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EXECUTIVE SUMMARY

Pioneer Environmental Services, LLC (Pionser) was engaged by St. Andrews Development, LLC (Client) 1o
complete a Phase | Environmental Site Assaessment (ESA) of & vacant iot generally located west/northwest of
the Intersection of US Highway 6 and Indiana Route 49, in Valparaiso, Porter County, Indiana (subject
property).  As a note, this site will reportedly maintain City of Valparaisc malling addrossaes; however, i is
presently located within unincorporated Porter County.  The subject property is comprised of two irregular-
shaped parceis and the southern portion of an additionai parcel; these parcels have an approximated
combined area of 60 acres. The subject property is currently coverad in low-lying vegetation, mature trees, a
small pond, bare soil, piles of construction material {i.s., gravel) and asphalt-paved roads. See Figurs 1 for a
Site Diagram and Appendix A for an Area Map.

The subject property has reportedly been vacant land since at least the garly 1940s and was utilized for
agricultural purposes until the early 2010s.  This subject property is presently in the preliminary stages of
development (future Porter Madical Campus). Ploneer's recent visual inspection of the subject property was
conducted on Septemnber 23, 2013. Al the time of inspection, minimal general refuse (i.e., plastic bags, food

containers) was scattered throughout the site; however, these materials appeared environmentally-benign in
nature.

Curing the recent site inspecticn, no buik storags of petroleurm/hazardous substences or obvious physical
evidence of underground storage fanks (UST) emplacement was obsarved on the subject property.
Additionally, the subject property was not identified on the Indiana Department of Erwvironmental
Management's (IDEM’s) online datzbase of USTs and no information was available with Porter County
regarding the emplacement of USTs.

A revisw of the appropriate federal and state envircnmental databases revealed that one RCRA generator of
hazardous waste is located at or within the ASTM minimum search distances from the subject property.
However, based on available information, visual observations, and ils distance, Pioneer does not belisve that
the off-site listing represent recognized emvironmental condftions to the subject property.

Upon comipletion of this report, no recognized environmental conditions {RECs) were identified in connection
with the subject property,

The Executive Summary is intended to provide a brief overview of the findings of this investigation. #t should
be noted that afthough the Executive Surmmary is an integral parl of a report, it should not be substituted in
lieu of reading the entire report.  The entire report must be read in order ic fully understand the findings and
patential environmental concerns associated with the subject property,

Pioneer Project No. 13-0575-101 60-Acre Vacant Lot
October 7, 2013 ii US Highway 6 & indiana Route 49
Valparaiso, Indiana
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1.0 STATEMENT OF WORK

Pioneer Environmental Services, LLC {Pioneer) was engaged by St. Andrews Development, LLC {Client) to
complete a Phase | Environmental Site Assessment (ESA) of a vacant lot generally located west/northwest of
the intersection of US Highway 6 and Indiana Route 49, in Valparaiso, Porter County, indiana {subject
property).  As a note, this site wiil reportedly maintain City of Valparaiso mailing addresses; however, it is
presently located within unincorporated Porter County.  The subject property is comprised of two irregular-
shaped parcels and the southemn porticn of an additional parcel, these parcels have an approximated
combined area of 60 acres. The subject property is currently covered in low-lying vegetation, mature trees, a
smail pond, bare soll, piles of construction material {i.e., gravel) and asphalt-paved roads. See Figure 1 for a
Site Diagram and Appendix A for an Area Map.

A Phase | ESA is designed to identify, to the extent feasible pursuant o the processes described by ASTM
Standard Practice E 1527-05, “recognized environmental conditions” (see definition, following page) in
connection with the subject property.  This ASTM standard was developed in order to qualify for the
Landowner Liabiity Protections offered by the Small Business Liability Relief and Brownfields Revitalization
Act of 2002 (the “Brownfields Amendments™), in an attempt to achieve “all appropriate inquirg.” The ASTM
standard also was developed to provide current owners, prospective buyers, lending institutions or other
interested parties with qualified professional judgments conceming the presence or likaly presence of a
petroleurn/hazardous substance release or substantial threat of a relpase of a petroleurn/hazardous
substance. The scope of this Phase 1 ESA includes a historical review of the site’s development and prior
use, visual inspection of the site and any associated structures and other improvements, and a review of
state and federal environmental/regulatory databases for the subject site and surrounding properties in
accordance with the requirements of the ASTM standard. Pioneer's Phase | ESAs are generally expanded to
identify several potential “business environmental risk(s),” including a search for suspect asbestos-containing
materials (ACMs), lead-based paint (LBP), and potential pofychlorinated bipheny! (PCBi-containing fight
ballasts. Thus, the information contained within this Phase | ESA has been compiled in such a manner that
meets cr exceeds the recommended practices established by ASTM Standard Practice £ 1527-05, except
whereas specified within this report.

The scope of the Phase | ESA can be further expanded from outlined above as specified by the Client, or
*User.” Unless specifically instructed by the User as to the purpose of the Phase | ESA, Pioneer is required
to assume that it is being prepared for the purpcse of qualifying for the innocent landowner defense 10
CERCLA liability. The following specific additions or instructions were made by the User with regard 1o the
purpose and practice of this Phase | ESA: none.

