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EXECUTIVE SUMMARY

Langan CT, Inc. (Langan) completed a Phase | Environmental Site Assessment (ESA) of the
Old Greenwich School property at 285 Sound Beach Avenue in Greenwich, Fairfield County,
Connecticut (the “subject property”) under the written authorization of Silver/Petrucelli &
Associates (“Client” and the “user”).

The Phase | ESA was completed following the guidelines of ASTM International Standard
Practice E1527-21 (ASTM E1527-21), the U.S. Environmental Protection Agency’s (EPA) All
Appropriate Inquiries (AAl) Rule, and industry standard practice. The user requested this ESA
as part of their environmental due diligence related to a potential transaction involving the
subject property.

Subject Property Layout

The subject property is improved with an approximately 68,500-square-foot school building.
The eastern portion of the building is three stories; the rest of the building is one story. The
one-story portions of the building are on slab with no basements; the first story of the three-
story area is at basement level. The building is in the eastern portion of the subject property
along Sound Beach Avenue.

The school grounds are developed with a parking lot to the north of the school building, an
asphalt-paved recreation area and a playground to the south of the school building, and two
baseball diamonds to the west of the school. An area west of the baseball diamonds remains
undeveloped.

Subject Property Current Use

Old Greenwich School operates as an elementary school with approximately 400 students
from kindergarten to 5" grade. The subject property is owned by the town of Greenwich.

Subject Property History

The subject property was first developed with a portion of the current school building in
1902; the school was expanded in 1925, 1950, 1957 and 1995. No transfers of ownership are
listed in town records.

Langan completed environmental due diligence of the subject property using the scope
guidelines and inherent limitations of ASTM E1527-21. Table ES-1 presents the conclusions
of the Phase | ESA.
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Table ES-1 Conclusions, Findings and Opinions

ASTM E1527-21 Scope Items

Recognized Environmental Conditions (RECs)

Northern Underground Storage Tank (UST): An underground storage tank (UST) identified as “T1"
was reportedly installed on July 1, 1950. The tank is listed as "currently in use” on the state UST
database; however, the school building is heated with natural gas, and a Tank Closure Report
prepared by HYGENIX, Inc, and dated July 17, 2018, and undated figures indicate that the UST was
removed, and another tank identified as “T1R1" was installed in the same location. A third undated
figure prepared by an unidentified entity indicates that “T1"” was in an area adjacent to “T1R1". A
letter from the facilities director, dated September 21, 1988, requested a three-year extension on
replacing an unnamed UST at Old Greenwich School. A formal response from the Connecticut
Department of Energy and Environmental Protection (CTDEEP) was not available for review, but a
handwritten note on the letter indicated that the request would not be granted. Based on the
conflicting location information for “T1", it is not clear if the closure report for the replacement tank,
“T1R1", would be sufficient to consider “T1"” closed. Therefore, it is considered a recognized
environmental condition (REC) based on a material threat of a release due to its age, construction
details, and lack of tightness testing results.

Controlled Recognized Environmental Conditions (CRECs)

Langan did not identify controlled RECs (CRECs).

Historical Recognized Environmental Conditions (HRECs)

Historical Release of Fuel: An Environmental Response Notification (ERNS) listing is associated with
the property, dated February 26, 1991, with a report number of 71779. According to the listing, fuel
was discharged to a creek due to an equipment failure (broken gauge). Approximately 120 gallons
of No. 2 fuel oil was discharged; the listing does not indicate how much of the fuel reached the
creek or where the release occurred. The listing notes that cleanup was performed but does not
specify the actions taken. This release was not identified on the CTDEEP spills database. As cleanup
was performed and record of an ongoing spill case was not identified, the release is considered an
historical REC (HREC).

De Minimis Conditions

Langan did not identify de minimis conditions.

Significant Data Gaps

As noted above, information regarding the location and removal of one UST previously located on
the subject property was requested but not available for review.
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1. INTRODUCTION

Langan CT, Inc. (Langan) completed a Phase | Environmental Site Assessment (ESA) of the
Old Greenwich School property at 285 Sound Beach Avenue in Greenwich, Fairfield County,
Connecticut (the “subject property”) under the written authorization of Silver/Petrucelli &
Associates (“Client” and the “user”).

The Phase | ESA was completed following the guidelines of ASTM International Standard
Practice E1527-21 (ASTM E1527-21), the U.S. Environmental Protection Agency's (EPA) All
Appropriate Inquiries (AAl) Rule, and industry standard practice. The user requested this ESA
as part of their environmental due diligence associated with a potential transaction involving
the subject property.

1.1. Purpose

The purpose of this Phase | ESA is to identify recognized environmental conditions (RECs)
associated with the subject property. This purpose also includes identifying controlled RECs
(CRECSs), historical RECs (HRECs), de minimis conditions, and significant data gaps. The
definitions of REC, CREC, HREC, de minimis condition, and other select ASTM terms used
in this report are in Section 8.

1.2. Scope of Services

Langan’s scope of services consisted of the completion of a Phase | ESA following the
guidelines of ASTM E1527-21. Langan’s scope of services as it pertains to the elements of
a Phase | ESA as specified in ASTM E1527-21 is described below.

1.2.1 Records Review and Local Government Interviews

Langan contracted a third-party provider to search environmental regulatory databases and
provide historical records. The database search included select federal, state, local, and tribal
standard source environmental databases within the approximate search radii specified by
ASTM E1527-21.

Langan submitted Freedom of Information Act (FOIA) requests to supplement environmental
database listing information. The FOIA requests were submitted to the town of Greenwich
town clerk, fire marshal, and health department, as well as to the Connecticut Department
of Energy and Environmental Protection (CTDEEP) file room. Langan also reviewed online
records including the CTDEEP Document Online Search Portal (DOSP), Environmental Land
Use Restriction (ELUR) Map, Spill Incidents database, CTDEEP Registered Underground
Storage Tanks (USTs) and Hazardous Waste Manifest databases, United States Geological
Survey (USGS) mapping, and US EPA databases. Agency FOIA-requested information, where
received, is discussed in relevant sections of this report, and referenced in Section 7.

