1.0 EXECUTIVE SUMMARY

On behalf of the City of Ludington, User of this document (the User), Lakeshore Environmental,
Inc. (LEl) completed a Phase | Environmental Site Assessment (ESA) of the property located at
400 South Rath Avenue, Ludington, Mason County, Michigan (the Site). The Phase | ESA was
completed in accordance with the scope and limitations set forth in the ASTM International
(ASTM) Practice E1527-13. Any exceptions to, or deletions from this practice are described in
Section 2.4 of this report. The purpose of this Phase | ESA was to evaluate the historical land use
on and in the vicinity of the Site for the purpose of determining the absence/presence of
recognized environmental conditions (RECs) in connection with the Site. By performing this
Phase | ESA prior to potential acquisition of the Site, the User may satisfy one of the requirements
to qualify for liability protection under the Comprehensive Environmental Response,
Compensation, and Liability Act (CERCLA) and Part 201 of Michigan’s Natural Resources and
Environmental Protection Act, Public Act 451 of 1994, as amended (Part 201).

1.1 Recognized Environmental Conditions

A REC is defined by ASTM E1527-13 as “the presence or likely presence of any hazardous
substances or petroleum products in, on, or at a property: (1) due to any release to the
environment; (2) under conditions indicative of a release to the environment; or (3) under
conditions that pose a material threat of a future release to the environment. De minimis
conditions are not recognized environmental conditions.”

» This assessment has revealed no evidence of RECs in connection with the Site except for
the following:

e The northern and eastern adjoining properties to the Site were occupied by industrial
companies dating to circa 1883 and several baseline environmental assessments (BEAs)
have been filed for these properties relating to impacted soil/groundwater.
Groundwater flow in this area is toward the west and as groundwater contamination has
been identified at numerous adjoining/surrounding properties, the potential for
contamination to have migrated to the Site exists which represents evidence of a REC.

e The west side of the Site consisted of a railroad yard from prior to 1883 until the tracks
and associated buildings were removed in the 1970s and 1980s. Based on the
historical use, it is possible that fill soils including slag and cinders were used as railbed
materials. Additionally, the use of waste oils for dust control, use of lubricants, and
leakage or spillage of lubricants and rail cargo are also typical of railroad tracks in
historic industrial areas. Based on this information, the historic use of the Site as a
railroad yard is considered evidence of a REC.

e Two underground storage tanks (USTs), containing diesel and gasoline, are located on
the south side of the Site and used for fueling of boats and other watercraft. The
potential for a release to the subsurface via the USTs and piping/dispensers represents
evidence of a REC.
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1.2 Controlled Recognized Environmental Conditions

A controlled recognized environmental condition (CREC) is “a recognized environmental condition
resulting from a past release of hazardous substances or petroleum products that has been
addressed to the satisfaction of the applicable regulatory authority (for example, as evidenced
by the issuance of a no further action letter or equivalent, or meeting risk-based criteria
established by regulatory authority), with hazardous substances or petroleum products allowed
to remain in place subject to the implementation of required controls (for example, property use
restrictions, activity and use limitations, institutional controls, or engineering controls).”

» CRECs were not identified.

1.3 Historical Recognized Environmental Conditions

A historical recognized environmental condition (HREC) is “a past release of any hazardous
substances or petroleum products that has occurred in connection with the property and has
been addressed to the satisfaction of the applicable regulatory authority or meeting unrestricted
use criteria established by a regulatory authority, without subjecting the property to any required
controls (for example, property use restrictions, activity and use limitations, institutional controls,
or engineering controls).”

> HRECs were not identified.

1.4 Identified Data Gaps

Under the ASTM/AAI standards, if data gaps are identified during the ESA process, the
Environmental Professional (EP) must comment on their significance and whether such gaps
affect the overall findings. Data gaps are “a lack of or inability to obtain information required by
this practice despite good faith efforts by the EP to gather such information.” A data gap is only
significant if other information and/or professional experience raises reasonable concerns
involving the data gap.

» Significant data gaps were not identified.

1.5 Recommendations
Based on the results of this investigation, LEI offers the following recommendation:

» Additional investigation of the Site is warranted to address the RECs identified during this
assessment.
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2.0 INTRODUCTION

LEl was retained by City of Ludington, the User, to conduct a Phase | ESA of the Site. Sources
used during this Phase | ESA are referenced in Section 11.0 and other appropriate sections within
this report.

2.1 Purpose

The objective of this Phase | ESA was to conduct “all appropriate inquiries” into the prior
ownership and use of the Site for the purpose of identifying releases and threatened releases of
hazardous substances and petroleum products on, at, in or to the Site (hereafter termed RECs),
which enables a new purchaser to satisfy one of the requirements to qualify for liability
protection under the CERCLA and Part 201.

