractor

Non-Regulated Solid Waste

Municipal Solid Waste / |Solid waste dumpster Northeastern portion Waste Connections / City

Routine Site Operations exterior of Farmers Branch
Non-Regulated Liquid Waste
Sanitary Sewage / N/A N/A Farmers Branch Public
Routine Site Operations Works
Regulated Solid or Liquid Waste
None identified N/A N/A N/A
Biomedical Waste
None identified N/A N/A N/A

No evidence of improper solid waste management or the improper disposal of hazardous substances or
petroleum products was observed at the time of reconnaissance.

5.2.3 Underground Storage Tanks (USTs) & Aboveground Storage Tanks (ASTs)
5.2.3.1 Existing Storage Tanks

Based upon site reconnaissance, interviews, and a review of state and/or local records, EBI identified no
evidence of existing USTs or ASTs located at the Subject Property.

5.2.3.2 Former Storage Tanks

Based upon site reconnaissance, interviews, and a review of state and/or local records, EBI did not identify
evidence of former USTs or ASTs located at the Subject Property.
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EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234

5.2.4  Oil-Containing Equipment and Polychlorinated Biphenyls (PCBs)

Polychlorinated biphenyls (PCBs) are a chemical component of many dielectric fluids, heat transfer fluids,
hydraulic fluids, lubricating oils, paints, or coatings manufactured prior to July 2, 1979. Equipment that may
potentially contain PCBs includes electrical equipment such as transformers or capacitors or hydraulically
operated equipment, such as elevators, compaction equipment, or manufacturing equipment. The
manufacture and distribution in commerce of PCBs was banned for use in 1979 by the United States
Congress, which enacted the Toxic Substance and Control Act (TSCA). In accordance with US Code of Federal
Regulations Title 40 - Protection of Environment, Chapter 1 - Environmental Protection Agency, Subchapter R -
Toxic Substance Control Act (TSCA), Part 761 - Polychlorinated Biphenyls (PCBs) Manufacturing, Processing,

Distribution in Commerce, and Use Prohibitions, the owner of a transformer or other PCB-containing
equipment is responsible for equipment maintenance and remediation in the event of a leak or release.

No oil-containing equipment was identified at the Subject Property.

5.3  Additional Site Conditions

5.3.1 Interior Drains, Trenches, or Sumps

No interior drains, trenches, or sumps were identified on the Subject Property.
5.3.2 Interior Stains or Corrosion

No interior stains or corrosion were identified at the Subject Property.
5.3.3 Unusual Odors

No unusual odors were identified at the Subject Property.

5.3.4 Interior Pools of Liquid

No pools of liquid were identified in the interior of the Subject Property.
5.3.5 Stained Soil or Pavement

No stained soil or pavement were identified at the Subject Property beyond minimal normal staining from
parked cars in parking spaces, which is not considered an environmental concern.

5.3.6 Stressed Vegetation

No stressed vegetation was observed at the Subject Property.
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5.3.7 Indications of Solid Waste Disposal

No indications of solid waste disposal or fill were observed at the Subject Property.
5.3.8 Exterior Pits, Ponds or Lagoons

No exterior pits, ponds or lagoons were observed at the Subject Property.

5.3.9 Wastewater or Stormwater Discharge/Disposal

The ground surface outside the building is relatively flat, with a gentle slope to the east. Stormwater runoff
from the asphalt-paved parking areas discharge off site toward the main road of Valley View Lane, which
than ultimately discharge to the municipal stormwater sewerage systems, operated by the City of Farmers
Branch. No staining or other evidence of a release of hazardous substances or petroleum products was
observed in the vicinity of the stormwater drainage features.

5.3.10 Oil-Water Separators or Clarifiers

No oil-water separators, grease traps, or clarifiers were observed at the Subject Property.
5.3.11 Septic Systems or Cesspools

No septic systems or cesspools were observed at the Subject Property.

5.3.12 Wells (Drinking Water Wells, Monitoring Wells, Agricultural/Irrigation \Wells, or Process Water
Wells)

No wells were observed or reported at the Subject Property.
5.3.13 Petroleum or Natural Gas Pipelines/Easements

No petroleum or natural gas pipelines or easements were observed or reported at the Subject Property.
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6.0 Interviews

The site contact or Key Site Manager was contacted to be interviewed to obtain information regarding
recognized environmental conditions in connection with the property. Additionally, a Pre-Survey
Questionnaire was forwarded to the designated Subject Property contact. The Pre-Survey Questionnaire
has not been completed and returned to our offices. The information requested in the Pre-Survey
Questionnaire is intended to assist in gathering information that may be material to identifying recognized
environmental conditions in connection with the Subject Property. The Pre-Survey Questionnaire and any

accompanying documentation is presented in the PRE-SURVEY QUESTIONNAIRE AND OTHER RELEVANT
DOCUMENTATION Appendix.

The following personnel were interviewed to obtain information regarding recognized environmental
conditions in connection with the Subject Property:

Interviews
Years Associated
Date of with Subject
Contact / Affiliation Communication Property Information Provided
Matthew Rosenfeld 01/24/2025 N/A Mr. Rosenfeld reported that he was
Broker unsure of the exact date of
Weitzman Group construction of the existing building
(214) 720-6676 but is to assume it was early 1970s.
Mr. Rosenfeld was unaware of the
use or occupants of the Subject
Property prior to 2024. Mr.
Rosenfeld was unaware of any
environmental concerns associated
with the Subject Property.
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7.0 Conditions Outside the Scope of ASTM Practice

The following sections address environmental issues or conditions at the Subject Property that parties may
wish to assess in connection with commercial real estate that are outside the scope of ASTM Practice
E1527-21 (non-scope considerations).

7.1  Asbestos-Containing Material (ACM)

Asbestos is a term used to describe a group of six naturally occurring crystalline fiber minerals. Asbestos has
excellent thermal stability, a high degree of tensile strength, and has been used extensively in the textile,
insulation, and building industries, particularly as a component in fireproofing, decorative coatings,
insulation materials, and as reinforcement for plaster binders in building products. Asbestos-containing
building materials are generally classified as friable or non-friable. Friable materials are those which can be
crumbled, pulverized, or reduced to powder by hand pressure, or by normal use or maintenance can be
expected to emit asbestos fibers into the air. Non-friable ACM is a potential concern if it is damaged by
maintenance work, demolition, or other activities, at which time it may be considered friable.