Langan supplemented the third party-provided historical records with review of online
historical record sources including Google Earth Pro and NETR Online.
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1.2.2 Site Reconnaissance and Owner/Operator/Occupant Interviews

Langan completed the site reconnaissance on April 12, 2023. Elyssa Schwendy of Langan
was largely unaccompanied during the site reconnaissance; Jennifer Bencivengo (Old
Greenwich School principal) was available for a brief interview at the start of the site
reconnaissance, and custodial staff provided access to locked areas when necessary. The
site reconnaissance focused on the spatial extent of the subject property and associated
structures and progressed to the adjoining and surrounding properties. The adjoining
properties were observed from the subject property or from public right-of-ways. The
weather at the time of the site reconnaissance was approximately 70 degrees Fahrenheit
(°F) and sunny. Limiting conditions encountered during the site reconnaissance, if any, are
discussed in Section 8.3.

As noted, Langan interviewed Jennifer Bencivengo during the site reconnaissance, and
interviewed Daniel Watson (Director of Facilities for Greenwich Public Schools) via email on
March 23, 2023.

1.2.3 Evaluation, Report and Parts Used in Concert

Langan evaluated the pieces of information obtained from the records reviews, site
reconnaissance, and interviews described above, and from the user as described in Section
1.3 in concert with each other. Langan’s findings, opinions, and conclusions are discussed
throughout this report. Significant assumptions, or deletions, deviations, or exceptions to
ASTM E1527-21 are noted in Sections 5. and 8.3, respectively.

1.2.4 Non-ASTM Scope Services

The scope of services for the Phase | ESA did not include non-scope ASTM considerations,
including perfluoroalkyl and polyfluoroalkyl substances (PFAS).

1.3. User Responsibilities

Langan requested that the user provide the results of tasks the user is responsible for
completing to satisfy the requirements of AAIl. The tasks include: searching for known
environmental liens and activity and use limitations (AULs) filed or recorded against the
subject property, and provision of information related to specialized knowledge or
experience of the user or the degree of obviousness relative to conditions indicative of
releases or threatened releases; actual knowledge of the user regarding environmental liens
or AULs related to the subject property; specialized knowledge or experience of the user;
reasons for significantly lower purchase prices, and commonly known or reasonably
ascertainable information within the local community about the subject property. Langan
also requested that the user state the reason the Phase | ESA was requested. A summary
of the user’s responses is provided in Appendix B and relevant information provided by the
user is discussed in applicable sections of this report.

Unless specifically included in the scope of services, Langan did not complete a title search
or a search for environmental liens or AULs, as that is the responsibility of the user. If the
user requested that Langan complete such searches on the user’'s behalf, the information
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was supplied to Langan by a vendor, and to the vendor by government sources; therefore,
neither Langan nor the vendor can verify the completeness or accuracy of the title search,
or AUL searches.

2. SUBJECT PROPERTY DESCRIPTION AND CURRENT USE
2.1. Location, Legal Description, and Ownership

The approximately 11-acre subject property is along the western side of Sound Beach
Avenue. The subject property is identified by Parcel ID 06-4503/S and is owned by the town
of Greenwich.

A Subject Property Location Map (Figure 1) is included in Appendix A of this report.
2.2. Physical Setting

The physical setting that includes the geologic, hydrogeologic, hydrologic, and topographic
characteristics of the subject property and surrounding area are discussed below.

2.2.1. Topography

The 2018 U.S. Geological Survey (USGS) 7.5-minute quadrangle topographic map for
Stamford depicts the subject property at an elevation of approximately 9 feet above mean
sea level (amsl) with a gentle slope downward toward the west. The regional topography
slopes downward toward Greenwich Cove, which adjoins the subject property to the
southwest.

2.2.2. Geology

According to the U.S. Department of Agriculture’'s (USDA) Natural Resources Conservation
Service (NRCS) Soil Survey Geographic (SSURGO) data for Fairfield County, soils at the
subject property are primarily comprised of Westbrook mucky peat, udorthents (smoothed),
urban land, and Charlton-Urban land complex.

According to review of the Bedrock Map of Connecticut the subject property is within the
Harrison Gneiss of the Hawley Formation, which consists of interlayered dark- and light-gray,
medium-grained, well-foliated gneiss, composed of andesine, quartz, hornblende, and
biotite.

2.2.3. Hydrogeology

Streams associated with Greenwich Cove are present throughout the western undeveloped
portion of the subject property. According to the CTDEEP Water Quality Map for Greenwich
(dated October 2018), groundwater beneath the subject property is classified as “ GA.” Class
GA designated uses are “the existing private and potential public or private supplies of water
suitable for drinking without treatment and baseflow for hydraulically-connected surface
water bodies.” The streams present on the subject property are classified as “SA.” Class
SA designated uses are “habitat for marine fish, other aquatic life and wildlife; shellfish
harvesting for direct human consumption; recreation; industrial water supply; and
navigation.”
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According to the CTDEEP Connecticut Aquifer Protection Areas (APAs) Interactive Map, the
subject property is not within a mapped APA.

Information regarding subject property-specific groundwater flow direction is unavailable.
Groundwater flow can be influenced by several factors such as surface water bodies,
wetlands, hydrogeologic, and anthropogenic variables. However, based on topographic
gradient and proximity to Greenwich Cove, it is expected that groundwater generally flows
to the west.

A review of the Geocheck section of the Environmental Data Resources (EDR) Regulatory
Database Report (Appendix F) did not identify any groundwater monitoring wells on the
subject property. However, a figure from a report concerning an adjoining property (see
Section 4.3) indicates that a groundwater monitoring well was historically located in the
northeast portion of the subject property, along Sound Beach Avenue. The well (identified
as T-3) is labeled as “destroyed” and no other information was provided. Evidence of this
well was not identified during the site reconnaissance. Groundwater at the adjoining
property (280 Sound Beach Avenue) was reportedly observed between 6 to 8 feet below
ground surface (bgs) and flows to the west.