2.2 Detailed Scope of Work

The scope of services for this Phase | ESA is consistent with good commercial and customary
practices in the field of environmental consulting and in conformance with the requirements of
ASTM Standard E1527-13; Standard Practice for Environmental Site Assessments: Phase |
Environmental Site Assessment Process and the standards for conducting all appropriate inquiries
set forth by the United States Environmental Protection Agency (EPA) and 40 Code of Federal
Regulations Part 312. This standard satisfies the statutory requirements for all appropriate
inquiries under Section 101(35) (B) of the CERCLA.

This Phase | ESA served to identify conditions indicative of releases and threatened releases of
hazardous substances and petroleum products at, in, on, or under the Site through gathering
information regarding: (1) current and past Site uses and occupancies; (2) current and past uses
of hazardous substances and petroleum products; (3) waste management and disposal activities;
(4) current and past corrective actions and response activities at the Site; (5) engineering controls
at the Site; (6) institutional controls at the Site; and (7) properties adjoining or located nearby
the Site. Tasks performed during this Phase | ESA included the following:

e Visual inspections of the Site and adjoining properties;

e Areview of historical sources of information;

e Areview of federal, state, tribal, and local government records;

e Interviews with past and present owners, operators, and occupants;

e Retrieval of commonly known or reasonably ascertainable information about the Site;
e Alien search; and

e Preparation of this report.

LEI did not address items outside of the typical scope of the Phase | ESA (e.g., sampling, complete
a wetland delineation, etc.) except as discussed in Section 2.6.
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2.3 Significant Assumptions

Significant assumptions taken into consideration during the preparation of this Phase | ESA
include:

e Information provided by interviewees (i.e., Site owner and manager, occupants, etc.) is
reliable, complete to the best extent of their knowledge, and disclosed in good faith.

e Records or information provided by client, attorney, units of government, and other
reliable sources are accurate and complete to the best extent of their knowledge.

Notwithstanding the foregoing assumptions, LEI had no reason to believe the information
received from these sources was inaccurate or incomplete.

2.4 Limitations and Exceptions

LEl does not guarantee that unidentified environmental concerns do not exist, or that the Site
conditions will not change with time. Documented references written in the present tenses shall
be considered to be “at the time of this ESA” or “at the time of the Site inspection.”

LEl recommends that the User consult with an environmental attorney for guidance on all legal
issues relating to the project and the interpretation of environmental laws.

2.5  Special Terms and Conditions

The report format was completed in accordance with the guidelines established under ASTM
Standard E1527-13.

2.6 Deviations

This Phase | ESA was completed in conformance with ASTM Standard E1527-13. No deviations
from the typical scope of services for a Phase | ESA were necessary.

2.7 Reliance

The information obtained and compiled by LEI in this report is confidential and intended for the
sole use of City of Ludington. Reliance on the information and conclusions in this report by any
other person or entity is not authorized without the written consent of City of Ludington and LEI.

2.8  Definitions and Acronyms

A list of definitions and acronyms pertinent to the AAI/ASTM ESA process are provided in
Appendix 14.1.
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3.0 SITE DESCRIPTION

The following subsections are a compilation of information obtained from the Site inspection,
interviews with knowledgeable individuals, and/or documents and records pertaining to the Site
property and/or operations. Additional descriptions regarding Site conditions are provided in
Section 6.0, Site Inspection. A Site Location Map is provided as Figure 1 and a Site Features Map
as Figure 2 of Appendix 14.2.

3.1 Location and Legal Description

Address 400 South Rath Avenue (including former 516 South Rath Avenue)
City/Township/Village | City of Ludington

County Mason

State Michigan

Section 15

Town T18 N

Range R18 W

Parcel #(s) 051-558-004-00

Location Northwest corner of the South Rath Avenue and Maritime Drive intersection
Approximate Acreage | 9.85

Survey Not provided

Legal Description See assessing records in Appendix 14.5

3.2  Site Vicinity Characteristics

The Site is located in a mixed-use area consisting of residential and commercial development.
See Section 6.12 for more detailed information regarding the current adjoining property uses.

3.3 Current Uses of Site

Current Zoning Waterfront district (W)
The Site is used by Harbor View Marina as a recreational waterfront marina with boat
slips, fueling dock, club house, recreation areas and pool.

Current Site Operations

3.4 Description of Structures, Roads, Other Site Improvements

The Site is improved with the following features:

Structures
Structure Marina building
Use/Operations Offices and recreation space
Approximate Size 7,100 square feet
Floors/Stories One-story with basement
Construction Date 1999
Materials Brick siding; concrete slab-on-grade foundation

The building contains offices, workout rooms, bathrooms, event rooms, and a basement utilized
for storage.
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Structure Fuel sales building

Use/Operations Fuel sales

Approximate Size 228 square feet

Floors/Stories One-story

Construction Date 1999

Materials Vinyl siding; concrete slab-on-grade foundation

The building has a small office space and a restroom with fuel dispensers outside.