The tollowing terminclogy and definttions are specific to the ASTM standard:

Recognized Environmental Conditions: ‘the presence or likely presence of any hazardous
substances or petrolsum products on a property under conditions that indicate an existing release, a
past release, or & material threat of a release of any hazardous substances or petroleum products
into structures on the property or into the ground, groundwater, or surface water of the property.

Pioneer Project No. 13-0575-101 60-Acre Vacant Lot
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The term includes hazardous substances or petroleum products even under conditions in
compliance with laws. The term is not intended to include ‘da minimis’ conditions (see following
definition).”

De Minimis Conditions: “(environmental) conditions that do not generally present a material risk of
harm to health or the envircnment and that generally wouid not be subject to enforcement action if
brought to the attention of appropriate governmental agencies.”

Historical Recognized Environmental Conditions: “fan} environmental condition which in the past
would have been considered a recagnized environmental condition, but which may or may not be
considered a recognized environmenta! condition currently.”

Business Environmental Risk: “a risk which can have a material environmental or environmeantally-
driven impact on the business associated with the current or planned use of a parcel of commercial
real estate (such as asbestos, regulatory compliance, lead-based paint issugs, etc.), not necessarily
limited to those environmental issues required to be investigated in this (ASTM) practice.”

Findings: “known or suspect environmental conditions associated with the property, and which may
include recognized environmental conditions, historical recognized environmental conditions and de
minimis conditions, among other environmental conditions.”

Pioneer Project No. 13-0575-101 60-Acre Vacant Lot
October 7, 2013 2 US Highway 6 & indiana Route 49
Vaiparaiso, indiana
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2.0 HISTORICAL REVIEW

2.1 Introduction

The historical review process is intended to provide a chronological outiine of the prior uses and development
of the subject property in accordance with Secticn 8.3 of the ASTM standard.  The investigative research
atternpts 1o identify potential environmental hazards and their associations with structures or operations of
the past and present.  Particular attention was focused on past owners or operations that may have been
involved with the generation, treatment, handing, storage, or disposal of petroleum/hazardous materials and
other practices that may have led o recognized environmental conditions in connection with the subject
property.

Pertinent information was collected from standard historical sources that were reasonably ascertainable.
Sources reviewed included available Sanborn Fire Insurance Maps (Sanborn maps), which provide detailed
drawings of the location and use of buildings in a given time period as early as the late 1800s; USGS 7.5
Minute Topegraphic Maps, and aerial photographs (Appendix B), some of which were alsc avallable on-line.
Additionally, where applicable, Pioneer reviewed local building and fire department records, tax assessor
records, zoning/land use records and historical city directories.  Further, Pioneer conducted interviews with
persons knowisdgeable of the historical use of the site.  Primary sources utilized during this investigation are
documented in Section 9.0 of this report. A detafled account of the sources contacted during this
investigation, including the dates that informaticn was requested and last updated, is maintained on fie at
Pioneer and is available upon request.

Per the ASTM standard, additional information, including chain of title records, documentation pertaining to
environmentai liens and/or site use limitations, specialized site knowladge, documentation pertaining to siie
valuation reduction for environmental issues and/or previous environmental assessments/reporls, was
requested from the Client, subject property owner or site occupant. A description of the documentation
provided by the various entities follows.

2.2 Subject Property History

The historical sources reviewed provided the following information regarding the subject property’s
development (ses table, below);

Subject Property History
Date Source Description/Site Activity
1953, 1962, 1980, 1986 & 1992 USGS Maps The subject property was vacent land that appeared to be

- utilized for agricultural purposes or covered with wooded
1954, 1965, 1980, 1998, 2000 & 2007 | Aerial Photographs  |vegetation o the aeria‘i3 p'}-ﬁporographs. An intermitient croek
was northery-located an the subject property.

2011 Aerial Photograph  |A majority of the subject property appeared to be undergoing
grading activities: wooded ve%etatlon remained along the
northarm border and nartheast and northwest portions.

Pioneer Project No. 13-0575-101 60-Acre Vacant Lot
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2.2.1 City of Valparaiso

Pioneer contacted the City of Valparaiso in an effort to obtain information on file pertaining to building
permits and records of underground storage fanks (USTs) and aboveground storage tanks (ASTS), as
well as petroleum/nazardous materials spills, on the subject property. In a response dated September

18, 2013, Pionger was informead that the subject property was outside of City of Valparaisc’s limits and to
contact Porter County.

2.2.2 Porter County

Pionesr contacted Porter County in an effort to obtain information on file pertaining to building permits
and records of USTs and ASTs, as well as pefroleumn/hazardous materials spilis, on the subject property.
in a response dated September 19, 2013, this agency informad Pioneer that no related information was
on file for the subject property.  Further, Pionser made several attempts to contact Liberty Township
Volunteer Fire Department in an effort to obtain additional information on the subject proparty; however, a
response was not received at the time of this report’s completion.

Pioneer alsc visited the Porter County Assessor’s Office website in an effort to obtain additional
information regarding the subject property. Records indicated that the subject property consists of thres
parcels identified by Property Index Numbers (PINs) 64-06-24-400-0058.000-0086,
£4-06-24-200-013.000-006 and 64-06-24-400-014.000-0068. The parcels were descriced as vacant,
agricultural land with a total of 88 acres. As a note, however, the subiect property includes only the
southern portion of parcel number 84-06-24-200-013.000-008. No additional relevant information was
obtained frem this source.