2.3. Subject Property Description

The subject property is improved with an approximately 68,500-square-foot school building.
The eastern portion of the building is three stories; the rest of the building is one story. The
one-story portions of the building are on slab with no basements; the first story of the three-
story area is at basement level. The building is in the eastern portion of the subject property
along Sound Beach Avenue.

The school grounds are developed with a parking lot to the north of the school building, an
asphalt-paved recreation area and a playground to the south of the school building, and two
baseball diamonds to the west of the school. An area west of the baseball diamonds remains
undeveloped.

A Subject Property Layout Map is provided in Figure 2 of Appendix A. Photographs of the
subject property and a checklist documenting Langan’s observations relative to the features,
activities, uses, and conditions outlined in Section 9.4 of ASTM E1527-21 are in Appendix C.

2.4. Current Subject Property Use

Old Greenwich School operates as an elementary school, with approximately 400 students
from kindergarten to fifth grade.

The following table summarizes subject property utility providers.

Table 2-1 Utility Providers

Utility Providers
Electricity Eversource
Natural gas (used for heating) Connecticut Natural Gas
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Utility Providers

Water Aquarion

Sewer Town of Greenwich

2.5. Hazardous Substances and Petroleum Products

According to Daniel Watson, Old Greenwich School follows recommendations laid out by a
“green school” initiative and does not store any hazardous substances on-site.

2.5.1. Underground Storage Tanks (USTs)

Langan did not observe any evidence of USTs at the subject property. Historical USTs are
discussed in Section 3.2.

2.5.2. Aboveground Storage Tanks (ASTs)

Langan did not observe any aboveground storage tanks (ASTs) at the subject property.

2.5.3. Drums, Totes, and Intermediate Bulk Containers

Langan did not observe any drums, totes, or intermediate bulk containers at the subject
property.

2.5.4. Other Chemical Storage, Containers, or Equipment

Langan observed shelves and storage cabinets containing retail-size containers of
maintenance-related products and janitorial products throughout the interior of the building.
The containers appeared to be in good condition, and no evidence of release was noted.

Langan observed a pad-mounted transformer along the northern subject property boundary,
and pole-mounted transformers were observed along Sound Beach Avenue. The pad-
mounted transformer was not labeled to indicate whether it contained polychlorinated
biphenyls (PCBs), and labeling could not be identified on the pole-mounted transformers.
Langan did not observe indications of leaks or releases from the transformers.

Minor staining was observed in asphalt-paved parking areas throughout the subject property.
The staining appeared consistent with regular use, and the asphalt was observed to be in
good condition.

2.6. Air Emissions

Air emission sources at the subject property include heating, ventilation, and air condition
(HVAC) equipment and natural gas-fired boiler units. Langan did not identify obvious impacts,
such as visible emissions or odors, from air emission sources at the subject property.

Langan does not consider the air emissions an environmental concern for the subject
property.
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2.7. Waste Management
2.7.1. Hazardous Waste

Langan did not observe any hazardous waste on the subject property.

2.7.2. Non-Hazardous Waste

Non-hazardous municipal waste generated at the subject property is collected in trash cans
throughout the interior and exterior of the subject property and disposed of in dumpsters at
the northern exterior of the school building. Some staining was observed on the outside of
the dumpsters; however, Langan observed the non-hazardous waste containers to be intact
without obvious indications of a release or material threat of a future release.

A subsurface grease trap was observed in the kitchen of the cafeteria. According to Daniel
Watson, the grease trap is serviced annually by an outside vendor (Highland Sewer).

2.7.3. Fill Areas or Solid Waste

Langan did not observe areas that were apparently filled or graded by non-natural causes (or
filled with material of unknown origin) that suggest the presence of garbage, construction
debris, demolition debris, or other solid waste disposal, or mounds or depressions
suggesting solid waste disposal.

2.8. Wastewater

Sanitary wastewater is discharged to the public sewer system. Floor drains were noted
within the boiler room, located in the northern portion of the building, and within the
bathrooms throughout the building. No chemicals or petroleum products were noted in these
areas, and no evidence of release was observed in the vicinity of the floor drains. What
appeared to be a sump was located within the boiler room; it was covered by a metal sheet,
which appeared to be in good condition. No evidence of release was noted in the vicinity of
the sump.

A second sump pump was observed in a designated sump room, accessed from the western
exterior of the building. No chemical or petroleum storage was observed within this area,
and no evidence of release to the sump was noted.

The Greenwich Health Department provided an inspection report that discusses a sewage
backup in May 2014. Two classrooms and one hallway on the ground floor were impacted.
The report notes that porous materials were disposed of, and nonporous materials were
bleached; the rooms themselves were bleached and disinfected.

Langan did not identify evidence of septic systems or cesspools at the subject property.
29. Storm Water

Storm water at the subject property percolates through pervious areas or sheet flows to on-
site storm drains or the adjoining roadways into the municipal storm sewer system.

Langan did not observe obvious evidence of impacts to storm water pathways such as
sheens, residue, or stressed vegetation at the subject property.
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3. SUBJECT PROPERTY HISTORY AND RECORDS REVIEW
3.1. Historical Summary

Langan compiled the following summary of the subject property history based on a review
of readily available and reasonably ascertainable sources and interviews. Historical resources
are provided in Appendix E.

Table 3-1 Subject Property History

Time Period Historical Discussion

1892 — 1899 The subject property is depicted as undeveloped on topographic maps.
1920s — 1940s

After 1899, there is a gap in coverage until 1920. According to the property
card, the school was constructed in 1902.

The 1920 Sanborn map shows the three-story portion of the school building
along South Beach Avenue; the school is labeled “Sound Beach Public
School.” No other development is shown on the parcel. Aerial photographs
from the early 1930s to late 1940s show the same building, along with a
parking lot and a baseball diamond west of the school. Streams are shown
in the undeveloped western portion of the property.