Based on the original date of construction of the Subject Property building, EBI conducted a limited visual
screening survey for the presence of suspect asbestos-containing materials (ACM) at the Subject Property.
EBI identified friable suspect ACM in the form of sheetroclk/joint compound composite material and
acoustical ceiling tiles and non-friable suspect ACM in the form of resilient flooring and associated mastic,
various construction mastics, wallboard, caulking and roofing materials. These materials were observed to
be undamaged and in good condition at the time of assessment. Please note that this survey was limited to
visual observations of accessible areas and that the scope of work for this assessment did not include the
collection and laboratory analysis of bulk samples of undamaged suspect ACM. Additional suspect ACM may
be present in inaccessible areas, including, but not limited to, roofs, pipe chases behind solid walls and
ceilings, concealed floor coverings, and the interior of machinery or equipment, or water and sewer

systems. Based on the condition of suspect ACM, these materials do not currently pose a significant
environmental threat to the occupants of the Subject Property. Suspect ACM do not present a problem
when maintained in good condition. However, additional sampling, removal, and disposal arrangements may
be necessary should building construction or renovation activities be conducted. EBI was provided with

a Asbestos letters dated August 4 and 5, 2002 stating that an asbestos inspection was prepared and
preformed by a James Scales (CHMM, CES) of Environmental Compliance Group, Inc. on July 31,2002 at
the Subject Property. The letters stated that a total of 30 samples of suspect ACM were collected for
laboratory analysis by polarized light microscopy (PLM). Tested materials included sheet flooring, ceiling
tiles, and wall plaster and where collected from various sections of the building. the letter stated that all 30
samples tested negative for asbestos. It was unknown if this asbestos survey was a comprehensive survey or
just a survey within the areas of the building that were scheduled for renovation at that time.
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It should be noted that the limited visual screening survey conducted under the scope of work for this
assessment does not constitute a full asbestos inspection, in which all areas of the building(s) would have
been thoroughly surveyed and sampled. The possibility exists for ACM to be present in areas of the
building(s) not accessed or sampled by EBI personnel. Based on the limited scope of this assessment,
additional suspect ACM may also present in areas of the building(s) that were accessed as part of this
assessment.

Due to the continued distribution of a wide variety of asbestos-containing building materials, asbestos may
be present in some of the roofing, flooring, wall and ceiling materials, caulking/putties, adhesives, spackling
compounds, and insulation materials, as well as other building materials that may be used at the Subject
Property. Sampling many of these materials requires techniques that may be destructive to subject facilities,
and in the case of roofing material, may void warranties. It is recommended that an asbestos inspection be
performed in accordance with all applicable federal, state, and local regulatory requirements prior to
renovation, demolition, or other activities that could cause a material disturbance. Any removal or
disturbance of ACM or suspect ACM should be performed by properly trained personnel and in compliance
with federal, state, and local regulations.

7.2 Radon

Radon is a naturally-occurring, colorless and odorless radioactive gas that is generated primarily in granitic
rocks. The United States Surgeon General has published information that radon is a cause of lung cancer.
Radon usually enters a building at the points of contact or nearest contact with the soil, and therefore is the
greatest potential health concern to residents of the lowest level of a building.

The EPA Map of Radon Zones indicates the Subject Property is located in a Zone 3 radon area. Zone 3 is
defined as an area that has a low potential for radon gas, with a predicted average indoor radon screening
level less than 2.0 picoCuries per liter (pCi/L). The EPA recommended Action Level for radon is 4.0 pCi/L.

Based upon the non-residential nature of the Subject Property and in accordance with the scope of work for
this assessment, EBI did not conduct a limited short-term radon screening at the Subject Property.

7.3 Lead-Based Paint (LBP)

Use of lead in household paint was banned by the U.S. Environmental Protection Agency (EPA) effective
January 1, 1978. The EPA and the U.S. Department of Housing and Urban Development (HUD) consider
lead-based paint as containing a lead concentration equal to or greater than 1.0 milligram per square
centimeter (mg/cm?) or 0.5% lead by weight, as defined by Title X of the 1992 Housing and Community
Development Act.

Based on the non-residential use of the existing building and in accordance with the scope of work of this
assessment, a lead-based paint (LBP) survey was not conducted at the Subject Property.
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7.4 Lead in Drinking Water

Lead has historically been used in pipes, solder, and brass fixtures used in water distribution systems and
building plumbing systems. In 1986, EPA banned the use of lead at concentrations exceeding 0.2% lead in
solder and 8% lead in other plumbing materials. Lead in drinking water results primarily from corrosion of
lead containing materials in service lines or from corrosion of lead containing materials in building plumbing
systems such as lead solder, brass, bronze, and other lead containing alloys. The EPA Action Level for lead in
public drinking water supplies is 0.015 parts per million (ppm) or 0.015 milligrams per liter (mg/L).

Municipal water service is provided to the Subject Property by the water purchased from the City of Dallas
which uses surface water from seven sources. Potable water is reportedly obtained from Elm Fork of the
Trinity River, Lake Ray Roberts, Lake Lewisville, Lake Grapevine, Lake Ray Hubbard, Lake Tawakoni and Lake
Fork. Based upon review of the Farmers Branch 2023 Drinking Water Supply and Water Quality Report, the
municipal water supply meets all current criteria established by the Safe Drinking Water Act (SDWA) and
local municipal drinking water standards, including those for lead. Based upon the existing municipal water
service and in accordance with the scope of work for this assessment, EBI did not conduct lead-in-drinking
water sampling at the Subject Property.
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8.0 Purpose And Scope

This report documents the findings, opinions, and conclusions of a Phase | Environmental Site Assessment
(ESA\) of the property located at 2824 Valley View Lane in Farmers Branch, Texas.

Critical Dates for Report Viability (ASTM E1527-21 § 4.6.2)
Component Date

Date of Government Record Reviews January 14,2025
Date of Site Reconnaissance January 24,2025
Date of Interviews January 24,2025
Date of Declaration (Date of Issuance) February 3, 2025

8.1 Purpose

The purpose of this ESA was to identify recognized environmental conditions and certain environmental
conditions outside the scope of ASTM Practice E1527-21 in connection with the property at the time of the
property reconnaissance.