Roads/Parking/Vegetative areas

The east side of the Site contains asphalt paved parking areas, concrete walkways and limited
maintained grass lawn/landscaped areas. The west side of the Site is open water and boat docks.
South Rath Avenue provides access to the Site from the east.

Utilities
Electricity CMS Energy
Natural Gas | DTE Energy
HVAC Natural gas-fired furnace in basement of the marina building.
Fuel Oil Not observed
Propane Not observed
Water Municipal
Sanitary Municipal

3.5 Physical Setting Source(s)

To evaluate the physical setting of the Site, LEl obtained information from the following:

Ludington, MI USGS 7.5-minute Topographic Map dated 2014 and Environmental Data Resources, Inc. (EDR)
Radius Map Report with Geocheck, Physical Setting Source Map Findings Report (Appendix 14.5)

The ground elevation of the Site is approximately 587 feet above mean sea level.

The Site is primarily level.

The western portion of the Site is open water associated with the marina. The

marina is connected to Pere Marquette Lake.

Based on information collected from adjoining properties shallow groundwater in

Contour/USGS Elevation:

Bodies of Water On Site:

Estimated Groundwater the vicinity of the Site likely flows to the southwest toward Pere Marquette Lake
Flow Direction at the Site and Lake Michigan. However, subsurface utilities, underground structures, local
and Site area: groundwater pumping, and seasonal fluctuations in precipitation may influence

groundwater flow direction.

USDA Soil Resource Conservation Service (SCS) National Cooperative Soil Survey (NCSS)
data obtained from the EDR Geocheck, Physical Setting Source Map Findings Report (Appendix 14.5) and/or
the USDA online Web Soil Survey
Soil Classification Map: | Urban Land: Epworth complex, well drained fine sand

Quaternary Geology Map of Michigan dated 1998, Michigan Department of Natural Resources (MDNR)

MDNR Quaternary Geology: ‘ Dune Sand and Water
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Oil and Gas Well Information obtained from EDR Geocheck, Physical Setting Source Map Findings Report

Oil/Gas Well Records:

The EDR Geocheck identified a brine disposal well approximately 500 feet
northwest of the Site. The APl number is #21105607117000. The well does not have
information about the installation date or a plug record; however, the well is
located cross gradient from the Site. Based on the distance from the Site and the
anticipated groundwater flow direction away from the Site, the brine disposal well
does not represent evidence of a REC.

Phase | Environmental Site Assessment Page 7 of 25 Lakeshore Environmental, Inc.

City of Ludington




4.0 USER PROVIDED INFORMATION

Mr. Jim Christensen was interviewed as the User representative for this Phase | ESA. A
guestionnaire completed by Mr. Christensen is included in Appendix 14.4 and the User provided
information is summarized in the following subsections.

4.1 Title Records/Environmental Liens

Title records, including a document search for environmental liens and activity and use
limitations (AULs) that may be recorded against the Site, were not provided by the User, which
represents a data gap. Based on the availability of other record sources, the absence of title work
does not represent a significant data gap for completion of this Phase | ESA. However, LEI
recommends that the User engage a title company or title professional to perform a search for
environmental liens and AULs that are currently recorded against or relating to the Site property
prior to purchase.

Research for environmental liens was also performed by LEI as part of this assessment. Based on
a review of the regulatory database report prepared by EDR and included in Appendix 14.5, the
Site is not listed on the following federal lists maintained by the EPA:

e CERCLA Superfund lien list
e National Priorities List (NPL) Superfund lien list

LEI reviewed the Michigan Department of Environment, Great Lakes and Energy (EGLE) Part 201
Remediation and Redevelopment Division (RRD) Perfected Lien List for the State of Michigan. No
environmental liens were identified relative to the Site.

Furthermore, interviews with the User and owner representatives did not identify environmental
liens associated with the Site.

4.2  Activity and Use Limitations

Site activity or use limitations were not identified by the User or the owner representatives.

Research for AULs was performed by LEIl as part of this assessment. Based on a review of the
regulatory database report prepared by EDR and included in Appendix 14.5, the Site is not listed
on the following federal lists maintained by the EPA:

e United States (US) Engineering Control Sites List
e US Institutional Control List

4.3 Specialized Knowledge

The User representative had no specialized knowledge that would identify conditions indicative
of releases or threatened releases of hazardous substances to the Site.
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4.4 Commonly Known or Reasonably Ascertainable Information

The User representative was not aware of commonly known or reasonably ascertainable
information about the Site that would identify conditions indicative of releases or threatened
releases of hazardous substances to the Site.

4.5 Valuation Reduction for Environmental Issues

The User representative was unaware of any environmental concerns on the Site that would
negatively impact the fair market value of the Site.

4.6 Reason for Performing Phase | ESA

The User requested the completion of this Phase | ESA prior to potential acquisition of the Site to
establish whether RECs exist in connection with the Site. Conducting this Phase | ESA enables the
User to satisfy one of the requirements to qualify for liability protection under the CERCLA and
Part 201.