1950s — 2000s Sanborns and aerial imagery from the early 1950s show several additions to
the school, including three-story wings to the north and south of the original
building, one-story additions to the north and south of the wings, and a one-
story auditorium to the northwest, along with additional parking to the
northwest. Historical records indicate that the additions were constructed in
1925, 1950, 1957, and 1995. Two additional baseball diamonds are shown
to the west of the school in the late 1950s; this area is labeled as a
playground. Between 1990 and 1992, the Sanborn map indicates that the
name of the school changed from Sound Beach Public School to Old
Greenwich Public School; however, the earliest available city directories
from 1961 identify the school as Old Greenwich School. The 1992 city
directory also lists the subject property address as the “Registrar of Voters”,
and the 2014 city directory also lists the subject property address as
“International Brotherhood of Teamsters.”

2000s - Present In the mid-2000s, two additional one-story additions are shown along the
western and southern exteriors of the auditorium; based on the construction
dates of the various expansion projects, it is likely these additions were
constructed in 1995. One of the baseball diamonds is no longer shown, and
playground equipment is shown in the southeastern portion of the
recreational area. No transfers of ownership are indicated on the property
card, and the subject property is zoned as “R-12 single family.”

Environmental concerns related to historical operations are discussed further in Section 3.3.
3.2. Regulatory Database Review

The subject property is identified on the Facility Index System (FINDS), Enforcement and
Compliance History Online (ECHO), Connecticut Aerometric Information Retrieval System
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(CT AIRS), U.S. AIRS, Environmental Response Notification (ERNS), CT UST, CT Leaking UST
(LUST), and CT Asbestos databases. The listings are related to air emissions, a release,
tanks, and asbestos abatements. The environmental database report is attached as Appendix
F.

The subject property as “Old Greenwich Elementary School” is listed on the FINDS and
ECHO databases under the registry ID 110001728872. Information regarding these listings
was accessed through the environmental database report and through the EPA MyProperty
database. The listings are associated with the CT UST program and an operating minor Clean
Air Act permit (CTO000000900103438). The compliance status of the permit is listed as “No
Violation Identified” and was reportedly issued on December 1, 1986; no other information
was available.

The ERNS listing is dated February 26, 1991, with a report number of 71779. According to
the listing, fuel was discharged to a creek due to an equipment failure (broken gauge).
Approximately 120 gallons of No. 2 fuel oil was discharged; the listing does not indicate how
much of the fuel reached the creek or where the release occurred. The listing notes that
cleanup was performed but does not specify the actions taken. This release was not
identified on the CTDEEP spills database. As cleanup was performed and the release does
not appear to be open, the release is considered an HREC.

Three 5,000-gallon heating oil USTs are associated with the subject property (IDs A1, T1,
and T1R1). “T1" was reportedly installed on July 1, 1950, while tanks “A1” and “T1R1"
were reportedly installed on August 1, 1990. All three USTs are listed as “currently in use;”
however, according to a Tank Closure Report prepared by HYGENIX, Inc, and dated July 17,
2018, “"T1R1" was removed from the subject property in 2018. This removal is associated
with the LUST listing, which is marked as “completed”. Former UST locations are shown on
Figure 2.

According to HYGENIX, an out-of-service 5,000-gallon heating oil UST (“T1R1") was
removed from the asphalt-paved parking area adjacent to the boiler room on the northern
side of the school building on July 17, 2018. Approximately 5,000 gallons of liquid product
were reportedly removed from the UST before it was rinsed, cleaned, and removed. The
UST was noted to be in good condition with no evidence of release observed in the tank
grave. Two samples were collected from the base of the excavation and one from each of
the sidewalls; an additional sample was collected from beneath the associated piping. All
samples were analyzed for extractable total petroleum hydrocarbons (ETPH); the east end
base sample was also analyzed for semi-volatile organic compounds (SVOCs) and the west
end base sample was also analyzed for volatile organic compounds (VOCs). No exceedances
of applicable criteria were noted, and the excavated area was backfilled with clean soil and
crushed stone. The report notes that the building was heated by natural gas at the time of
the report.

Additional information about the subject property USTs was available at the CTDEEP file
room visited on March 22, 2023. Three Underground Storage Facilities Program forms were
available; a form from 1986 only lists “T1" as present at the subject property; a form from
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1991 only lists “T1R1"; and a form from 2007 only lists “T1", which is likely an error. Two
undated figures, one prepared by Fisher & Kuegler, PC and the other prepared by an
unidentified entity, indicate that “T1R1"” was installed in the same location as “T1" when it
was removed; a third undated figure prepared by an unidentified entity indicates that “T1"
was in an area adjacent to “T1R1". A letter from the facilities director, dated September 21,
1988, requested a three-year extension on replacing an unnamed UST at Old Greenwich
School. A formal response from CTDEEP was not available for review, but a handwritten
note on the letter indicated that the request would not be granted.

According to a “UST Removal Closure Report” prepared by Big East Environmental, LLC and
dated 7 August 2019. Big East Environmental oversaw the removal of UST A1, which they
describe as a 5,000-gallon #6 fuel oil UST. The UST was reported to be in good condition at
the time of the removal and contained a mixture of sand and water. Big East Environmental
collected closure samples from the excavation sidewalls and bottom and analyzed them for
ETPH, polycyclic aromatic hydrocarbons (PAHs) and VOCs. No contamination was indicated
in any of the samples collected, and no visual or olfactory evidence of contamination was
reported in the UST grave. Big East Environmental noted that “a minor amount of apparent
fuel oil impacted soil” was observed in the area of the UST supply lines; this material was
excavated, placed in “two drums” (volume not provided), and disposed of offsite.

Based on the above information and the lack of closure documentation, UST “T1" is
considered a REC.

The following CT Asbestos projects are associated with the subject property:

e |D 38244: Start date October 21, end date October 23, 2005

e |D 38344: Start date October 28, end date October 30, 2005

e |D 38420: Start date November 4, end date November 6, 2005

e |D 38521: Start date November 10, end date November 13, 2005
e |D 38592: Start date November 18, end date November 20, 2005
e |D 4930: Start date June 25, end date July 25, 2007

e |D 8908: Start date June 26, end date August 8, 2008

e |D 47233: Start date July 21, end date August 24, 2013

e |D 48930: Start date December 20, end date December 22, 2013
e |D 49272: Start date February 8, end date February 15, 2014

e |D 50598: Start date June 24, end date July 24, 2014

e |D b4881: Start date July 1, end date August 24, 2015

e |D 82734: Start date December 27, end date December 31, 2021

A document associated with an asbestos abatement task in December 2021 was provided
by the health department.

