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Proposed Rochester/Avon Retail Development

The subject property is located at 945 and 975 South
Rochester Road in Township three north (T3N), Range eleven
east (R11E), Section 14, Rochester Hills, Oakland County
Michigan 48307 (the “Property”).

The subject property is determined to be a “Property” under
Part 213 of P.A. 451, as amended and the rules promulgated
thereunder, and adjacent and contiguous as defined in Act
381.

Pre-Approved Activities, Department Specific Activities,
Asbestos Containing Materials (ACM) Abatement, Demolition,
and Preparation of a Brownfield Plan.

$508,553 (includes eligible activities and 15% contingency)

$183,318

15 Years from start of capture

Approximately $10,125,000 million (including Acquisition,
Hard and Soft Costs)

The proposed redevelopment will transform one of the City’s
busier intersections by demolishing an existing 1,407 square foot
former gas station and a 5,409 commercial office building and
redeveloping it into a modern, two-story, 26,575 square foot retail
and office building. The first floor of the new building will support
tenants that include retail, a drive thru restaurant, a credit union,
and medical office space. The second floor will be used for office
space. It is estimated that the project will create 100 construction
jobs and 70 new permanent jobs in the first three years.

PM Environmental, Inc.
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l. INTRODUCTION AND PURPOSE

In order to promote the revitalization of environmentally distressed, historic, functionally obsolete
and blighted areas within the boundaries of Rochester Hills (“the City”), the City has established
the Rochester Hills Brownfield Redevelopment Authority (RHBRA) the “Authority” pursuant to
the Brownfield Redevelopment Financing Act, Michigan Public Act 381 of 1996, as amended
(“Act 3817).

The purpose of this Brownfield Plan (the “Plan”) is to promote the redevelopment of and
investment in the eligible “Brownfield” Property within the City and to facilitate financing of eligible
activities at the Brownfield Property. Inclusion of Brownfield Property within any Plan in the City
will facilitate financing of eligible activities at eligible properties and will provide tax incentives to
eligible taxpayers willing to invest in revitalization of eligible sites, commonly referred to as
“Brownfields.” By facilitating redevelopment of the Brownfield Property, this Plan is intended to
promote economic growth for the benefit of the residents of the City and all taxing units located
within and benefited by the Authority.

The identification or designation of a developer or proposed use for the Brownfield Property that
is subject to this Plan shall not be integral to the effectiveness or validity of this Plan. This Plan
is intended to apply to the eligible property identified in this Plan and, to identify and authorize
the eligible activities to be reimbursed utilizing tax increment revenues. Any change in the
proposed developer or proposed use of the eligible property shall not necessitate an amendment
to this Plan, affect the application of this Plan to the eligible property, or impair the rights available
to the Authority under this Plan.

This Plan is intended to be a living document, which may be modified or amended in accordance
with and as necessary to achieve the purposes of Act 381. The applicable sections of Act 381
are noted throughout the Plan for reference purposes.

This Brownfield Plan contains information required by Section 13(2) of Act 381, as amended

Il GENERAL PROVISIONS

A. Description of the Eligible Property (Section 13 (2)(h)) and Project

The Eligible Property consists of three (3) legal parcels totaling approximately 2.199 acres with
street addresses of 975 and 945 South Rochester Road, Rochester Hills, Oakland County,
Michigan. The parcels and all tangible personal property located thereon will comprise the
eligible property and is referred to herein as the “subject property.”

The subject property is located on the Rochester Road corridor, bounded by the commercial use
to the north and east, Avon Road to the south, and South Rochester Road to the west. The
subject property has been determined be a “Property”.

Property Address Parcel ID igf;:;‘;"‘ate Eligibility

975 S. Rochester Road 70-15-14-351-012 0.504 acres Property

945 S. Rochester Road 70-15-14-351-011 0.505 acres Adjacent and Contiguous
Unaddressed 70-15-14-351-068 1.190 acres Adjacent and Contiguous

PM Environmental, Inc.
Page 2



Brownfield Plan for the Proposed Rochester/Avon Retail Development
Located at 945 and 975 South Rochester Road, Rochester Hills, Michigan
PM Project No. 01-11390-0-0003; November 2, 2021

Rochester Avon Partners, LLC is the project developer (“Developer”). Rochester Avon Partners,
LLC, is managed by Mr. Doriad Markus who has successfully completed numerous commercial
retail developments in southeast Michigan. Some of these developments include the Holiday Inn
Express in Birmingham that included the redevelopment of a 64-room hotel with several
amenities, the Auburn Marketplace in Auburn Hills, a 12,000 square foot commercial retail
development, and the Rochester Auburn commercial development in Rochester Hills, which
included the development of over 32,000 square feet of commercial retail space over hour
buildings. The success of these projects is reflective of Mr. Markus’ ability to attract both national
and local tenants in the restaurant and hospitality industry.