8.2 Scope-of-Services

This ESA was conducted utilizing a standard of good commercial and customary practice that was consistent
with the ASTM Practice E1527-21. Any significant scope-of-work additions, deletions or deviations to
ASTM Practice E1527-21 are noted below or in the corresponding sections of this report. The
scope-of-work for this assessment included an evaluation of the following:

e Physical characteristics of the Subject Property through a review of referenced sources for
topographic, geologic, soils and hydrologic data.

e Subject Property history through a review of referenced sources such as land deeds, fire insurance
maps, city directories, aerial photographs, prior reports, and interviews.

e Current Subject Property conditions, including observations and interviews regarding the
following: the presence or absence of hazardous substances or petroleum products; generation,
treatment, storage, or disposal of hazardous, regulated, or biomedical waste; equipment that
utilizes oils which potentially contain PCBs; and storage tanks (aboveground and underground).

e Usage of surrounding area properties and the likelihood for releases of hazardous substances and
petroleum products (if known and/or suspected) to migrate onto the Subject Property.

e Information in referenced environmental agency databases and local environmental records,
within specified minimum search distances.
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e Past ownership through a review of available prior reports and local municipal file review.

The scope-of-work also included consideration of the following potential environmental conditions that are
outside the scope of ASTM Practice E1527-21: asbestos-containing materials (ACM), lead-based paint
(LBP), lead in drinking water, and radon.

8.3 Assumptions, Limitations and Exceptions

This Phase | Environmental Site Assessment (the report) has been prepared for the use of Ricochet
Construction LLC, in accordance with the Standard Terms and Conditions for Third Party Due Diligence
Services approved and signed by Ricochet Construction, LLC (the Agreement), and with the limitations
described below, all of which are integral parts of this report. A copy of the signed Standard Terms and
Conditions for Third Party Due Diligence Services is maintained at the EBI Consulting office in Burlington,
MA. To the extent any provisions of this report conflict with the terms of the Agreement, the Agreement will
control.

EBI has performed this Phase | Envircnmental Site Assessment in conformance with the scope and
limitations of ASTM Standard E1527-21, Standard Practice for Environmental Site Assessments: Phase |
Environmental Site Assessment Process. This report was prepared with no exceptions or deletions from
ASTM Standard E1527-21.

This Phase | Environmental Site Assessment has been prepared to assess a parcel of commercial real estate
with respect to the range of contaminants within the scope of the Comprehensive Environmental Response,
Compensation and Liability Act (CERCLA) (42 U.S.C. §9601) and petroleum products. As such, this practice
isintended to permit Ricochet Construction LLC to satisfy one of the requirements to qualify for the
innocent landowner, contiguous property owner, or bona fide prospective purchaser limitations on CERCLA
liability: that is, the practices that constitute “all appropriate inquiry into the previous ownership and uses of
the Subject Property consistent with good commercial or customary practice” as definedin42 U.S.C. §
9601(35)(B).

In defining a standard of good commercial and customary practice for conducting an environmental site
assessment of a parcel of property, the goal of the processes established by this practice is to identify
recognized environmental conditions. The term recognized environmental conditions means (1) the
presence of hazardous substances or petroleum products in, on, or at the subject property due to a release
to the environment; (2) the likely presence of hazardous substances or petroleum products in, on, or at the
subject property due to a release or likely release to the environment; or (3) the presence of hazardous
substances or petroleum products in, on, or at the subject property under conditions that pose a material
threat of a future release to the environment. The term includes hazardous substances or petroleum
products even under conditions in compliance with laws. The term does not include de minimis conditions
that generally do not present a threat to human health or the environment and that generally would not be
the subject of an enforcement action if brought to the attention of appropriate governmental agencies.
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The information reported was obtained through sources deemed reasonably ascertainable, as defined in
ASTM Standard E1527-21; a visual site survey of areas readily observable, easily accessible or made
accessible by the Subject Property contact (performed by video reconnaissance) and interviews with
owners, agents, occupants, or other appropriate persons involved with the Subject Property and a review of
standard federal, state, and tribal environmental record sources. Municipal information was obtained
through review of reasonably ascertainable standard government record sources and interviews with the
authorities having jurisdiction over the Subject Property. Findings, conclusions, and recommendations
included in the report are based on our visual observations in the field, the standard environmental record
sources and municipal information reasonably obtained, information provided by the Client, and/or a review
of readily available and supplied documents and drawings. EBI relies completely on the information,
whether written, graphic, or verbal, provided by the Subject Property contact or as shown on any
documents reviewed or received from the Subject Property contact, owner or agent, or municipal source,
and assumes that information to be true and correct unless the information is known to be inaccurate or if it
is obvious, based on other information obtained as part of the assessment, that the information is not
accurate. Although there may have been some degree of overlap in the information provided by these
various sources, EBI did not attempt to verify independently the accuracy or completeness of all information
reviewed or received during the course of these environmental services.

The information reported, as well as EBI's findings, conciusions, and recommendations are based upon
sources deemed reasonably ascertainable, as defined in ASTM Standard E1527-21; a visual site survey of
areas readily observable, easily accessible or made accessible by the Subject Property contact and
interviews with owners, agents, occupants, or other appropriate persons involved with the Subject Property
and areview of standard federal, state, and tribal environmental record socurces. Municipal information was
obtained through review of reasonably ascertainable standard government record sources and interviews
with authorities having jurisdiction over the Subject Property. Ricochet Construction LLC agrees that EBI
has no obligation to independently verify the accuracy or completeness of the information reviewed or
received during the course of these environmental services. EBI renders no opinion as to the presence of
hazardous substances or petroleum products in, on or under un-surveyed and/or inaccessible portions of
the Subject Property. Unsurveyed and inaccessible portions of the Subject Property are described below. In
addition, EBI renders no opinion as to the presence of hazardous substances or petroleum products in, on or
under the Subject Property where direct observation of the interior walls, floor, or ceiling of a structure was
obstructed by objects or coverings on or over these surfaces.