In addition to the above-described review, Langan also queried or reviewed the following
CTDEEP online resources —the DOSP, ELUR Map, Spill Incidents database, Registered USTs
and Hazardous Waste Manifest databases on March 9, 2023. USTs associated with the
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subject property are discussed above. No ELURSs, spills, or manifests were found to be
associated with the subject property.

3.3.  Prior Report Review

Langan was not provided with any prior reports for the subject property.
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4. ADJOINING PROPERTIES AND SURROUNDING AREA

4.1. Current Use of Adjoining Properties and Surrounding Area

The use of adjoining and surrounding properties is summarized as follows

Table 4-1

Current Use of Adjoining Properties and Surrounding Area

Direction

Adjoining Properties

Surrounding Area

North

Palmer Island (street) followed by a church
(38 West End Avenue); South End Court;
residential properties (25 South End Court;
12,14, 16, and 18 West End Avenue, and 257
and 269 Sound Beach Avenue); an asphalt-
paved parking lot (no address); a CVS (225
Sound Beach Avenue); and a realty/law office
(279 Sound Beach Avenue).

Residential properties and retail
establishments

East

Sound Beach Avenue followed by a tailor and
drycleaner (280 Sound Beach Avenue) and
residential properties (282, 284, 286, 292,
and 296 Sound Beach Avenue).

Residential properties

South

A church (293 Sound Beach Avenue), single
family residences (5, 7, 9, 11, 13, 15, 17, 19,
21, 23, 25, 27, 33, 35, 45, 47, 49, 51, and 53
Edgewater Drive), and an unnamed stream
associated with Greenwich Cove.

Residential properties

West

Undeveloped land (no address) and a
residential property (10 South End Cove)

Residential properties and a tributary
of Greenwich Cove

The eastern adjoining drycleaner is discussed below.

4.2. Adjoining Properties and Surrounding Area History

Langan compiled the following summaries of the adjoining properties and surrounding area
history based on a review of historical resources and interviews. Historical resources are
provided in Appendix E.
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Table 4-2 Historical Use of Adjoining Properties

Direction | Adjoining Properties

Most of the northern adjoining properties from the 1920s onward are labeled as
residential properties. The 1950 Sanborn identifies an undertaker at 279 Sound Beach
Avenue; other surrounding properties that appear to be commercial use are either
unlabeled or the labels are not legible. The property at 279 Sound Beach Avenue is
North identified in city directories as a funeral home from 1961 to 1980, and then multiple
realtors from 1980 onward, as well as Hydrocarbon Products Co. Inc in 1988;
orthodontist offices in 2000, 2014, and 2020; and Roofers Mart of Wisconsin in 2020.

Langan does not consider the historical use of the northern adjoining property an
environmental concern for the subject property.

Sound Beach Avenue is shown adjoining the subject property to the east from the
earliest available records (late 1800s) onward. In the 1920s, the eastern adjoining
properties across Sound Beach Avenue are shown to either be undeveloped or
developed with residential properties.

E
ast The property at 280 Sound Beach Avenue is first depicted in the 1960s; this property

is listed as Old Greenwich Tailors from 1961 and as Old Greenwich Tailors & Cleaning
from 1980 onward.

More information on the eastern adjoining properties is provided below.

The southern adjoining properties are depicted as residential properties from the
1920s onward. The southeastern adjoining property is identified as a church from the
South same time onward.

Langan does not consider the historical use of the southern adjoining properties an
environmental concern for the subject property.

The western adjoining properties are depicted as residential and undeveloped

properties from the 1920s onward.
West
Langan does not consider the historical use of the western adjoining properties an

environmental concern for the subject property.

The surrounding area was depicted as developed with residential and commercial properties,
with increased commercial development through the 1950s and 1960s. Surrounding
businesses include service stations, retail entities, medical facilities, and pharmacies.

Surrounding area properties of potential environmental concern for the subject property are
discussed below.

4.3. Regulatory Database Review

Langan reviewed the environmental database report to evaluate if adjoining or surrounding
area properties identified in the database report are suspected to represent an environmental
concern for the subject property. If further information was deemed necessary to evaluate
a potential REC for the subject property, Langan contacted an applicable regulatory agency
to obtain additional records. Database and agency record information associated with
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adjoining properties are discussed in Section 4.3.1. and database and agency record
information for surrounding properties of potential environmental concern for the subject
property (see Section 8.2.) are discussed in Section 4.3.2.

4.3.1. Adjoining Properties

CVS #1898 — 225 Sound Beach Avenue (northern adjoining, inferred up gradient)

This facility was identified on the Resource Conservation and Recovery Act (RCRA) Very
Small Quantity Generator (VSQG), CT Spills, CT Manifest, and PA Manifest databases. The
facility most recently entered the RCRA-VSQG database on June 10, 2022, as a generator
of 25 categories of hazardous waste. No violations are noted. The spill case (#2019-01832)
is associated with the release of approximately 15 gallons of hydraulic oil to the parking lot
at the rear of the building on April 23, 2019. According to the CTDEEP spills database, the
spill case is marked as closed. The environmental database report lists one CT manifest from
2016 and two PA manifests from 2014.

The CTDEEP spills database identified a second spill case not noted in the environmental
database report, associated with a No. 2 fuel oil LUST case from February 2002 (#2002-
01131). The 1,000-gallon UST and associated soil were removed, and the case is marked as
closed.

Based on the lack of violations and the closed regulatory status of both releases, the facility
at 225 Sound Beach Avenue is unlikely to represent an environmental concern for the subject

property.