Phase | Environmental Site Assessment Page 9 of 25 Lakeshore Environmental, Inc.
City of Ludington



5.0 RECORDS REVIEW

Detailed information relative to the various records reviewed regarding the Site is provided in
the following sections.

5.1 Standard Environmental Record Sources

LEl used the services of EDR, a third-party vendor, to search available standard environmental
records for listings relevant to the Site and adjoining and nearby properties pursuant to ASTM
E1527-13 standards. The following sections provide a summary of the EDR database information
related to the Site and nearby properties that have the highest potential to impact the Site,
including pertinent information obtained from regulatory records, interviews and/or the Site
inspection. Based on geologic/hydrogeologic conditions and/or regulatory status, LEI
determined that the remaining listings (including Orphan listings) are considered unlikely to
impact the Site. The complete list of databases (and associated acronyms) reviewed by EDR, in
addition to a summary of their results, are provided in EDR’s report in Appendix 14.5.

In addition to the EDR report, LEI reviewed the EGLE Environmental Mapper online database,
which lists locations of environmental concern. Any pertinent information provided by
environmental mapper is included in the following tables. LEl also submitted Freedom of
Information Act (FOIA) requests for any files associated with the Site and adjoining/nearby
properties with the potential to impact the Site to the EGLE RRD, the EGLE Materials
Management Division (MMD), and the Michigan Department of Licensing and Regulatory Affairs
(LARA). The EGLE and LARA responded stating that, to the best of their knowledge, there are no
records on file for the Site. Pertinent records for the adjoining/nearby properties are discussed
in the following paragraphs.

Site

The Site was listed in EDR’s database report due to several USTs located on Site. The following
provides a summary of the pertinent information obtained from the EDR report and any
additional information obtained from local records, interviews and the Site inspection.

Facility name: Austin Marine/JC Marine & Harbor View LLC
UST Facility ID: 50001869 and 00039848
One 300 gallon non-registered UST
with unknown contents was located The 300 gallon UST was originally
on the Site. The installation date closed in place in the late 1970s or
could not be determined. early 1980s. In 1996, the UST was
UST: Status |removed. No release was reported.
The following USTs were installed in
1998 and are currently in use: No release has been reported for the
(1) 12,000 gallon diesel UST. currently active USTs.
(1) 12,000 gallon gasoline UST
A Phase Il ESA was conducted in April of 1996, based on observations made during a
Phase | ESA for the former Austin Marina property (former southern portion of the
Comments: . . - .
Site). The investigation was conducted near the maintenance and boat storage
buildings associated with the Austin Marina. RECs identified in the Phase | ESA
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included stained soil in parking areas, distressed vegetation observed on the
southwest portions of the property near the boat storage building, an UST with an
unknown status, numerous 55-gallon drums labeled “hazardous material”, and heavy
staining near a floor drain in the repair garage.

Field work included the removal of approximately 4 yards of stained oil in the parking
lot, removal of the UST, and the removal of 32 yards of visibly impacted soil from the
drum storage area.

No BTEX contamination was found in soil samples collected from the bottom ends of
the UST or the native soils beneath the stained areas. Elevated concentrations of lead
were detected in the samples collected near the UST; however, the concentrations
were below generic residential cleanup criteria (GRCC) and are believed to be related
to the presence of foundry fill observed during the UST removal.

Soil near the drum storage area was visibly impacted to the depth of groundwater (3-
4’) and a groundwater sample was collected. Benzene was detected in the
groundwater above GRCC and is considered a Facility.

Based on this information, the UST located on the property in 1996 is not considered
a REC; however, the observed presence of foundry fill and the concentrations of
benzene in the groundwater above GRCC are considered RECs.

No release for the currently active USTs has been reported, however the potential for
a release is considered evidence of a REC.

Nearby Properties

LEl identified the following adjoining/nearby listed properties that have a potential to impact the

Site:

Facility Name: Michigan Car Ferry, Manglitz, ] White Properties, LLC

Address: Dowland Street and S Rath Avenue AKA 602 S. Rath Avenue

Distance / Direction: Adjoining property to the south.

Gradient: Down-gradient

UST/LUST Facility ID: 00036186
One 1,000 gallon diesel UST was The UST was removed in 1992 and a

UST: . . Status
installed in 1957. release was reported.