EBI Services and opinions are based on the scientific or technical tests or procedures specifically set forth in
the scope of the Services described in this report. The ASTM Standard E1527-21 does not encompass
analytical testing to evaluate asbestos containing materials, radon, lead-based paint, drinking water quality,
indoor air quality, stored chemicals, debris, fill materials, surface water, or subsurface samples (soil and
groundwater) as part of a Phase | ESA. Because geologic and soil formations are inherently random, variable,
and indeterminate in nature, the Services and opinions provided under this Agreement are not guaranteed
to be arepresentation of actual conditions on the Subject Property, which are also subject to change with
time as a result of natural or man-made processes, including water permeation. In performing the Services,
EBI used that degree of care and skill ordinarily exercised by environmental consultants or engineers
performing similar services in the same or similar locality at the same time and under similar circumstances.
Any analytical testing performed at the Subject Property has been conducted in accordance with the
Standard Terms and Conditions for Third Party Due Diligence Services approved and signed by Ricochet
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Construction, LLC (the Agreement) and the client-specific Scope of Work. Unless otherwise specified
herein, such testing involves screening methods intended to provide a broad and approximate evaluation of
conditions at readily accessible portions of the Subject Property, limited by project constraints, and should
not be construed as a comprehensive program designed to comply with a specific regulatory program. If a
thorough and regulatory-compliant study is warranted based on the findings of the Phase | ESA, EBI will
recommend the appropriate further investigation. In certain cases, quantitative laboratory testing is
performed as part of the assessment and analyses have been conducted by an outside laboratory. EBI relies
upon the data provided by the outside laboratory, and has not conducted an independent evaluation of the
reliability of this data. No other representation, expressed or implied, and no warranty or guarantee is
included or intended. The report speaks only as of its date, in the absence of a specific written update of the
report, signed and delivered by EBI. Additional information that becomes available after our survey and
draft submission concerning the Subject Property should be provided to EBI so that our conclusions may be
revised and modified if necessary, at additional cost.

Client and EBI agree that to the fullest extent permitted by law, EBI shall not be liable to Client for any
special, indirect, consequential, punitive, exemplary, incidental or indirect damages or losses whatsoever,
whether caused by EBI's negligence, erors, omissions, strict liability, breach of contract, breach of warranty
or other cause or causes whatsoever.

8.4 Special Terms and Conditions

This Phase | Environmental Site Assessment (the report) has been prepared to assist a lender to be selected
by Ricochet Construction LLC in determining whether to make a loan evidenced by a note secured by the
Subject Property. This report can be relied upon by only the parties stated in the transmittal letter at the
front of this report. In the event that EBI provides a purchaser written permission to use this report, EBI's
liability to such purchaser is limited to the cost of the report. Amendments to EBI's limitations as stated
herein that may occur after issuance of the report are considered to be included in this report. EBI's liability
to a purchaser wishing to use this report is limited to the cost of the report. Payment for the report is made
by, and EBI's contract and report extends to Ricochet Construction LLC only, in accordance with our
Standard Terms and Conditions for Third Party Due Diligence Services.
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9.0 References

Phase | Environmental Site Assessment References

ASTM Designation E1527-21 Standard Practice for Environmental Site Assessments: Phase |
Environmental Site Assessment Process.

Environmental Risk Information Services, The ERIS City Directory Abstract

Environmental Risk Information Services, The ERIS Radius Report with GeoCheck®

Environmental Risk Information Services, The ERIS Historical Aerial Photograph report

Environmental Risk Information Services, The ERIS Historical Sanborn Map report

Environmental Risk Information Services, The ERIS Historical Topographic Map report

Web Soil Survey, NRCS, U.S. Department of Agriculture, On-line: http://websoilsurvey.nrcs.usda.gov/app/
WebSoilSurvey.aspx
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10.0 Terminology
ASTM E1527-21 Terminology

The following provides definitions and descriptions of certain terms defined by ASTM Standard Practice
E1527-21. The Standard Practice should be referenced for further detail related to definitions or additional
explanation regarding the meaning of terms.

Recognized Environmental Condition (REC): (1) the presence of hazardous substances or petroleum products in,
on, or at the subject property due to a release to the environment; (2) the likely presence of hazardous
substances or petroleum products in, on, or at the subject property due to a release or likely release to

the environment; or (3) the presence of hazardous substances or petroleum products in, on, or at the subject
property under conditions that pose a material threat of a future release to the environment.

De minimis condition: A condition related to a release that generally does not present a threat to human
health or the environment and that generally would not be the subject of an enforcement action if brought to
the attention of appropriate governmental agencies. A condition determined to be a de minimis condition is
not a recognized environmental condition nor a controlled recognized environmental condition.

Controlled Recognized Environmental Condition (CREC): Recognized environmental condition affecting the
subject property that has been addressed to the satisfaction of the applicable regulatory authority or
authorities with hazardous substances or petroleum products allowed to remain in place subject to
implementation of required controls (for example, activity and use limitations or other property use
limitations).

Historical Recognized Environmental Condition (HREC): A previous release of hazardous substances or petroleum
products affecting the subject property that has been addressed to the satisfaction of the applicable
regulatory authority or authorities and meeting unrestricted use criteria established by the applicable
regulatory authority or authorities without subjecting the subject property tc any controls (for

example, activity and use limitations or other property use limitations). A historical recognized environmental
condition is not a recognized environmental condition.

Material Threat: An obvious threat which is likely to lead to a release that, in the opinion of the environmental
professional, would likely result in impact to public health or the environment. An example might include an
aboveground storage tank system that contains a hazardous substance and which shows evidence of damage.
The damage would represent a material threat if it is deemed serious enough that it may cause or contribute
to tank integrity failure with a release of contents to the environment.

Obvious: That which is plain or evident; a condition or fact that could not be ignored or overlooked by a
reasonable observer.

Property Use Limitation: Limitation or restriction on current or future use of a property in connection with a
response to a release, in accordance with the applicable regulatory authority or authorities that

allows hazardous substances or petroleum products to remain in place at concentrations exceeding
unrestricted use criteria.