Thomas J. Leary Funeral Home — 279 Sound Beach Avenue (northern adjoining, inferred up

gradient)

This facility was identified on the EDR Historical Cleaner database as a drycleaning plant in
1979. The name of the alleged drycleaner is “Thomas J. Leary Funeral Home,"” and no other
information is provided. Historical city directories list the funeral home from 1961 to 1980;
no entities suggestive of a drycleaning business are listed for this address. Therefore, the
facility at 279 Sound Beach Avenue is unlikely to represent an environmental concern for the
subject property.

Old Greenwich Tailors and Cleaners — 280 Sound Beach Avenue (eastern adjoining across
Sound Beach Avenue, inferred up gradient)

This facility was identified on the EDR Historical Cleaners, CT UST, FINDS, ECHO, RCRA
Small Quantity Generator (SQG), CT Contaminated or Potentially Contaminated Sites (CPCS),
CT Site Discovery and Assessment Database (SDADB), CT National Pollutant Discharge
Elimination System (NPDES), CT Underground Injection Control Listing (UIC), CT Manifest,
NY Manifest, and Rl Manifest databases.

The facility is listed as a drycleaner from 1990 to 2014; however, based on observations
made during the site reconnaissance, the business is still in operation. A 500-gallon heating
oil UST installed in 1958 is reportedly in use at the facility.
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The facility is listed on the FINDS and ECHO databases under the registry ID 110002479309
in association with their active RCRA-SQG status (CTD980916712). The facility is listed as a
generator of spent halogenated solvents, and no violations are noted.

The CT CPCS listing is associated with the Connecticut Property Transfer Program; the
environmental database report references a Form Ill filing but does not provide additional
information. According to documents reviewed through the CTDEEP DOSP, a Form Ill was
filed on December 29, 2021. The most recent available report was a 2022 Annual Progress
Report, prepared by Arcadis U.S., Inc. (Arcadis) and dated October 18, 2022. The report
notes that groundwater at the facility flows west, towards the subject property, and has
been measured at depths of 6 to 8 feet bgs. According to Arcadis, concentrations of
tetrachloroethylene (PCE) have decreased “significantly” since initial investigation in 1999
and associated remediation (which reportedly consisted of soil excavation, soil vapor
extraction, and Hydrogen Releasing Compound [HRC] injections, which according to the
NPDES and UIC database listings were conducted in early 2011); however, PCE,
trichloroethene (TCE), and vinyl chloride concentrations continue to exceed applicable
CTDEEP Remediation Standard Regulation (RSR) criteria in some on-site wells. Arcadis notes
that groundwater samples have not been collected from off-site monitoring wells since
2012, when no exceedances were detected. A groundwater well (T-3) is shown to have been
present on the subject property; this well was reportedly destroyed. Arcadis also notes that
the soil vapor extraction system at the facility is no longer operable, and that PCE was
detected above applicable CTDEEP RSRs in soil vapor in 2022. Arcadis concludes that further
active remediation is not warranted and that monitored natural attenuation (MNA) remains
ongoing.

Due to the ongoing remediation and the continued use of the facility as a drycleaner, the
facility at 280 Sound Beach Avenue presents a low to medium risk to the subject property.
However, as there is no evidence of a plume migrating onto the subject property, it is not
considered a REC.

John Tsi — 25 Edgewater Drive (southern adjoining, inferred up gradient)

This facility, a residential property, was identified on the CT Manifest database, for one
manifest dated May 22, 1998. The manifest is for the off-site transport of 300 pounds of
lead waste. A copy of the manifest was available through the CTDEEP DOSP, but no
additional information was available. Based on the one-time nature of the waste disposal
event, this property is unlikely to represent an environmental concern for the subject
property.

4.3.2. Surrounding Area

Langan evaluated each of the database listings for surrounding area properties. Those
warranting further discussion in the context of potential to represent an environmental
concern for the subject property are discussed below.
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Multiple Entities — 264 Sound Beach Avenue (approximately 150 feet northeast, inferred up

gradient)

This facility is listed as Village Chevron, Exxon Mobil, BP Gas Station, or Old Greenwich Auto
Service in the EDR Historical Auto, CT UST, CT LUST, CT Spills, CT CPCS, and NY Manifest
databases.

The facility is listed in the EDR Historical Auto database from 1969 to 2007. According to
aerial footage, the property appears to have been redeveloped to the current retail use circa
2010. All four of the USTs associated with the historical use have reportedly been removed
from the facility, and a LUST case and associated spills case from 1996 are marked as
completed and closed.

Based on the closure status of the LUST and spills cases associated with this facility and
the facility's redevelopment into a retail establishment, this facility is unlikely to represent
an environmental concern for the subject property.

J&S Cleaners Corp — 256 Sound Beach Avenue (approximately 190 feet northeast, inferred

up gradient)

This facility is listed in the FINDS, ECHO, RCRA-VSQG, NY Manifest, and CT Manifest
databases. According to observations made during the site reconnaissance, the business
remains in operation.

The facility is listed on the FINDS and ECHO databases under the registry ID 110002491483
in association with their active RCRA-VSQG status (CTD983884982). The facility is listed as
a generator of spent halogenated solvents, and no violations are noted. Due to the lack of
evidence of any release or regulatory action at this facility, it is unlikely to represent an
environmental concern for the subject property.

Multiple Entities — 201-205 Sound Beach Avenue (approximately 450 feet northeast, inferred
up gradient)

This facility is listed as Mobil Oil Corp Service Station and John Mackey's Mobile (also
spelled John Meckey’'s) in the EDR Historical Auto, FINDS, ECHO, RCRA-SQG, CT SDADB,
CT Spills, CT UST, CT LUST, and CT Manifest databases.

The EDR Historical Auto database lists the facility as a gasoline service station from 1969 to
1994. According to observations made during the site reconnaissance, the business remains
in operation.

The facility is listed on the FINDS and ECHO databases under the registry ID 110002490830
in association with their active RCRA-SQG status (CTD983878208). The facility is listed as a
generator of ignitable waste and lead, and no violations are noted.