The parcels are currently zoned B-1: Local Business District. The subject property is currently
occupied by a 1,407 square foot vacant gas station building and a 5,409 square foot office
building in an area characterized by commercial uses. Tenants of the office building will be
leasing space in the new building. The zoning will remain unchanged as the current zoning
permits the proposed future use.

Standard and historical sources document the parcel at 975 S. Rochester Road consisted of
agricultural and vacant land from at least 1937 until between 1964 and 1967 when the current
building was constructed in the northeastern portion. The building was utilized for gasoline
service station operations from at least 1967 until 1999, when the building was renovated into
the current convenience store and gasoline dispensing station. A canopy was constructed in the
western portion in 1980, which was replaced with the current canopy in 1997. The subject
property has operated as a gasoline dispensing station until 2020. The property is currently
vacant.

The parcel at 945 S. Rochester Road was developed with agricultural fields from at least 1937
until between 1949 and 1957 when the current commercial building was constructed. Additions
to the northern portion of the building were constructed in 1977. Occupants included a
veterinarian hospital from at least 1957 until 1975 and various retail businesses and professional
offices since the late 1970s. Occupants of the building prior to 1957 were unable to be identified.
However, based upon the size and layout of the building during this time period, the building was
likely utilized for similar veterinarian hospital operations prior to 1957. The property is currently
occupied by three office tenants.

The unaddressed parcel, which is comprised of 1.19 acres and was previously part of a larger
2.33-acre parent parcel that is identified as 923 S. Rochester Road, was developed prior to 1940
with agricultural fields. A dwelling partially located on the subject property and north adjoining
property was constructed in the northern portion between 1940 and 1949. Agricultural activities
ceased and the former dwelling was renovated and expanded to the Avon Center Hospital in
1954, which extended onto the north adjoining property. Several additions were constructed to
the hospital building and a garage structure was constructed in the northeastern portion of the
subject property between 1957 and 1963. The former hospital was demolished between 1970
and 1971, and the current paved parking lot was completed. The former garage structure was
demolished between 1980 and 1990, and the eastern and southeastern portions have remained
vacant land since that time.

The subject property’s legal description is included in Appendix A. A parcel location map is
included in Appendix B.

The proposed redevelopment includes demolition of the existing 1,407 square foot former gas
station and 5,409 commercial office building to prepare the Property for a larger, two-story,

PM Environmental, Inc.
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26,575 square foot commercial building. The project will feature retail, a restaurant, and office
spaces on the ground level, with commercial office space on the second floor. Approximately
134 parking spaces will be created, as well as landscape and pathway improvements along the
Rochester and Avon Roads that will improve the visual aesthetics of the intersection. The
development will activate two currently vacant parcels and will maximize the use of the three
parcels, which as a whole are currently underutilized.

Demolition activities are anticipated to begin in the fall of 2021. Construction will continue over a
12-month period. Rochester Avon Partners, LLC will invest an estimated $10,125,000 in the
development and create approximately 100 construction jobs and 70 permanent Full Time
Equivalent (FTE) jobs in the first three years.

Preliminary site plans and renderings are included in Appendix C.

B. Basis of Eligibility (Section 13 (2)(h) and Section 2(0))

The Property is considered “Eligible Property” as defined by Act 381, Section 2 because the
parcel located at 975 S. Rochester Road, which is a part of the subject property, has been
determined to be a “Property” under Part 213 of P.A. 451, as amended and the rules promulgated
thereunder. The unaddressed parcel (PID 70-15-14-351-068) and the parcel located a 945 S.
Rochester Road are eligible parcels that are adjacent or contiguous and are estimated to
increase the captured taxable value of the project.

Contaminant concentrations of volatile organic compounds (VOCs) that include benzene,
toluene, ethylbenzene, xylenes, 1,2 4-trimethylbenze, naphthalene, and 2-methylnaphthalene
were identified in the soil and groundwater at the subject property above Part 213 Residential
and Nonresidential criteria for Drinking Water Protection (DWP)/Drinking Water (DW) and
Groundwater Surface Water Interface Protection (GSIP)/Groundwater Surface Water Interface
(GSI) Risk Based Screening Levels (RBSLs). Based on these analytical results and the closed
Leaking Underground Storage Tank (LUST) status, the subject property is classified as a
“Property” in accordance with Part 213 of P.A. 451 of 1994, as amended and the results
promulgated thereunder.

Additional documentation and description of the property’s “Property” status is provided in
Appendix D.

C. Summary of Eligible Activities and Description of Costs (Sec. 13 (2)(a-b))

Tax Increment Financing revenues will be used to reimburse the costs of “Eligible Activities” (as
defined by Section 2 of Act 381) as permitted under the Brownfield Redevelopment Financing
Act that include: Pre-Approved Activities, Department Specific Activities, Demolition, Asbestos
Activities and preparation and implementation of a Brownfield Plan and Act 381 Work Plan. A
complete itemization of these activities and associated expenses is included in Table 1.