LUST: Release number C-0458-92 Status gilssse date: 03/21/1992

BEA: 199700051CA & 201801043CA
Based on a review of the most recent groundwater sampling event conducted in 2002,
benzene, ethylbenzene, xylene, naphthalene, 1,3,5-trimethylbenzene, and 1,2,4-
trimethylbenzene were detected at concentrations above GRCC near the location of
the former UST basin. A potentiometric surface map identified groundwater flow to
be to the south/southwest. Based on the established groundwater flow direction at
the Site and the distance from the Site, the open LUST is not considered evidence of a

Comments:
REC.
A BEA submitted in 1999, identified copper, lead, and zinc in soil at concentrations
above GRCC. The elevated metals appear to have been related to historic fill material
on the property. The 2018 BEA for this property was submitted based on detections
of arsenic in soils and groundwater and detections of benzene, copper, lead,
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naphthalene, selenium, xylene, and zinc manganese in the soil at concentrations
exceeding generic residential cleanup criteria (GRCC). The contaminated soil and
groundwater are attributed to the historic use of the Site as a railroad yard and the
potential presence of fill material on the property.

The presence of fill material located on the south adjoining property is not considered
a REC; however, as discussed in Section 5.4.1, the use of the surrounding areas for
industrial purposes and the presence of fill material on several surrounding properties
is evidence that fill material is likely widespread and could have historically existed at
the Site which represents evidence of a REC.

Facility Name:

Former Atkinson Manufacturing/ Amerastar

Address:

502 South James Street

Distance / Direction:

East adjoining

Gradient:

Up-gradient

BEA:

199500004CA

Database Listings:

Inventory, Brownfields, Part 201, RCRA-NonGen

Contaminants:

Arsenic, tetrachloroethylene, and mercury

Comments:

The BEA for the this property is based on heavy metals in soils and chlorinated VOCs
in groundwater related to past industrial activities. Groundwater contamination was
identified in the west and south portions of this property. As groundwater flow is
toward the west-southwest, the potential for groundwater contamination to have
migrated to the Site borders exists which represents evidence of a REC.

Facility Name:

Star Watchcase Property

Address:

302 & 306 S. Rath Ave

Distance / Direction:

North adjoining

Gradient: Up-gradient

UST/LUST Facility ID: 00037181
The following USTs were installed at The two gasoline USTs were
an unknown date: removed in 1994 a release was

. (2) — 550 gallon gasoline USTs reported.

o (1) — 8,000 gallon wastewater UST SR
(1) — 30,000 gallon wastewater UST The wastewater USTs are labeled as
(1) — 19,800 gallon wastewater UST being temporarily out of use.
Release number C-0264-94; reported

LUST: 3/29/94 Status | Open

BEA: 199800131CA

Known Contaminants:

The property was formerly a metal stamping business and contaminants were
identified as naphthalene, trichloroethylene, vinyl chloride and cis-1,2-
dichloroethylene.

Comments:

Groundwater flow in this area is toward the south-southwest and as this property is
an Open LUST facility with known chlorinated VOC impact, the potential for
groundwater contamination to have migrated to the Site borders exists, which
represents evidence of a REC.

5.2 Previous Environmental Reports
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With the exception of the reports discussed in Section 5.1, previous environmental reports for
the Site were not obtained by or provided to LEIl during the course of this Phase | ESA.

5.3 Additional Environmental Record Sources

To supplement the standard environmental record review, LEl frequently evaluates additional
environmental record sources relating to the Site and off-Site properties, when applicable.
Information is often obtained from these sources in person, via telephone or facsimile, on the
internet, or through FOIA requests, and is summarized in the following paragraphs if used. For
reference, copies of pertinent documents are provided in Appendix 14.5.

City of Ludington Assessing
The assessing records included descriptions of the Site improvements which are discussed in
Section 3.0.

City of Ludington Building Department

LEI reviewed the building department files and did not identify records associated with spills,
releases, USTs, dumping or other environmental conditions of concern. The files documented the
construction of the marina including a geotechnical investigation. It should be noted that all soils
excavated for the construction of the marina were hauled to an off-Site location and not dumped
on the Site. No additional RECs were identified related to these files.

City of Ludington Fire Department
The fire department did not have records of USTs, spills, releases or dumping for the Site.

Mason County Environmental Health Department

The health department did not have records of landfills/dumping, septic systems, wells, permits,
spills, releases, complaints or violations for the Site. However, the health department did respond
with records pertaining to the former UST at Austin Marine (516 S Rath) formerly located within
the southern portion of the Site.

5.4 Historical Use Information on the Site and Nearby/Adjoining Properties

Multiple historical sources were reviewed to gain an understanding of the Site history, including
standard ASTM E1527-13 historical sources. In accordance with the standard, those sources that
were both reasonably attainable and available within project constraints, and/or that were
judged likely to be useful for the purposes of this study, are listed in the following table. Copies
of documents are provided in Appendix 14.6 and other appropriate Appendices.