2.3 Adjacent Site History

The historical sources reviewed provided the following information regarding the development of the adjacent

sites:
Adjacent Site History
oDate [ Type L[ e T Deggption RN

1953 USGS Map To the north and west was vacant land utilized for agricultural purnoses
or covered with wooded vegetation. To the east was the remainder of
ithe ?Qc—jswte slme?lﬁ p;‘)nd, \{kéOOded ve%eftatzon, Pgété'\eriy a?d souﬁweygi%f—

i ocated single-family residences and farm-related structures. 10 the

1954 Aerial PRotograph 15oan was US Highway 6. folowsd by a single-family residential structure
and agricutturat land.

1962 USGS Map An additional single-family residential structure and farm-related
structures were constructed along the east-central border of the site; and
severat of the aforamentioned sodtherly-located farm-related struciures

. had been demolished. Beyond these structures to the east, a road

1965 Aerial Photograph  {icurrently East US Highway 6 Frontage Road) was constructed. To the
west, a small pond was created and a southerly-located single-family
residential structure was constructed.

To the south and west, residential communities were being developed; no

1980 LUSGS Map additionat changes were v%s%bielwhen compearad to the 1985 asral

1982 Aerial Photograph photograph.

Pioneer Project No. 13-0575-101 60-Acre Vacant Lot
October 7, 2013 4 US Highway 8 & indiana Route 42
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1986 & 1992 USGS Maps

1998 & 2003 Aerigl Photographs

1o the cast, a centrally-focated, larger pond was created. Additional
single-family residential structures Were constructed to the west, and a
pond was dlso created to the north of these structures.

2007 Agrial Photograph l{é 32?} L-%?géf’.northwest, an additional residential community was
. o the east, a hospital was constructed, beyond the Fast US Highway 6
2011 Aerial Photograph  (Frontage Road. bringing the surrounding properties to thair general

current configuration.

2.4 Property Owner/Key Site Manager Questionnaire

Pioneer submitted a Property Ownes/Key Site Manager Questionnaire to Mr. Pat Kleihege, member and
representative of Porter Medical Campus {current ownarship).
knowledge of any past environmental issued associated to the subject or surrounding properties.  See

Appendix C for a copy of the completed Property Owner/Key Site Manager Questionnaire.

As a note, Pioneer did not submit a User Guestionnaire to the Client, since the Client already completed the

Property Owner/Key Site Manager Questionnaire and there is no pending sale of the subject property.

2.5 Environmental Lien Search Documentation

No title or environmental lien search documents were provided to Pioneer for review. However, Mr. Klethege

was unaware of any environmental liens associated with the site,

Pioneer Project No. 13-0575-101
Qctober 7, 2013

60-Acre Vacant Lot
5 US Highway 6 & Indiana Route 49
Valparaiso, indiana
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3.0 SITE INSPECTION

3.1 Introduction

A visual inspection of the subject property consisted of a physical walk-through of the grounds ¢ obiain
information regarding recognized environmental conditions in connection with the subject site In accordance
with Section 8.0 of the ASTM standard. Particular attertion was focused on, bul not imited to, the nature of
apparent past and present operations at and adiacent to the subject site and a specific search for ceriain
petroleum/hazardous substances. The purpose of the inspection is to assess the potential of a release or
imminent threat of a release of a petroleum/hazardous substance and/or waste based on the activities
performed and obsearvations noted.

The following sections address the observations noted churing the visual inspection conducted on Septembar
22, 2013, Ms. Beth Cole of Pioneer was unaccompanied during the site inspection. A photographic log for
the subject property is included in Appendix D of this report.

3.2 Site Location & General Description

The subject property is generally located west/northwest of the intersection of US Highway 6 and Indiana
Route 49, in Valparaiso, Porter County, Indiana. As a note, this site wil reportedly maintain City of Valparaiso
mailing addresses; however, it is presently iocated within unincorporated Porter County.  The subject
property is comprised of two irregular-shaped parcels and the scuthern portion of an additional narcel; these
parcels nave an approximated combined area of 60 acres. The subject property is currently coverad in low-
lying vegetation, mature trees, a small pond, bare soil, piles of construction material {i.e., gravel) and asphalt-
paved roads. See Figure 1 for a Site Diagram and Appendix A for an Area Map.

3.3 Surrounding Properties

Pioneer consulted the online Porter County Zaning Map for the subject property and surrounding area zening
classification. According to this source, the subject property and surrounding sifes are iocated within Low
Density Single-Family Residential and/or iInstitutional Districts (zoned *R1” and INTL. The table below
provides a summary of the adjacent properties noted during the recent site inspection;

Adjacent Sites
Location Site Improvements Envirenmentai Database
Listings*

North The subject property is bordered to the north by vacant jand. None

East The subject property is bordered to the sast by several single-farmily 85 East US Highway 8
homes and associated agricuttural structures and East US Highway Frortage Boad: RCRA
6 Frontage Road. Beyond the frontage road is the Porter Valparaiso| generator of hazardous waste

Hospital Carnpus {85 East US Highway 6 Frontage Road).

Pioneer Project No. 13-0575-101 60-Acre Vacant Lot
October 7, 2013 6 US Highway 6 & indiana Route 49
Valparaiso, Indiana
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Location Site Improvements Environmental Database
) Listings*
South The subject property is borderad to the south by US Highway 8, None

followed by a residential mobile home park and a single-family
residential structure.