BUILDING VALUE
SUSTAINABLY 34

EB/




Phase | Environmental Site Assessment .
. 2824 Valley View Lane
EBI Project #039839-PR Farmers Branch, Texas 75234

Business Environmental Risk (BER): A risk that can have a material environmental or environmentally-driven
impact on the business associated with the current or planned use of commercial real estate, not necessarily
related to those environmental issues required to be investigated in this practice. Consideration of business
environmental risk issues may involve addressing one or more non-scope considerations.

Significant Data Gap: A data gap that affects the ability of the environmental professional to identify

a recognized environmental condition. Significant Data Gaps and how they affect the ability to identify RECs/
CRECs must be discussed in the Conclusions as well as if additional information would assist in determining
the presence of RECs/CRECs.
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1. View of Subject Property

2. North side of Subject Property
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3. North side of Subject Property

4, South side of Subject Property
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5. East side of Subject Property

6. View of parking lot of Subject Property
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7. Trash dumpster located northeast on Subject Property
8. Interior of Subject Property
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Interior entry way of Subject Property

10.

Interior of Subject Property
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11.

Interior of Subject Property

12.

Interior of Subject Property
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13.

Interior of Subject Property

14.

Interior of Subject Property
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15.

Interior of Subject Property

16.

Interior of Subject Property
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17.

Interior of Subject Property

18.

Interior of Subject Property
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19.

Interior of Subject Property

20.

Interior/breakroom of Subject Property
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21.

Interior/breakroom of Subject Property

22.

Interior of Subject Property
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23.

Interior of Subject Property

24,

Interior of Subject Property
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25.

Interior of Subject Property

26.

Bathroom
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27.

Bathroom

28.

HVAC system
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29.

Storage/utility closet

30.

West adjoining property
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31

West adjoining/residential property

32.

North adjoining across Valley View Lane
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33.

North adjoining across Valley View Lane

34.

South adjoining property
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35.

East adjoining strip center

36.

East adjoining strip center
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37.

East adjoining strip center
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Pre-Survey Questionnaire and Other Relevant Documentation
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2/3/25, 12:29 PM

Commercial Account #65157443310200000

Commercial Account Details

) Home | Find Property | Contact Us

Location Owner Legal Desc Value Improvements Land Exemptions Estimated Taxes Building Footprint History

Address: 2824 VALLEY VIEW LN
Market Area: 0
Mapsco: 13-S (DALLAS)

DCAD Property Map

View Photo

2024 Appraisal Notice

41.13 ARB Order Information

Electronic Documents (DCAD

ENS*)

Notice Of Estimated Taxes (ENS*)

* Electronic Notification System

% Print Homestead Exempti

2824 VALLEY VIEW LLC
2824 VALLEY VIEW LN STE 100
FARMERS BRANCH, TEXAS 752344983

on Form

Owner Name Ownership %

2824 VALLEY VIEW LLC

100%

ISAAC B WEBB ABST 1574 PG 443
TR 20

INT201800271956 DD10092018 CO-DC
1574433102000 9CF15744331
Deed Transfer Date: 10/11/2018

uhnre

2024 Certified Values

Improvement:
Land:
Market Value:

$93,690
+ $446,310
=$540,000

Tax Agent: BOWLBY D ALAN & ASSOC INC

Revaluation Year:

2024

Previous Revaluation Year:

2023

https://www.dallascad.org/AcctDetailCom.aspx?1D=65157443310200000#Land
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2/3/25, 12:29 PM Commercial Account Details

# |||Desc: OFFICE BUILDING |[Total Area: 5,974 sqft ||Year Built: 1973 |
| Construction || Depreciation || Appraisal Method |
. C-MASONRY, BLOCK, TILT- Physical:  60% INCOME
Construction: 5 Functional: + 0%
Foundation (Area): CONCRETE SLAB (5,974 sqft ) External: + _0%
. Total: = 60%
Net Lease Area : 5,900 sqgft
1 # Stories: 1 Quality: AVERAGE
# Units: 0 Condition: GOOD

Basement (Area): NONE
Heat: CENTRAL HEAT
A/C: CENTRAL A/C

https://www.dallascad.org/AcctDetailCom.aspx?1D=65157443310200000#Land 2/4
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Commercial Account Details

. Frontage | Depth Pricing Unit Market Adjusted Ag
#|  State Code Zoning (ft) (ft) Area Method | Price | Adjustment | Price | Land
COMMERCIAL LOCAL 29,754.0000 o
1| IMPROVEMENTS | RETAIL-1 0 0 SQUARE FEET | STANDARD | $15.00 0% $446,310 | N
* All Exemption information reflects 2024 Certified Values. *
No Exemptions
. County and School . Special
City School Equalization College Hospital District
Taxing FARMERS CARROLLTON-FARMERS DALLAS PARKLAND
Jurisdiction BRANCH BRANCH ISD DALLAS COUNTY COLLEGE HosPITAL || YNASSIGNED
Tang;g per $0.5435 $0.9836 $0.2155 $0.105595 $0.212 N/A
| Taxable Value || $540,000 || $540,000 | $540,000 || $540,000 || $540,000 || $0 |
Es::‘)::ed $2,934.90 $5,311.44 $1,163.70 $570.21 $1,144.80 N/A
| Tax Ceiling H ” | || ” N/A || N/A |
Total Estimated Taxes:|| $11,125.05|

DO NOT PAY TAXES BASED ON THESE

ESTIMATED TAXES. You will receive an official tax bill from

the appropriate agency when they are prepared. Please note that if there is an Over65 or Disabled Person
Tax Ceiling displayed above, it is NOT refiected in the Total Estimated Taxes calculation provided. Taxes
are collected by the agency sending you the official tax bill. To see a listing of agencies that collect taxes

for your property. Click Here

The estimated taxes are provided as a courtesy and should not be relied upon in making financial or other decisions. The Dallas Central

Appraisal District (DCAD) does not control the tax rate nor the amount of the taxes, as that is the responsibility of each Taxing Jurisdiction.

Questions about your taxes should be directed to the appropriate taxing jurisdiction. We cannot assist you in these matters. These tax
estimates are calculated by using the most current certified taxable value multiplied by the most current tax rate. It does not take into

account other special or unique tax scenarios, like a tax ceiling, et

Calculator to assist you.