‘ REVIEWED STANDARD HISTORICAL SOURCES
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Reasonably
Historical Document |Ascertainable/ Source/dates Comments
Available
Aerial Photographs Ves EDR 1938-2016 Limited in usefulngss due to
Google Earth Maps 1998-2018 scale/resolution.
Fire Insurance Maps Yes EDR 1883-1953
Property Tax Files Yes City of Ludington Assessing Records Section 5.3
Recorded Land Title
No

Records
Topographic Maps Yes 1932, 1959, 1983, 2014
L<?cal Str.eet Yes EDR 1952-2014
Directories
Regulatory Records Yes EDR Section 5.1
Interviews Yes Various Section 7.0
Other Historical Data Yes Previous environmental records Section 5.1

5.4.1 Past Use of the Site

Based on a review of the above sources/records, historical uses of the Site are identified in the
following table:

Year(s) Site Use

The Site was developed for residential/commercial/industrial use prior to 1883. Several small
dwellings were located on the east side of the Site and a railroad yard was located on the west side
of the Site by 1883. By 1890 several additional commercial buildings were constructed on the east
1883-1910 side of the Site and were occupied by a saloon/restaurant, a steam dry kiln, and a door/blinds store.
Several buildings related to railroad activity were constructed on the west side of the property
between 1883 and 1890. These buildings are labeled on Sanborn maps as being used as a freight
house, pump house, power house, elevator, ice warehouse and Pere Marquette Dock.

The northeast portion of the Site, previously used for a restaurant, saloon and dwelling, was
redeveloped for use as a lumberyard. Several buildings were constructed in this area between 1910
and 1916 and are labeled coal shed, lime and cement house, lumber warehouse, and planing mill. An
additional coal shed was built near the southeast corner of the Site during this time period as well.
Site operations appear to have stayed the same from 1916 until circa 1967 when several of the
residential properties on the east side of the Site were removed and a commercial structure was
1916-1982 built. The structure was occupied by a roofing company from circa 1967 until 1982. An additional
commercial structure was built near the southeast corner of the Site circa 1982 and both commerecial
structures were occupied by Austin Marine Sales and Storage.

BY 1986 the railroad yard and associated buildings were removed from the west side of the Site. The
Site buildings were occupied by Austin Marine Sales and Storage through 1997.

The entire Site was redeveloped in 1998. The former buildings were removed, and the western
portion of the Site was developed for use as waterway associated with the marina. The existing
marina and buildings were constructed in 1998. The property has been occupied by the Harbor View
Marina since circa 1998.

1910-1916

1982-1998

1998-present

The reviewed historical sources/records indicate the following:

e The west and south sides of the Site consisted of a railroad yard from prior to 1883 until
the tracks and associated buildings were removed by 1986. Based on this historical use,
possible fill soils including slag and cinders were likely used as railbed materials. Use of
waste oils for dust control, use of lubricants, and leakage or spillage of lubricants and rail
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cargo are also typical of railroad tracks in historic industrial areas. Based on this
information, the historic use of the Site as a railroad yard is considered evidence of a REC.

e The eastern portion of the Site was occupied by Austin Marine Sales from circa 1982 until
1998. As discussed in Section 5.1, one 300 gallon UST was removed from the Site in 1996.
Soil and groundwater contamination was identified at the Site related to these past
activities. Contaminated soil was excavated from the Site; however, groundwater
contamination remained. As the groundwater contamination was still identified at the
Site, the potential for the existing groundwater to be contaminated exists which
represents evidence of a REC.

5.4.2 Past Use of the Surrounding Properties

Historical information associated with surrounding properties is summarized in the following table:

Adjoining Property to North

The north adjoining property was industrially developed prior to 1883. The east side of the property was occupied by
several buildings associated with Goodsell & Crawford Ludington Iron Works and Foundry from prior to 1883 through
1900. By 1910 the property was redeveloped for use as the Star Watch Case manufacturing facility. Star Watch case
occupied the property until circa 1980. The industrial building was demolished circa 1998. Since circa 1998 and
continuing through the present, the property was redeveloped for use as residential condominiums.

Adjoining Property to East

All of the east adjoining properties were residentially developed prior to 1883.

One of the east adjoining properties on the corner of W. Danaher Street and S. Rath Ave. was redeveloped, between
1916 and 1924, into an industrial building occupied by F. Mayers Boot and Shoe Factory. By 1950, the building was
occupied by Atkinson Manufacturing. Operations appear to have ceased circa 1995 when the building was renovated
for apartments and a small commercial shop on the first floor occupied by Lighthouse Realty.

The southernmost east adjoining property was redeveloped between 1972 and 1977 with the existing City of
Ludington lift station.

Adjoining Property to South

The south adjoining property appears to have been developed prior to 1883 as a railroad yard and ship port. The
railroad tracks appear to have been removed between 1986 and 1993. The property is currently occupied by the Lake
Michigan Car Ferry.

Adjoining Property to West

The southern portion of the west adjoining property is Pere Marquette Lake. The northern portion of the west
adjoining property was developed prior to 1883 with railroad tracks and a freight elevator. The building appears to
have been removed between 1938 and 1954 and a dirt road was built. The property appears to have remained cleared
until the existing park was constructed between 1993 and 2006.