West The subject property is bordered to the west by a residential None
community, vacant land and an additional residential community.

*See Section 4.2 for additional informaiton.

3.4 Physical Setting

The topography of the subject property and adjacent sites slopes gently downward fo the north, with a
series of unnamed crecks and several small, unnamed ponds on and off site. According to the most recent
USGS map avaitable, dated 1992, the elevation of the subject property ranges between approximately 700
to 750 feet above mean sea level. Based on further interpretation of this map, localized groundwater is
expected to flow in a northerly direction towards the aforementioned creeks and ponds (note: site-specific
conditions may vary due to a variety of factars, inciuding geolegic anomalies, Utilities, nearby pumping wells
[if present] and subsurface structures and/or developments).

A review of the online Soil Survey cbtained from the United States Department of Agricutture (JSDA) Natural
Resources Conservation Service (NRCS) website revealed the underlying soiis are composed of Fluvaguents,
Haskins loams, Morley silt loams, Pewamo silty clays, Riddles siit loams, Riddies loams, Tracey sandy loams,
and Washtenaw sitt loams. These soil type range from very poorly drained to weli-drained soiis with a low to
high capacity to transmit water; the depth to the water table reportedly ranges from 0 to 80 inches below
ground surface.

3.5 Site Improvements

As mentioned, the subject property is currently vacant and covered in low-lying vegetation, mature trees, a
small pond, bare seil, piles of construction material {i.¢., gravel) and asphalt-paved roads, and no structural
improvemenis are iocated on-site.

3.6 Site Utilities

As the subject property is undeveloped, the site is not connected to municipal water or sanitary sewer
systems. The area surrounding the subject property is supplied with natural gas and electricity from
Northern Indiana Public Service Company (NIPSCQ).  The surrounding sites reporiedly receive sewer and
potable water services from Damon Bun Conservancy District.

Pioneer Project No. 13-0575-101 60-Acre Vacart Lot
October 7, 2013 7 US Highway 6 & Indiana Boute 42
Vaiparaiso, Indiana
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3.7 Facility Operations & Wastes

The subject property is currently vacant; as such, there are no operations performed or wastes generated on
site. As mentioned, Pionser observed minimal general refuse debrls {i.e. plastic bottles, food containers)

along the subject property borders; however, these materials appeared environmentally-benign in nature.

3.8 Underground Storage Tanks

Underground storage tanks (USTs) that exist or previously existed at sites may represent a potential
environmental risk due to the possibifity of tank systemn faiiures and/or spills and overfills. An inspection was
conducted at the subject property in order to identify the location of any USTs that exist or may have existed,
Specific attention was focusad on visual indications of equipment associated with USTs, such as fill or vent
piping. dispensers, dispenser islands, or evidence of excavations, Information for the UST investigation was
gathered from the visual inspection, personal interviews, the local municipal agencies, and the Hinois
Register of USTs.

3.8.1 Subject Property Underground Storage Tanks

No obvious evidence of USTs was discoverad during site inspection. Additionally, the subject property
was not identified on the Indiana Department of Environmental Management's {DEM’s) online database
of USTs and no information was avaikable with Porter County regarding the emplacement of USTs.

3.8.2 Adjacent Property Underground Storage Tanks

Fioreer performed a limited inspection of the surrounding properties from the subject property's borders
and public thoroughfares, and no obvious physical evidence of USTs was observed. Additionally, none
of the adiacent sites were identified on IDEM’s oniine database of USTs.

3.9 Other Petroleum/Hazardous Substance Storage

No bulk storage of petroleum/hazardous substances was observed on the subject property at the time of the
recent site inspection.

3.10 Asbestos-Containing Materials

This section addresses a potential environmental concern beyond the scope of ASTM Standard Practice E
1527-05. Restrictions for asbestos use in building materials became more stringent in the 1970s, and the
use of friable and sprayed-on asbestos was prohibited In 1978 by the Environmental Protaction Agency with
the passage of the National Emission Standards for Hazardous Air Poliutants {NESHAP). Friable and
sprayed-on asbestes-containing materials {ACMs} are easily crumbled or puiverizad and therafore easily

Pioneer Project No. 13-0575-101 60-Acre Vacant Lot
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made airoorne.  Friable ACMs are a potential health hazard. Non-friable ACMs are not a major concern
unless they become airborne by such processes as sanding, driiing, milling, cutting, etc. during renovation or
demolition. As a note, the 1990 ban on non-friable ACMs was revised in 1993. The revised an applies only
to (1) any new uses of asbestos, and (8) materials for which manufacturing, importing or processing was
discontinued prior to July 12, 1989. Products that are no ionger subject to the ban include, but are not
limited to, vinyl asbestos-containing floor tile, asbestos-cement shingles and rcofing felt,

The subject property is currently vacant land; therefore, no suspect ACMs were noted on site.