110

MAIN

16

456

https://www.dallascad.org/AcctDetailCom.aspx?1D=65157443310200000#Land

.. If you wish to calculate taxes yourself, you may use the Tax
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Jonathan San Miguel

From: Farmers Branch Records Center <farmersbranchtx@mycusthelp.net>
Sent: Thursday, January 23, 2025 9:34 AM

To: Jonathan San Miguel

Subject: Public Information Act Request :: C028659-012325

Dear Project Scientist San Miguel:

Thank you for your request for public information. Your request for: "I am interested in any and all violations that involve
the following property." was received in this office on 1/23/2025 and assigned the PIR number C028659-012325 for
tracking purposes.

Your request will be processed as soon as possible.

You can monitor the progress of your request at the link below and you'll receive an email when your request has been
completed. Thank you for using the City of Farmers Branch Public Records Center.

City of Farmers Branch

=

To monitor the progress or update this request please log into the Public Records Center.




Jonathan San Miguel

From: Farmers Branch Records Center <farmersbranchtx@mycusthelp.net>
Sent: Thursday, January 23, 2025 9:27 AM

To: Jonathan San Miguel

Subject: Public Information Act Request :: C028658-012325

Dear Project Scientist San Miguel:

Thank you for your request for public information. Your request for: "I am requesting any documents that pertain to
environmental damage/violations such as instillation/removal of storage tanks, leaking storage tanks, soil/groundwater
contamination, potable wells, and asbestos/lead paint use." was received in this office on 1/23/2025 and assigned

the PIR number C028658-012325 for tracking purposes.

Your request will be processed as soon as possible.

You can monitor the progress of your request at the link below and you'll receive an email when your request has been
completed. Thank you for using the City of Farmers Branch Public Records Center.

City of Farmers Branch

(x5

To monitor the progress or update this request please log into the Public Records Center.




PIR Request submitted on 01/23/2025 10:33 AM

PIR Code: 25-100846-PIR
Due Date: 02/06/2025

Page One

Name Prefix: Mr.

Name: Jonathan San Miguel
Company/Organization: Ebi Consulting
Requestor Type: Consultant
Mailing Address 1:
Mailing Address 2:

City:

State/Province/Region:
Zip/Postal Code:

Country:
E-mail Address: jsanmiguel@ebiconsulting.com
Phone Number:

FAX Number:

Page Two

Sites/Facilities :

RN || Facility || CN || Customer Program Addi’;i)onal

Wastewater

Public Water System/supply

Leaking Petroleum Storage Tanks
Remediation

Leaking Petroleum Storage Tanks Licensing

Industrial And Hazardous Waste

Ihw Corrective Action

Dry Cleaners Remediation

Dry Cleaners Registration

Area Description: 2824 Valley View Lane, Farmers Branch Texas, 75234

Page Three

Date Range: 2010-2024




Agency Programs: EXEC (EXEC), OCE-Stack Testing (OCE), Waste - Complaints (OCE), Waste -
Investigations (OCE), Water - Complaints (OCE), Water - Investigations (OCE), Water - Public
Water System Complaints (OCE), Aggregates Production Operations (OOW), Drycleaner -
Registration (OOW), Operator Licensing (OOW), Waste - Dry Cleaner Remediation (DCRP)
(OOW), Waste - IHW Permits (OOW), Waste - IHW Registration (OOW), Waste - LPST (OOW),
Waste - PST Registration (OOW), Waste - Permitting (OOW), Waste - Remediation (OOW), Waste
- Superfund (OOW), Waste - Underground Injection Control (OOW), Waste - VCP & IHWCA
(OOW), Water - CAFO (OW), Water - Districts (OW), Water - Public Water Supply (OW), Water -
Stormwater (OW), Water - Waste Water (OW) and Water - Waste Water General Permit (OW)
Addition Record Search: Any and all documents pertaining to under/above ground storage tanks,
leaks/releases, drycleaner permits/remediation, violations, citations, potable wells, monitoring wells,
and asbestos/lead paint use.

Data Only: No

Confidential Information: No

Certified Information: No

Request Documents: No data found





















































































































Phase | Environmental Site Assessment 2824 Valley View Lane
EBI Project # 039839-PR Farmers Branch, Texas

Appendix D

Professional Qualifications

BUILDING VALUE
SUSTAINABLY

EB/




BUILDING VALUE . 21 B Street
SUSTAINABLY Burlington, MA 01803

JONATHAN SAN MIGUEL

Project Scientist

Experience: Employed at EBI since 2025, in the industry since 2022
Education: Bachelor of Science, Biology, University of Texas San Antonio
Professional Credentials: Hazardous Waste General Awareness Certification

Mr. San Miguel is a Project Scientist and has been in the environmental consulting industry since 2022,
specializing in due diligence assessments such as Phase | Environmental Site Assessments (ESA). As
part of the investigations, Mr. San Miguel performs assessments of indoor air analytical results to
determine the presence and extent of contamination affected media and identify the remedial measures
needed to satisfy the regulatory requirements at a large range of commercial property types, including
multi-family, and similar work for financial institutions.

Phase | Environmental Site Assessments, Commercial Real Estate, Texas, and other regions

Mr. San Miguel is responsible for conducting numerous Phase | ESAs of commercial properties
primarily located in San Antonio, Texas. Mr. San Miguel has experience in assessing various property
types, including but not limited to, dry cleaners, multi-family residential, industrial and manufacturing
sites, and vacant land, with extensive experience in evaluating a large range of commercial property
types. The assessments included inspection of the entire property and adjoining properties according
to ASTM standards, reviewing historical documentation, and compiling the results into a report format
for the end user.

T (7817 273-2500 E: mfo@ebiconsulting.com W~ ebiconsulting.com



Phase | Environmental Site Assessment

EBI Project #039839-PR 2824 Valley View Lane

Farmers Branch, Texas 75234
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SUSTAINABLY 69

EB/




Phase | Environmental Site Assessment 2824 Valley View Lane
EBI Project # 039839-PR Farmers Branch, Texas

Appendix £
Regulatory Database Report

BUILDING VALUE
SUSTAINABLY

EB/




Project Property:

Project No:
Report Type:
Order No:
Requested by:

Date Completed:

2824 Valley View Lane
2824 Valley View Lane
Farmers Branch TX 75234
039839-PR

Database Report

25011300636
EBI Consulting
January 14, 2025
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Notice: IMPORTANT LIMITATIONS and YOUR LIABILITY

Reliance on information in Report: This report DOES NOT replace a full Phase | Environmental Site Assessment but is solely intended to be used as
database review of environmental records.