The reviewed historical information related to the adjoining properties indicates the following:

e The northern and eastern adjoining properties to the Site were occupied by industrial
companies dating to circa 1883 and several BEAs have been filed for these properties relating
to impacted soil/groundwater. Groundwater flow in this area is toward the west and as
groundwater contamination has been identified at numerous adjoining/surrounding
properties, the potential for contamination to have migrated to the Site exists, which
represents evidence of a REC.
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6.0 SITE INSPECTION

Ms. Andrea Bierma of LElI conducted a visual evaluation of the Site on September 18, 2019. The
purpose of the Site inspection was to observe the Site for conditions that indicate potential
environmental impact. Such conditions might include, but are not limited to, signs of stressed
vegetation, stained soil, uncontrolled dumping, the presence of storage tanks, or indications of a
release of hazardous wastes and/or regulated substances. The Site inspection included
observations of adjoining properties from the Site or surrounding roads. No one representing
the owner was present during the Site inspection. Photographic documentation of LEl's Site
inspection is provided in Appendix 14.7.

6.1 Limiting Conditions Regarding Methodology

No limiting conditions were encountered relative to the performance of Site inspection activities.

6.2 Chemical and Material Use and Storage

LEl observed small quantities of domestic chemicals stored at the Site including cleaning
products, paint-related chemicals, pool chemicals, and insect/rodent control chemicals. The
containers were stored on the concrete floor, shelves or on countertops. No evidence of
significant spills or staining was observed. Based on the type of chemicals, limited use, and visual
observations, no REC was identified.

6.3 Special or Hazardous Wastes

Special or hazardous waste was not observed.

6.4 Solid Waste Disposal

Solid waste generation is limited to commercial. Three dumpsters were observed on the south
side of the Site. The dumpsters were stored on a grass and no significant staining was observed.
No REC was identified.

6.5 Wastewater

Regulated wastewater is not generated at the Site.

6.6 Stormwater

Stormwater on the eastern portion of the Site flows into catch basins located in the Site parking
lot. The stormwater is conveyed to the municipal stormwater system. The western portion of
the Site is used as a marina and is primarily covered by water. No RECs were identified.

6.7  Surface Water

The western portion of the Site consists of a marina that is connected to Pere Marquette Lake.
No noxious odors, staining, or other indications of environmental concern were observed at the
time of the Site inspection.

Phase | Environmental Site Assessment Page 16 of 25 Lakeshore Environmental, Inc.
City of Ludington



6.8 Drains or Sumps

Three floor drains were observed in the basement of the marina building. Based on the historical
activities in the vicinity of the drains and field observations, the drains do not represent evidence
of a REC.

6.9 Underground and Aboveground Storage Tanks (USTs & ASTs)

Based on the records review presented in Section 5.0 and observations made during the Site
inspection, two USTs are currently present at the Site. LEl observed fill ports, vent pipes, and
pump dispensers associated with two USTs used for storing gasoline and diesel. A complete
summary of the information obtained from the Site inspection, regulatory records and/or
interviews may be reviewed in Section 5.2. However, the potential for a release from the USTs
and/or pump dispensers represents evidence of a REC.

6.10 Polychlorinated Biphenyls (PCBs)

Equipment that could potentially contain PCBs was not observed.

6.11 Other Conditions of Concern

Four groundwater monitoring wells were identified within the northwest portion of the Site.
These wells are likely associated with an off-Site contamination property. Asidentified in Section
5.4.2, potential migration of contamination on-to the Site was identified which represents
evidence of a REC.

6.12 Adjoining Properties

Section 5.4 provides information relative to the historical use of land surrounding the Site.
Observations of the adjoining properties (summarized below) were made from the Site and from
public thoroughfares.

North Waterfront Park (west parcel) residential condominiums (east parcel)
East Residential (southern parcels), Lighthouse Realty with apartments above (central), vacant parcels
(north)
South SS Badger Lake Michigan Car Ferry Port and parking lot
West Waterfront Park and Lake Michigan
Phase | Environmental Site Assessment Page 17 of 25 Lakeshore Environmental, Inc.

City of Ludington



7.0 INTERVIEWS

LEl interviewed persons knowledgeable about the Site to obtain information pertaining to the
historical land use on the Site and adjoining/nearby properties.

7.1 Individuals Interviewed

Relevant information obtained from the following individuals is included in Appendix 14.4 and/or
has been documented in appropriate portions of this report.

Title Name Company Documented Information

User . . . . R t —Section 4.0

. Jim Christensen City of Ludington 'epor' ection .
Representative Questionnaire — Appendix 14.4
Current Own.er Not Available
Representative
Past Occupant / Contact information
Owner not provided
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8.0 ADDITIONAL SERVICES

Non-scope items beyond the typical Phase | ESA scope of work were not addressed.
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9.0

FINDINGS, OPINIONS & CONCLUSIONS

LEl’s evaluation of all identified environmental concerns regarding the Site is summarized in this
section. The following provides a summary of the results of this investigation.