3.11 Lead-Based Paint

The use of lead-based paint (LBP) was widespread in #he construction industry prior to 1973 due fo its
durability. At that time, amendments to the Lead Based Paint Poisoning Prevention Act established the
allowable level of lead in paint to 0.5 percent by weight of dry sampie. This limit was implemented to
eliminate the hazard of LBP in housing. LBPs can exist on any painted surface.  Such paint, if properly
maintained and in gocd condition, poses littie risk.  However, damaged or deteriorated surfaces can present
a health threat, especially to children under six years of age.  Chipping or peeling paint poses a threat if
ingested; however, the greatest danger lies in the inhalation of dust particles, Lead dust particles, frequently
associated with deteriorating LBP, can be brought to the surface by moisture or can be released by friction or
by frequent impact on surfaces such as windows and door frames,

The subject property is currently vacant; therefore, no suspect LBP were noted on site.

3.12 Polychlorinated Biphenyl Compounds

The use of Polychiorinated Biphenyl (PCB) compounds was widespread in various manufacturing and
industrial applications due to their superior dielectric, lubricating and fire-retardant properties prior to their
federal ban in 1979, Pioneer's focus has been limited to the more common potential PCB sources, which
include dielectric fluids used in electrical equipment, such as transformers and capacitors, unless otheorwise
stated.

Four pole-mounted electrical transformers are located along the eastern border of the subject property. The
transformers appeared to be in good operating condition, with no evidence of il staining or Ieakage.
According o information on NIPSCC's website, which owns and maintains this equipment, all transformers
were replaced or tested by 1995 and should now be congidered “non-PCR." Therefore, Fioneer does not
belisve that the pote-mounted electrical transformers represent an erwironmental concemn to the subject
property at this time.,

Pioneer Project No. 13-0575-101 50-Acre Vacant Lot
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4.0 ENVIRONMENTAL DATABASE BEVIEW

4.1 Introduction

The purpose of this section is 10 identify sites within a prescribed distance from the subject property that are
listed on slandard environmental databases that may have a potential impact on the subject property in
accordance with Section 8.2 of the ASTM Standard. The following is a iist of federal and stafe databases
searched for the area surrounding the subject property; the search distances are noted in parentnesis.

NPL:

CERCLIS:

RCHIS:

ERNS:

UST:

LUST

STATE:

SPILLS-1890:

WCP:

IC/EC:

SWL:

BROWNFIELDS;

The National Priorities List (NPL) is a federal list of abandored or uncontrolled hazardous waste
sites dentified for pricrity remedial action under the Superfund program (1.0 mils).

The Comprehensive Environmental Response, Compensation and Liability Information System
{CERCLIS) is a compilation of the sites that the EPA has Investigated or is currently investigating,
pursuant to the Comprehensive Ervironmental Response, Compensation and Liabiity Act
{CERCLA), for a release or threatened release of a harardous substance. It also includes
abandoned or uncontrolled waste sites identified under the federal Superfund program 0.5
mile;). Sites that have been investigated and subsequently de-listed from CERCLIS are
designated as "No Further Remedial Action Planned” INFRAP) sites (0.5 mile).

The Resource Conservation and Recovery Information System (RCRIS) Is a fisting of faciities
that ars requlated by the Resource Conservation and Recovery Act (RCRAL RCRIS iists
facilities that treat, store or dispose (TSD) of hazardous waste (0.5 mile) and identifies hazardous
waste handlers with carrective action {CORRACTS) activity (1.0 mile). RCRIS alsc lists small-
quantity generators {3QGs) and large-quantity generators (LQGs) of hazardous wasts (subject
and adjacent properties).

The BEmergency Response Notification System (ERNS) records and stores information on
reported releases of oit and hazardous substances (subject proparty only).

The Underground Storage Tank (UST) database lists USTs registered with the Indiana
Department of Envircnmental Managerent {subject property and adjacent properties).

The Leaking Underground Storage Tank (LUST) records contain an inventery of LUST incidents
reported to the state (0.5 mile).

The indiana Department of Environments! Management (IDEM) database of ai hazardous waste
inventery sites (1.0 mile).

The IDEM database maintains a list of all spills as maintained by the Office of Environmenta
Response Emergency Response Section (subject property onty),

The IDEM database of Voluntary Remediation Project (VRP) includes properties that are anrolied
in the states Voluntary Clean-Up Program (VCF}; 10.5 milgl.

The Institutional Control/Engineering Control (IC/EC) databases are compiled from information
provided by the USEPA and IDEM and include properties that are listed on the VCP database or
that are identified on the Brownfield Management System (BMS) database and have IC/EC
{subject property oniy).

‘the Solid Waste Landfill (SWL) recards typically contain an inventory of sclid waste disposai
faciities or landfils, active or inactive, in a padticUar state (0.5 mile). The IDEM database
maintains a listing of landfilis and transfer stations.

The Brownfieids database is compiled by the USEPA and IDEM and identifies. by definition, real
properiies for which the expansion, redevelopment or reuse may be comgplicated by the
presence or potential presence of a hazardous substance, poliutant or contaminant (0.5 mile),

Pioneer Project No. 13-0575-101
October 7, 2013

80-Acre Vacant Lot
10 US Highway 6 & indiana Route 49
Valparaiso, Indiana
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it should be noted that the subject property and adjacent sites are not listed on the Tribal Lands database,
which includes lands administered by American Indian tribes or federally-administered lands within an Indian
reservation. As a further note, a Freedom of information Act {FOIA) request would be required to obtain more
information cenoerning the cempliance status of any of the sites identified during the environmental databhase
review. This request may take two to four weeks to obtain, As a matter of standard practice, Pioneer would
require client authorization prior to initiation of the process. Any pertinent information subseguently recaived
would then be forwarded to the client and amendments, if warranted, to any recommendations made in this
report would be evaluated at that time.