Multiple USTs have been permanently removed from this facility; the following USTs
reportedly remain in use:

e One 12,000-gallon gasoline UST
e One 10,000-gallon gasoline UST
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¢ One 6,000-gallon diesel UST
e One 1,000-gallon heating oil UST

In addition to a closed spills case for less than 1 gallon of gasoline released to the ground
surface, there is a spills case associated with weathered gasoline found in a monitoring well
in 2005 and a LUST case from 2018. The most recent document available for the facility
through CTDEEP DOSP is a 2020 Annual Progress Report prepared by Antea Group (Antea)
and dated February 24, 2021. An associated figure indicates that groundwater at the facility
flows towards the subject property. Non-aqueous phase liquid (NAPL) was reportedly
detected in two groundwater wells in April 2020; absorbent socks were placed in these wells
and Antea noted that they would continue to monitor them. VOCs and extractable petroleum
hydrocarbons (EPH) were both detected in groundwater at concentrations above applicable
RSRs.

Based on the distance from the facility to the subject property, and the lack of evidence that
a plume has migrated off-site, the facility at 201-205 Sound Beach Avenue is unlikely to
represent an environmental concern for the subject property.

Based on information in the environmental database report, Langan did not consider
submitting FOIA requests to supplement the database listings for adjoining or surrounding
area properties necessary, except as discussed above.
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5. CONCLUSIONS, FINDINGS, AND OPINIONS

Langan completed a Phase | ESA in conformance with the scope and limitations of ASTM
E1527-21 for the Old Greenwich School property at 285 Sound Beach Avenue in Greenwich,
Fairfield County, Connecticut. Exceptions to, or deletions from, ASTM E1527-21 are
described in Section 8 of this report. This assessment has revealed the RECs, CRECs,
HRECs, de minimis conditions, and significant data gaps presented in Table 5-1.

Table 5-1 Conclusions, Findings, and Opinions

ASTM E1527-21 Scope Items

Recognized Environmental Conditions (RECs)

Northern UST: A UST identified as “T1"” was reportedly installed on July 1, 1950. The tank is listed
as “currently in use” on the state UST database; however, the school building is heated with
natural gas, and a Tank Closure Report prepared by HYGENIX, Inc, and dated July 17, 2018, and
undated figures indicate that the UST was removed, and another tank identified as “T1R1" was
installed in the same location. A third undated figure prepared by an unidentified entity indicates
that “T1" was in an area adjacent to “T1R1". A letter from the facilities director, dated September
21,1988, requested a three-year extension on replacing an unnamed UST at Old Greenwich School.
A formal response from the CTDEEP was not available for review, but a handwritten note on the
letter indicated that the request would not be granted. Based on the conflicting location information
for “T1", it is not clear if the closure report for the replacement tank, “T1R1"”, would be sufficient
to consider “T1" closed. Therefore, it is considered a REC based on a material threat of a release
due to its age, construction details, and lack of tightness testing results.

Controlled Recognized Environmental Conditions (CRECs)

Langan did not identify CRECs.

Historical Recognized Environmental Conditions (HRECs)

Historical Release of Fuel: An Environmental Response Notification (ERNS) listing is associated
with the property, dated February 26, 1991, with a report number of 71779. According to the listing,
fuel was discharged to a creek due to an equipment failure (broken gauge). Approximately 120
gallons of No. 2 fuel oil was discharged; the listing does not indicate how much of the fuel reached
the creek or where the release occurred. The listing notes that cleanup was performed but does
not specify the actions taken. This release was not identified on the CTDEEP spills database. As
cleanup was performed and the release does not appear to be open, the release is considered an
historical REC (HREC).

De Minimis Conditions

Langan did not identify de minimis conditions.

Significant Data Gaps

As noted above, information regarding the location and removal of one UST previously located on
the subject property was requested but not available for review.
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6. ENVIRONMENTAL PROFESSIONAL STATEMENT

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

PR —

amie P. Barr, L.E.P.
Principal/Vice President (Environmental Professional)

17 May 2023
Date
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Table 7-1 Dates of Assessment Components

COMPONENT

DATE

Interviews

23 March 2023

Review of government records

9 March 2023

Site reconnaissance

12 April 2023

Declaration by Environmental
Professional

17 May 2023
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8. LIMITATIONS AND DEFINITIONS

This Phase | ESA report was prepared for the Client and is intended to be used in its entirety.
Excerpts taken from this report are not necessarily representative of the assessment
findings. The Client is the sole intended beneficiary of the report. The user requested no
special terms or conditions regarding this Phase | ESA.

Langan’s scope of services, which is described in Section 1.2 and in the contract executed
between Langan and the Client, was limited to that agreed to with the Client/user and no
other services beyond those explicitly stated are implied. To the extent possible, the services
performed and agreed upon for this Phase | ESA are consistent with the guidelines of ASTM
E1527-21.

This report is not intended to be an exhaustive assessment of the subject property. The
purpose of the Phase | ESA is to reduce uncertainty about unknown conditions at the subject
property. No environmental site assessment can wholly eliminate uncertainty regarding the
potential for RECs in connection with a subject property. Therefore, Langan cannot “verify”,
“insure"”, “certify”, or “guarantee” that the subject property is free of environmental
concerns.

No expressed or implied representation or warranty is included or intended in this report,
except that our services were completed using the care and skill ordinarily followed by
professionals providing similar services under similar circumstances in similar locations at
the same point in time.

The conclusions provided in this report are based solely on information obtained through
completing the standard activities required by ASTM E1527-21 and are intended exclusively
for the purpose stated herein, at the specified subject property, as it existed at the point in
time the assessment was completed. The conclusions provided in this report do not apply
to conditions and features of which Langan was not made aware of through good faith
efforts to complete the activities required by ASTM E1527-21 and did not have the
opportunity to evaluate.

8.1. ASTM Definitions

The following definitions are provided in ASTM E1527-21 and presented below for reference.
This section is not a comprehensive list of definitions provided in ASTM E1527-21 and is
intended to summarize those pertinent to this Phase | ESA report.