9.1
>

9.2

9.3

9.4

Recognized Environmental Conditions

This assessment has revealed no evidence of RECs in connection with the Site except for
the following:

The northern and eastern adjoining properties to the Site were occupied by industrial
companies dating to circa 1883 and several BEAs have been filed for these properties
relating to impacted soil/groundwater. Groundwater flow in this area is toward the west
and as groundwater contamination has been identified at numerous
adjoining/surrounding properties, the potential for contamination to have migrated to
the Site exists, which represents evidence of a REC.

The west side of the Site consisted of a railroad yard from prior to 1883 until the tracks
and associated buildings were removed in the 1970s and 1980s. Based on the
historical use, it is possible that fill soils including slag and cinders were used as railbed
materials. Additionally, the use of waste oils for dust control, use of lubricants, and
leakage or spillage of lubricants and rail cargo are also typical of railroad tracks in
historic industrial areas. Based on this information, the historic use of the Site as a
railroad yard is considered evidence of a REC.

Two USTs, containing diesel and gasoline, are located on the south side of the Site and
used for fueling of boats and other watercraft. The potential for a release to the
subsurface via the USTs and piping/dispensers represents evidence of a REC.

Controlled Recognized Environmental Conditions

CRECs were not identified.

Historical Recognized Environmental Conditions

HRECs were not identified.

Identified Data Gaps

Significant data gaps were not identified.
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10.0 RECOMMENDATIONS

Based on the results of this investigation, LEI offers the following recommendation:

» Additional investigation of the Site is warranted to address the RECs identified during this
assessment.
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11.0 REFERENCES

The following published documents are referenced in relationship to the execution of this ESA:

ASTM Standards:
E1527-13 Standard Practice Environmental Site Assessments: Phase | Environmental Site
Assessment Process

Federal Statutes:
Comprehensive Environmental Response, Compensation, and Liability Act of 1980 (“CERCLA”
or “Superfund”), as amended by Superfund Amendments and Reauthorization Act of 1986
(“SARA”) and Small Business Liability Relief and Brownfields Revitalization Act of 2002
(“Brownfields Amendments”), 42 U.S.C. §§9601 et seq.

Freedom of Information Act, 5 U.S.C. §552, as amended by Public Law No. 104-231,
110 Stat. 3048

Resource Conservation and Recovery Act (sometimes also referred to as the Solid Waste
Disposal Act), as amended (“RCRA”), 42 U.S.C §6901 et seq.

US EPA Documents:
“All Appropriate Inquiries” Final Rule, 40 C.F.R. Part 312 Chapter 1 EPA, Subchapter
J-Superfund, Emergency Planning, and Community Right-To-Know  Programs,
40 C.F.R Parts 300-399.

Additional documents reviewed as part of this assessment are identified in the appropriate
sections of this report.
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12.0 SIGNATURES OF ENVIRONMENTAL PROFESSIONALS

This Phase | ESA was completed by Andrea Bierma and Kirk W. Perschbacher. Their qualifications
are attached in Appendix 14.8 and summarized in Section 13.0.

This Phase | Environmental Site Assessment report has been prepared by LEIl, on behalf of City of
Ludington (the User), in conformance with the scope and limitations of ASTM Standard Practice
for Environmental Site Assessments: Phasel Environmental Site Assessment Process
(Standard E1527-13) and the U.S. EPA November 1, 2005 Standards and Practices for All
Appropriates Inquiries; Final Rule (40 CFR Part 312), unless otherwise noted herein.

I, Kirk W. Perschbacher, declare that, to the best of my professional knowledge and belief, | meet
the definition of Environmental Professional (EP) as defined in the All Appropriate Inquiries Rule
(40 CFR 312.10).

| have the required specific qualifications based on education, training, and experience to assess
a property of the nature, history, and setting of the subject property. | have developed and
performed the all appropriate inquiries in conformance with the standards and practices set forth
in 40 CFR Part 312.

/Z<nf0_ﬁt’}»- %/ October 11, 2019

7

Andrea Bierma Date
Project Geologist

7
October 11, 2019

Kirk W. Perschbacher, EP Date
Due Diligence Manager |Brownfield Planner
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13.0 QUALIFICATIONS OF ENVIRONMENTAL PROFESSIONALS

Ms. Bierma is an Environmental Geologist and has been working in the environmental consulting
industry for over four years. She has performed numerous tasks related to environmental
investigations, remediation, monitoring and reporting.

Mr. Perschbacher has been working in the environmental consulting industry for 12 years. He
has completed numerous environmental projects related to real estate transactions,
foreclosures, and refinancing; Brownfield redevelopment; and permitting and compliance.
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14.0 APPENDICES
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