4.2 Federal & State Notifiers/Listings

Environmental Data Resources, Inc. (EDR) provided reguiatory information for the site and surrounding
properties in a radius map report (see Appendix B}, Properties/listings identified in the £07 Environmental
Review Report within the ASTM minimum search distances from the subject property include one RCRA
generator of hazardous waste.

An east adjacent site, under the facility name “Porter Regicnal Hospital” and the address of 85 East US
Highway 6 Frontage Road, is included on the RCRA “small-quantity” generalor (SQG) of hazardous waste
database. A RCRA 5QG s described as a facility that generates between 220 and 2,200 pounds of
hazardous waste per calendar month.  According to the environmental database report, this faciity
generates the following: unspecified ignitable waste, unspecified corrosive waste, unspecified reactive waste,
barium, chromium, lead, mercury, selenium, silver, m-cresol, unspeciired non-halogenated solvenis, arsenic
oxide, salts, nicotine, benzoic acid, acetaldshyde, cyclophosphamide, daunomycin, cyclohexane,
hexachlorophene, melphalan, phencls and selenium sulfide.  No viclations or enforcement actions are
reportedly associated with this listing.  This site is located approximately 30 feet east of the subject property,
across US Highway 6 Frontage Road, and was recently developed with this hospital (circa early 2010s}.
Pioneer performed a limited exterior inspection of this site from subject property boundaries and public
thoroughtares and did not observe any cbvious mishandling of hazardous materialg,

The siles/listings identified within the ASTM minimum search distances are located greater than one quarter-
mile from the subject property. Based on the avallable information, their distances and the relatively
impermeable nature of the geologic materials, Pioneer does not believe that these listings represent
recognized environmental conditions to the subject property at this time.

Pioneer Project No. 13-0575-101 80-Acre Vacant Lot
October 7, 2013 11 US Highway 6 & Indiana Route 49
Valparaiso, Indiana
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5.0 FINDINGS AND OPNIONS

Based on the information gathered during this Phase | Environmental Site Assessment, within the scope of

this investigation and pursuant 1o the requirements of ASTM Standard Practice E 1527-05, the following
findings and cpinicns are presented balow:

1)

Recognized Envirorimental Conditions;

*  None
2) Historical Recognized Environmental Conditions:

* None
3)  De Minimis Conditions:

* The east adjacent property is listed on the RCRA SQG of hazardous waste database (refer to
Section 4.2). Based on available information and visual cbservations, Pionger believes this site
represents a de minimis condition to the subject property at this time.

4y Data Gaps:

* Pioneer was unable to obtain site-specific information pertaining to the site’s history pre-dating 1953,
at which time the subjsct property was vacant land utiized for agricuitural purposes.  Additionally,
title and/or envircnmental lien search documentation was not provided 1o Fioneer.  However, the
above data gaps were not deemed to be significant.

Pioneer Project Na. 13-0575-101 60-Acre Vacant Lot
October 7, 2013 12 US Highway 6 & Indiana Route 49

Valparaise, indiana
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6.0 CONCLUSIONS

Pioneer Environmental Servicas, LLC has perdormed this Phase | Ervircnmental Site Assessment in
conformance with the scope and limitations of ASTM Practice E 1527-05 of the subject property, an
approximate €0-acre site generally located at the intersection of US Highway 6 and Indiana Route 49, in
Valparaiso, Porter County, Indiana. Any exceptions to, or deletions from, this practice are expressed hersin.

This assessment has revealed no evidence of recognized environmental conditions (RECs) in connection with
the subject property.

Pioneer Project No. 13-0575-101 B0-Acre Vacant (ot
October 7, 2013 13 US Highway 8 & indiana Route 49
Vaiparaiso, Indiara
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7.0 CLOSING REMARKS

Pioneer warrants that the findings and conclusions contained herein have been promuigated in accordance
with ASTM Standard Practice £ 1527-05, Phase | Environmental Site Assessment Process, only for the site
described in this report. No environmental assessment can eliminate the uncertainty regarding the potential
for recognized environmental conditions i connection with a property.  The Phase | £E5A is designed to

reduce, bul not eliminate, uncertainty regarding the potential for recognized environmental conditions in
connection with a property.

Due to the limited nature of the work, there is a possibility that conditions may exist which could not be
identified within the scope of the assessment, or which were not apparent at the time of the report
preparation. The scope of the Phase | ESA does not include the sampling or analytical tasting of substances
encountered at the subject site.  Conseguently, a subsurface investigation would be necessary in order 1o
analytically determine the environmental condition of the subiect site.

Pioneer is not responsible for independently verifying the information provided. Further, Pioneer cannot be
held responsible if the user, current owner or key site manager does not communicate to Pioneer any

spacialized knowledge or experience that is material to recognized environmental conditions in connection
directiy or indirectly with the subject proparty.

Thig report has been prepared for the use of the Client identified in the report and cannot be relied upon by
other persons or entities without the permission of Pioneer. The observations and conclusions contained
herein are limited by the scope and intent of the work mutuailly agreed upon by the Client and Pioneer and
the work actually performed. Pioneser believes the findings and conclusions provided in this report are
reasonable. However, no warranties are impfied or expressed.