License for use of information in Report: No page of this report can be used without this cover page, this notice and the project property identifier.
The information in Report(s) may not be modified or re-sold.

Your Liability for misuse: Using this Service and/or its reports in a manner contrary to this Notice or your agreement will be in breach of copyright and
contract and ERIS may obtain damages for such mis-use, including damages caused to third parties, and gives ERIS the right to terminate your account,
rescind your license to any previous reports and to bar you from future use of the Service.

No warranty of Accuracy or Liability for ERIS: The information contained in this report has been produced by ERIS Information Inc. ("ERIS") using
various sources of information, including information provided by Federal and State government departments. The report applies only to the address and
up to the date specified on the cover of this report, and any alterations or deviation from this description will require a new report. This report and the
data contained herein does not purport to be and does not constitute a guarantee of the accuracy of the information contained herein and does not
constitute a legal opinion nor medical advice. Although ERIS has endeavored to present you with information that is accurate, ERIS disclaims, any and
all liability for any errors, omissions, or inaccuracies in such information and data, whether attributable to inadvertence, negligence or otherwise, and for
any consequences arising therefrom. Liability on the part of ERIS is limited to the monetary value paid for this report.

Trademark and Copyright: You may not use the ERIS trademarks or attribute any work to ERIS other than as outlined above. This Service and Report
(s) are protected by copyright owned by ERIS Information Inc. Copyright in data used in the Service or Report(s) (the "Data") is owned by ERIS or its
licensors. The Service, Report(s) and Data may not be copied or reproduced in whole or in any substantial part without prior written consent of ERIS.

erisinfo.com | Environmental Risk Information Services Order No: 25011300636


http://www.erisinfo.com

Property Information:

Project Property:

Project No:

Coordinates:
Latitude:

Longitude:
UTM Northing:

UTM Easting:
UTM Zone:

Elevation:

Order Information:

Order No:

Date Requested:
Requested by:
Report Type:

Historicals/Products:

Aerial Photographs

City Directory Search

ERIS Xplorer

Excel Add-On

Fire Insurance Maps

Physical Setting Report (PSR)
Product Summary
Topographic Map

Vapor Screening Tool

Executive Summary

2824 Valley View Lane
2824 Valley View Lane Farmers Branch TX 75234

039839-PR

32.92411271
-96.88422267
3,644,860.04
697,834.67
UTM Zone 14S

502 FT

25011300636
January 13, 2025
EBI Consulting
Database Report

Historical Aerials (with Project Boundaries)
Smart CD Search

ERIS Xplorer

Excel Add-On

US Fire Insurance Maps

Physical Setting Report (PSR)

Product Summary for Aerials, FIMs & Topos
Topographic Maps

Vapor Screening Tool

erisinfo.com | Environmental Risk Information Services

Order No: 25011300636


http://www.erisinfo.com
https://order.erisinfo.com/xplorer/map.html?q=ZdTVpcuFElSSDgrogrGshUKCBdCOHNjUyLqpbPJq

Executive Summary: Report Summary

Database Searched Search Project Within 0.125mi 0.25mito  0.50mi to Total
Radius Property 0.12mi to 0.25mi  0.50mi 1.00mi

Standard Environmental Records

Federal
NPL Y 1 0 0 0 0 0 0
PROPOSED NPL Y 1 0 0 0 0 0 0
DELETED NPL Y 0.5 0 0 0 0 - 0
SEMS Y 0.5 0 0 0 0 - 0
SEMS ARCHIVE Y 0.5 0 0 0 0 - 0
oDl v 05 0 0 0 0 ; 0
CERCLIS Y O 0 0 0 0 - 0
Tolo] \ 05 0 0 0 0 ; 0
CERCLIS NFRAP Y 0.5 0 0 0 0 - 0
CERCLIS LIENS Y PO 0 - - - - 0
RCRA CORRACTS Y 1 0 0 0 0 1 1
RCRA TSD Y 0.5 0 0 0 0 - 0
RCRA LQG Y 0.25 0 0 0 ) ) 0
RCRA SQG Y 025 0 0 1 - - 1
RCRA VSQG Y 025 0 0 2 - - 2
RCRA NON GEN Y 025 0 1 2 - - 3
RCRA CONTROLS Y 0.5 0 0 0 0 - 0
FED ENG Y 05 0 0 0 0 ; 0
FED INST Y 05 0 0 0 0 ; 0
LUCIS Y 05 0 0 0 0 ) 0
NPL IC Y 05 0 0 0 0 ; 0
ERNS 1982 TO 1986 v PO 0 - - . - 0
ERNS 1987 TO 1989 v PO 0 . - - - 0
ERNS v PO 0 - - - - 0
FED BROWNFIELDS Y 0.5 0 0 0 1 - 1
FEMA UST v 0-25 0 0 0 . - 0
FRP Y 025 0 0 0 ; . 0

erisinfo.com | Environmental Risk Information Services Order No: 25011300636
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Database Searched Search Project Within 0.125mi 0.25mito  0.50mi to Total

Radius Property 0.12mi to 0.25mi  0.50mi 1.00mi
DELISTED FRP v 0-25 0 0 0 | | 0
HIST GAS STATIONS v 0-25 0 0 0 ; ; 0
REEN Y 0.25 0 0 0 - - 0
BULK TERMINAL Y 025 0 0 0 - - 0
SEMS LIEN v PO 0 | | | | 0
SUPERFUND ROD v ! 0 0 0 0 0 0
DOE FUSRAP v ! 0 0 0 0 0 0
State