Activity and use limitations (AULs): legal or physical restrictions or limitations on the use of,
or access to, a site or facility: (1) to reduce or eliminate potential exposure to hazardous
substances or petroleum products in the soil, soil vapor, groundwater, and/or surface water
on the property, or (2) to prevent activities that could interfere with the effective-ness of a
response action, in order to ensure maintenance of a condition of no significant risk to public
health or the environment. These legal or physical restrictions, which may include
institutional and/or engineering controls, are intended to prevent adverse impacts to
individuals or populations that may be exposed to hazardous substances and petroleum
products in the soil, soil vapor, groundwater, and/or surface water on a property.
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Adjoining properties: any real property or properties the border of which is contiguous
partially contiguous with that of the subject property, or that would be contiguous or partially
contiguous with that of the subject property but for a street, road, or other public
thoroughfare separating them.

All Appropriate Inquiries (AAl): that inquiry constituting all appropriate inquiries into the
previous ownership and uses of the subject property consistent with good commercial and
customary practice as defined in the Comprehensive Environmental Response,
Compensation, and Liability Act (CERCLA), 42 U.S. Code (USC) § 9601(35)(B) and 40 CFR.
Part 312, that will qualify a party to a commercial real estate transaction for one of the
threshold criteria for satisfying the Landowner Liability Protections (LLPs) to CERCLA liability
(42 USC 8§ 9601(35)(A) & (B), § 9607(b)(3), § 9607(q), and§ 96071), assuming compliance
with other elements of the defense.

Approximate minimum search distance: the area for which records must be obtained and
reviewed pursuant to ASTM E1527-21 Section 8 subject to the limitations provided in that
section. This may include areas outside the subject property and shall be measured from the
nearest subject property boundary. This term is used in lieu of radius to include irregularly
shaped properties.

Business environmental risk (BER): a risk which 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 BER issues may involve addressing one or
more non-scope considerations.

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).

Data gap: a lack of or inability to obtain information required by this practice despite good
faith efforts by the environmental professional to gather such information. Data gaps may
result from incompleteness in any of the activities required by this practice, including, but
not limited to, site reconnaissance (for example, an inability to conduct the site visit), and
interviews (for example, an inability to interview the key site manager, regulatory officials,
etc.).

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 REC nor a CREC.

Engineering controls: physical modifications to a site or facility (for example, capping, slurry
walls, or point of use water treatment) to reduce or eliminate the potential for exposure to
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hazardous substances or petroleum products in the soil or groundwater on a property.
Engineering controls are a type of AUL.

Environment: environment shall have the same meaning as the definition of environment in
CERCLA 42 USC 8 9601(8).

Historical recognized environmental condition (HREC): 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 to any controls (for example, activity and use
limitations or other property use limitations). An HREC is not a REC.

Institutional controls (IC): a legal or administrative mechanism (for example, “deed
restrictions,” restrictive covenants, easements, or zoning) on the use of, or access to, a site
or facility to (1) reduce or eliminate potential exposure to hazardous substances or petroleum
products in the soil or groundwater on the property, or (2) to prevent activities that could
interfere with the effectiveness of a response action, in order to ensure maintenance of a
condition of no significant risk to public health or the environment. An institutional control is
a type of AUL.

Key site manager: the person identified by the owner or operator of a subject property as
having good knowledge of the uses and physical characteristics of the subject property.

Material threat: obvious threat which is likely to lead to a release and that, in the opinion of
the environmental professional, would likely result in impact to public health or 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 sub-stances or petroleum products to remain
in place at concentrations exceeding unrestricted use criteria.

Reasonably ascertainable: information that is (1) publicly available, (2) obtainable from its
source within reasonable time and cost constraints, and (3) practically reviewable.

Recognized environmental conditions: (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. For the
purposes of this definition, “likely” is that which is neither certain nor proved but can be
expected or believed by a reasonable observer based on the logic and/or experience of the
environmental professional, and/or available evidence, as stated in the report to support the
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opinions given therein.

Release: a release of any hazardous substance or petroleum product shall have the same
meaning as the definition of “release” in CERCLA 42 USC § 9601(22). There are several
statutory exclusions from the definition of release that may impact the environmental
professional’s opinions and conclusions, such as the normal application of fertilizer.

Significant data gap: a data gap that affects the ability of the environmental professional to
identify a recognized environmental condition.

Site reconnaissance: that part that is contained in Section 9 of ASTM E1527-21 and
addresses what should be done in connection with the site visit. The site reconnaissance
includes, but is not limited to, the site visit done in connection with such a Phase |
Environmental Site Assessment.

Site visit: the visit of the subject property during which observations are made constituting
the site reconnaissance section of this practice.

Subject property: the property that is the subject of the environmental site assessment
described in this practice.

User: the party seeking to use ASTM E1527-21 to complete an environmental site
assessment of the subject property.

8.2. Standard Environmental Record Sources

Langan reviewed an environmental database search report prepared by an environmental
database search provider for the subject property and surrounding area. The database search
report includes a listing of properties identified on select federal, state, local and tribal
standard source environmental databases within the approximate minimum search radii
outlined in ASTM E1527-21. This information was supplied to Langan by the environmental
database search provider, and to the environmental database search provider by government
sources; therefore, neither Langan nor the environmental database search provider can
verify the completeness and accuracy of the database information. Appendix F contains a
copy of the report, with specific source and property descriptions, and the dates of the last
update for each database searched. Langan reviewed the database search report on a record-
by-record basis to evaluate if certain properties identified in the database report are likely to
represent an environmental concern for the subject property. The evaluation criteria included
factors such as distance, groundwater gradient, nature of the listing, and regulatory status.
Unless specifically discussed in the body of this report, the facilities listed on the database
do not appear to represent an environmental concern to the subject property.

8.3. Limiting Conditions/Deviations

Langan did not encounter any limiting conditions or delete or deviate from the ASTM E1527-
21 guidelines during this Phase | ESA.

LANGAN
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8.4. Data Gaps

Langan identified one significant data gap related to a historical UST, which is summarized
in Section b.

LANGAN