Picnesr appreciates the opportunity to be of service 1o you on this project. We hope this information mests

your needs at this time.  If you have any questions regarding this initial assessment, please contact us at
{773) 722-9200.

Pioneer Project No. 13-0575-101 80-Acre Vacant Lot
Cotober 7, 2013 14 US Highway 6 & Indiana Route 48
Vaiparaiso, indiana
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8.0 ENVIRONMENTAL PROFESSIONAL DECLARATION

I, Beth Cole, declare that, to the best of my professional knowledge and belief, | maest the definition of
Envircnmental Professional as defined in Section 312,10 of 40 CFR 312. 1, Beth Cole, have the specific
gualifications based on education, training, and exparience to assess a property of the nature, history and
setting of the subject property. | have developed and performed all the appropriate inquiries in conformance
with the standards and practices set forth in 40 CFR Part 312,

Beth Cole
Project Manager

Pioneer Project No. 13-0575-101 80-Acre Vacant Lot
October 7, 2013 15 US Highway & & Indiana Route 49
Valparaiso, indiana
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APPENDIX A

Area Map
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USGS Maps & Aerial Photographs
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Property Owner/Key Site Manager Questicnnaire
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Pro Owner and/or Key Site Ma er Questionnair

This quasticnnaire hizs been devaloped in accordance with the American Society for Testing and Materigis
(ABTM] Stendard E 1527-05. The purposs of thia questionnaire i3 to create ¢ foundation and oreliminary
history of the sublect property and 1o obtaln information regarding recognized emvrenmental conditions in
connaciion with the sublact property.

Flease answer the following questions to the bast of vour knowlsdge with & ves, no, or unknown fespinse

and slaborate, whenevier posaible, In the space grovided below. A gopy of the compisted quagtionnalre wil
be includsd as an eppendix to the Phasse | Environmental Ste Assessment performed for the suibjsct site.

1. Have the subject property or adioining properties been used for industrial purposes?

Ne HX’.__ Linknown

if you marked yas, please slaborate

Yag

2. To the nest of your knowledge, have the subject property or any adjoiring propertiss been used as a
gasniine servcsn gtation, commercial printing Taciity, v cieaners, photograph developing ab, junkyard or
fandfill, or 35 2 wasie rgatment, storage, disposal, procesaing or recvaiing faclity in the past or present??

Yes No N Unknown

¥ you marked ves, please claborale

3. Ars there currently on 1o the hest of your knowledge, have there been previcusly feciity cperations

involving the troatment. storage, disnosal, generation or handling of petroleum/hazardous substances at
the subjsct properiy or adioining properties?

Yes No - Unknown

if vou marked yes, please slaborate




1878472813 12:%6 121976238937 GREATLAKES FAGE

4. A there or have there aver been any underground storage tanks located on the sublect property or &

the faoiiity?
Mo ”’XK- Urikknown

If you rmarked yas, please elaborate

Yeg

Se-Arg.thers or have thems aver been any abaveground siorage tanks located on the subject pmoparty or at
the faciity?

Yes Ng L Linkniown

i you marked yes, please slaborate

6. Are there or have therg ever heen any underground storage containers associated with hydraudic
* equipment incatsd on the subject property or at the faciity?

No A:L_ Lirtknown

if you marked ves, plesse claborats

Yeos

7. g there a tfransformer, capacitor, o any hydraufic aquipment for whichr there areany-records indicating the © =

presance of PCBs, and if 50, where & they located?

Yas Ng \“i Unknown

I you markad yes, tloass slsborate

Bz/82



8. Have there ever been any asbestos-containing bullding materals provicusly identified In the subject
buiding?

Yos No \j___ Lnkiown

if vour marked yes, piezse glaborats

g. Are there or, to the best of your knowladge, have thare been any facility operations that require monitoning
by a state o federal anvironmantaly-related agency or program?

Yes No 4 Uninown
S~

i you marked yes, please elaborate

10, Are there or, 0 the best of vour knowledgs, heve thers been any substances used oa site for which
Mazarial Safety Data Sheets (503 are eouired 1o be maintgined?

Yes No __SL__.. Unknown

if vou marked ves, pleass elaborate

11, Are thare currently O 1o the best of your kKnowledge, have there aver been any wasles generated on site
that recuuire disposal as special or hazardous waste?

No své_ nknown .

if you marked yes, please slaborate

Yag

12. 15 the subject property serviced by a private on-site wall?

A
NG _\:;l__. Lnknown

Yes

o]



13. Arg there currantly or have therg been any pits, ponds or lagoons, whather natlrsl, septie o Industrial
elated, ocated on the subject property or at the facility?

Nty ;)Q__ Urnknown

if you marked yes, please elaboraie

Yog

~

14. Doss the faciity discharge process-related wastawater on or adjacent 0 the subject orenerty”?

Yas

15, ¥ the facilty is discharging into the municipsl sewer system, has contact Deen made with the
wretreatment coordinator regarding the effiuerd?

No .,q%,_ Unknown

Yes Ne 7£‘ Unknown
16, Hag il dirt been brought anto the zublect property?

No ,:.}.\_. Unignown

If you marlead ves, please slaborats

Yes

17, Have there sver been any materals identfied or unidentfied disposed of, bumed or bured on the

subject proparty?
Yes Mo “:.-ji Unknown
H yﬁ)‘.ﬁ markad yesl ﬁ%e&EEﬁ Biabgrate H B R T ol B I TS MUY USRS S

18, Have there sver hesn any envirenmerial assessments, feasinility studies or any other environmentally-
refated activiles praviously performed or the subiect property?