SUPERFUND v ! 0 0 0 0 0 0
SHWS Y 1 0 0 0 0 0 0
oA Y 1 0 0 0 0 3 3
DELISTED SHWS v y 0 0 0 0 0 0
SWEILE Y 0.5 0 0 0 0 - 0
cLI Y 0.5 0 0 0 0 - 0
HGAC CLI Y 0.5 0 0 0 0 - 0
AACOG CLI v 03 0 y 0 0 ’ 0
HW Y 0.25 0 0 0 . ] 0
IHW RECEIVER v 03 0 0 0 0 ; 0
RWS Y 0.5 0 0 0 0 - 0
LPST Y 0.5 0 1 2 0 - 3
DELISTED LST v 03 0 0 0 0 ; 0
usT Y 0.25 0 1 3 - - 4
AST Y 0.25 0 0 0 - - 0
PST Y 0.25 0 0 0 - - 0
HIST TANK v 0-25 0 0 0 ; ; 0
UST AUSTIN v 0-25 0 0 0 ) ) 0
PETROL CAVERN v 025 0 0 0 ; ; 0
DTNK Y 0.25 0 0 0 - - 0
AUL Y 0.5 0 2 0 0 - 2
VCP Y 0.5 0 2 1 0 - 3
VCP RRC Y 0.5 0 0 0 0 - 0
OP CLEANUP v 0> 0 0 0 0 ’ 0
IoP Y 0.5 0 0 1 0 - 1

Y 0.5 0 0 0 0 - 0

BROWNFIELDS

erisinfo.com | Environmental Risk Information Services Order No: 25011300636
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Database

BROWN RRC

MSD

Tribal

INDIAN LUST
INDIAN UST
DELISTED INDIAN LST

DELISTED INDIAN UST

County

Additional Environmental Records

Federal

PFAS GHG

OSC RESPONSE

FINDS/FRS

TRIS

PFAS NPL

PFAS FED SITES

PFAS SSEHRI

PFAS ERNS

PFAS NPDES

PFAS TRI

PFAS WATER

PFAS TSCA

PFAS E-MANIFEST

PFAS IND

HMIRS

NCDL

TSCA

HIST TSCA

FTTS ADMIN

FTTS INSP

PRP

SCRD DRYCLEANER

ICIS

FED DRYCLEANERS

Searched Search

Radius
Y 0.5
Y 0.5
Y 0.5
Y 0.25
Y 0.5
Y 0.25

Project
Property

0

Within
0.12mi

0

0

0.125mi
to 0.25mi

0

0

0.25mi to
0.50mi

0

0

0.50mi to Total
1.00mi

- 0

No County standard environmental record sources available for this State.

Y 0.5
Y 0.125
Y PO
Y PO
Y 0.5
Y 0.5
Y 0.5
Y 0.5
Y 0.5
Y 0.5
Y 0.5
Y 0.5
Y 0.5
Y 0.5
Y 0.125
Y 0.125
Y 0.125
Y 0.125
Y PO
Y PO
Y PO
Y 0.5
Y PO
Y 0.25

_ erisinfo.com | Environmental Risk Information Services

Order No: 25011300636
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Database Searched Search Project Within 0.125mi 0.25mito  0.50mi to Total

Radius Property 0.12mi to 0.25mi  0.50mi 1.00mi
DELISTED FED DRY v 0.25 0 0 0 - - 0
FUDS Y 1 0 0 0 0 0 0
FUDS MRS Y 1 0 0 0 0 0 0
FORMER NIKE v ! 0 0 0 0 0 0
PIPELINE INCIDENT v PO 0 - - - - 0
MLTS Y PO 0 - - ; . 0
HIST MLTS v PO 0 - : - - 0
MINES Y 025 0 0 0 - - 0
SMCRA Y 1 0 0 0 0 0 0
MRDS Y 1 0 0 0 0 0 0
LM SITES Y 1 0 0 0 0 0 0
ALT FUELS y’ R.25 0 0 0 - - 0
CONSENT DECREES v > 0 0 0 . . 0
AFS \{ PO 0 - - - . 0
SSTS Y 0.25 0 0 0 - . 0
PCBT Y 0.5 0 0 0 0 ] 0
PCB Y 0.5 0 0 0 0 - 0
POWER PLANTS Y 0.125 0 0 - - . 0
State

PRIORITY CLEAN v 0.5 0 0 1 0 - 0
DRYCLEANERS v 0.25 0 2 3 3 . 5
DELISTED DRYCLEANERS v 0.25 0 0 0 - - 0
GWCC Y 0.125 0 3 - _ R 3
GWCC HIST v 0.125 0 2 - - . )
APAR Y 0.5 0 2 1 0 : 3
SPILLS Y 0.125 0 0 - R R o
IHW CORR ACTION v ! 0 0 1 0 3 4
PFAS Y 0.5 0 0 0 0 ] 0
LAND APPL Y 0.25 0 0 0 - - 0
NOV Y 0.25 0 2 1 R R 3
NOE Y 0.25 0 0 0 R R 0
LIENS Y PO 0 - - ; ; o
ORD Y 0.25 0 0 1 . ) L
HIST RCRA NONRCRA v 05 0 2 3 1 . 6

Y 0.25 0 0 0 ; . 0

RTOL

erisinfo.com | Environmental Risk Information Services Order No: 25011300636


http://www.erisinfo.com

Database

uic

IHW GENERATOR
IHW TRANSPORT
AIR PERMITS
EMISSIONS

TIER 2

EDWARDS AQUIFER

Tribal

County

* PO — Property Only

*'Property and adjoining properties' database search radii are set at 0.25 miles.

Searched

Search

Radius

0.25

0.125

0.125

0.25

0.25

0.125

PO

Project
Property

0

Within
0.12mi
0

0.125mi
to 0.25mi

1

0.25mi to
0.50mi

0.50mi to Total
1.00mi

- 1

No Tribal additional environmental record sources available for this State.

No County additional environmental record sources available for this State.

Total:

23

24

_ erisinfo.com | Environmental Risk Information Services

Order No: 25011300636


http://www.erisinfo.com

Executive Summary: Site Report Summary - Project Property

Map DB Company/Site Name Address Direction  Distance Elev Diff Page
Key (mi/ft) (ft) Number
1 MSD JOSEY LANE 12895 12879 & 12895 SSW 0.00/0.00 0 29

- JOSEY LANE 2900 VALLEY
VIEW LANE AND 2 & 3
JOSEY LANE
FARMERS BRANCH TX

- erisinfo.com | Environmental Risk Information Services Order No: 25011300636
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Executi