Yag .. Mo E\_,Lﬁ_ Urenown

If you marked ves, tlesse sisborate




19, Have there aver been any panding, threatened or past lawsuits, administrative proceadings and/or
government notices regarding a release or threatened release, improper starags or handing practices on the
subject property?

Yes Mo K? Unknowrs
™~

if you marked yos, plegas slaborate

20. Have there ever bean any environmental liens recprded against the sublec property?

Yes No Urienown

it you marked yes, please elaborate

21, Have there ever beon any known Or suspected petroleum or hazardous subatance spils or rofogswa at
the subject property?

Yes No \jl Unknown

if you marked yes, please elaborats

This questionnale was answered by:

Neme

Signatur

Tite __Mempex
Firrey Wi,

Phone # A 19~ Hpa - 14T
Date (0 =cf=f3
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West-central portion of the subject property, looking south West-central portion of the subject property. looking north

East-central border of the subject property
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APPENDIX F

Qualifications



1 700 M Sacramento Bivd, Suite 107
! Chicage iL 60612

= 4 g 773.722.9200 Phone - 773.722.9207 fax
ENVIRONMENTAL SERVICES, LLC 1 www.pioneerEES.com

ELIZABETH A.H. COLE

TITLE: Project Manager - Environmental Professional
Pioneer Environmental Services, LLC

EDUCATION: B.S. Natural Resources and Environmental Science
Purdue University, West Lafayette, IN

CERTIFICATIONS: Completed ASTM Site Assessment Training
40 Hour OSHA Safety Trained for Hazardous Waste Sites

QUALIFICATIONS:

» Conducted numerous due diligence Phase | Environmental Site Assessments (Phase | £SAs} of various
properties, including vacant/undeveloped land, residential sites, commercial/retai properties  and
industrial facilities. Assessments consisted of project oversight, site investigations, historical rasearch,
regulatory agency file reviews, report preparation, and overall extensive correspondence with federal,
state, and local government agencies.  Assessments have been performed in filinois and Indiana.

* Conducted numerous due diigence Transaction Screen Processes (TSPs) of fow-risk properties ranging
from vacant land to mixed-use developments.  Assessments consisted of project oversight, site
investigations, historical research, regulatory agency file reviews. report preparation, and overall extensive
correspendence with federal, state, and local government agencies. Assessments have been parformed
in inois,

* Conducted numerous field sampling svents, including subsurface soil, suface water, groundwater and
air throughout Indiana and Chicagoland.

* Assisted in the preparation of a Phase #l Environmental Site Assessmenis (Phase #f ESAs) for areas
throughout Chicagoland.

* Assisted with daily tasks and maintenance within wastewater treatment and monitoring operations at
former Superfund sites in indiana.

* Managed Leaking Underground Storage Tank (LUST) compliance at numerous sites throughout indiana
for the State of Indiana Departmert of Emvironmentai Management, including: roview of site
charactarizalions, remediation and closure documents: and prepared documentation required for closure
decisions.



: 700 N Sacramento Bivd. Suite 161

| Chicago IL 60612

: 773.722.5200 Phone - 773.722.9201 Fax
ENVIRONMENTAL SERVICES, LILC § www.picneerEES.com

BOYD R. RAVELING

TITLE: Vice President - Phase | Manager
Pioneer Environmental Services, LLG

EDUCATION: B.A. Journalism
Columbia Coliege, Chicago, IL.

AA. Liberal Studies
Elgin Community College, Elgin, IL

Engineering
University of Wisconsin, Madison

CERTIFICATIONS: Completed ASTM Site Assessment Training

QUALIFICATIONS:

*  Supervision of Phase | Environmental Site Assessment staff for over 15 years. Pioneer’s Phase | Group
produces several hundred property investigation reports annually.  Duties include technical writing/
editing, performance review, employee training, client contact, and final report authorization.

= Conducted in excess of 200 Phase | Environmental Site Assessments, over 20 vears of experience, for
industrial and commercial properties throughout the United States.  Facilities inspected have included
large-scale printing operations, distribution faciities, and manufacturing plants.  The assessments
included on-site surveys, asbestos, lead-based paint {LBF} and polychiorinated bipheny! {PCB) survays,
underground storage tank (UST) investigations, prior use evaiuation, and neighborhood hazardous waste
activity review.

» Conducted numerous Transaction Scresn Process (TSP} studies for residential and fight commercial
properiies throughout the Midwest. These studies also included on-site surveys, asbesios, LBP and
PCB surveys, UST investigations, prior use identification, and neighborhood hazardous waste aciivity
review.

» Conducted numerous Ashestos Surveys and pre-demolition ashestos inspections for commercial and
multi-unit residential properties. These studies included asbestos identification, sampling, gquantification
assessments, and abatement cost estimates cutlined in detailed reports.

= Assisted in the preparation of numerous Phase Il Environmental Site Assessments, including core
sampling, field testing, and groundwater monitoring.

+  Experienced in wastewater sampling and sanitary district compliance issues. Facilities monitored include
plating facilities, metal foundry operations, meat-packing piants, and printing opserations,

= Extensive technical writing experience.