The following eligible activities and budgeted costs are intended as part of the development of
the property and are to be financed solely by the developer. All activities are intended to be
“Eligible Activities” under the Brownfield Redevelopment Financing Act. The Authority is not
responsible for any cost of eligible activities and will incur no debt.

1. Pre-Approved Activities include a Phase | and |l Environmental Site Assessment (ESA),
baseline environmental assessment (BEA), and Hazardous Materials Survey required as

PM Environmental, Inc.
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part of the pre-purchase due diligence conducted on the property at a total cost of
$15,325.

Department Specific Activities include Due Care Activities to facilitate redevelopment.

The developer is pursuing the Michigan Underground Storage Tank Authority (MUSTA)
to address contamination on the property related to a confirmed release (REL-0223-19).
MUSTA eligible costs are anticipated to include the removal and disposal of contaminated
soil and groundwater above Part 213 Non-Residential Risk-Based Screening Level
(RBSL) criteria, and the backfilling of the site. It is currently estimated that up to 1,500
tons of contaminated soil will be excavated and backfilled under MUSTA, however this
volume may increase pending additional sampling, field conditions and approval from
MUSTA. The costs covered by MUSTA will not be covered nor requested under the
Brownfield Plan.

However, residual contamination is anticipated to remain in both soil and groundwater
and additional Due Care Activities beyond the excavation funded by MUSTA will be
required. These activities include the design and installation of a vapor barrier system;
chemical-resistant gasketing for utilities; utility corridor migration barriers; underground
storage tank (UST) removal; contaminated soil transport and disposal related to utility
trenching, building footings etc., contaminated groundwater treatment and disposal, and
oversight/sampling/reporting by an environmental professional at a total estimated cost
of $275,850.

Proper transport and disposal of contaminated soils remaining following MUSTA funded
activities related to Due Care to facilitate development of the subject property are based
on the following soil volume estimates, which are limited to the contaminated areas of the
subject property:

Utility Trenching

. . Estimated Trench Estimated . .
Lli:near EsFtJirSSte Trirsw?:?g:gth \{olume (CF) (Pler Trenching Estlsn;ﬁta?e;gﬁtn%:mg
eet Diameter (*) (FT) linear foot, at 1:1 yolume for Disposal (TN)
setback) Disposal (CY)
Storm Sewer | 200 18 5 20 148 244
TOTAL 148 244
Building Perimeter Footings
. Estimated . . Estimated Trench Estimated Estimated Trenchin
Lg;iej\[r Trench Depth Eshm\ﬂg& ';E;Otmg Volume (CF) (Per linear | Trenching Volume Soil Weight for °
(FT) foot, at 1:1 setback) for Disposal (CY) Disposal (TN)
100 4 24" 37.5 139 229
TOTAL 139 229
Building Pad Cut (estimate assumes 12" cut)
Estimated Pad Area (SF) | Estimated Volume (CY) EST'E@ESS';’?("T%‘E%‘;'L?{VSE’I? for
Building 550 20 34
TOTAL 20 34

PM Environmental, Inc.
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Non-Building Pavement

Estimated Pavement Estimated Estimated Pavement Cut Soil
Area (SF) Volume (CY) Weight for Disposal (TN)
Non-Bm!dlng Pavement — 12,000 369 609
(contaminated areas only)
TOTAL 369 609

3. Demolition Activities includes building demolition and the removal of parking lots at an
estimated cost of $120,000.

4. Asbestos Activities includes asbestos containing materials (ACM) abatement, oversight,
air monitoring and associated reporting at an estimated cost of $20,000.

5. Preparation and implementation of the Brownfield Plan and associated activities (e.g.
meetings with BRA, review by City Attorney etc.) at a cost of approximately $15,000.

6. A 15% contingency of $62,378 is established to address unanticipated environmental
and/or other conditions that may be discovered through the implementation of site
activities. This excludes the cost of Pre-Approved Activities and preparation of the
Brownfield Plan.

All activities are intended to be “Eligible Activities” under the Brownfield Redevelopment
Financing Act. The total estimated cost of Eligible Activities subject to reimbursement from tax
increment revenues is $446,175 with a potential $62,378 contingency, resulting in a total cost of
$508,553, the total cost for reimbursement to the applicant is a not-to-exceed amount of
$508,553 (including contingency), unless the Plan is amended and approved by the BRA and
City Council.

D. Estimate of Captured Taxable Value and Tax Increment Revenues (Sec. 13 (2)(c))

Incremental taxes on real property included in the redevelopment project will be captured under
this Plan to reimburse eligible activity expenses. The base taxable value of the subject property
shall be determined by the use of the 2021 tax year tax values, which is $617,020. Tax increment
revenue capture will begin when tax increment is generated by redevelopment of the subject
property, which is expected to begin in 2023 or when full redevelopment is completed whichever
occurs first. The estimated post development taxable value of the completed development is
$2,216,954 and was provided by the City of Rochester Hills' Assessor's Office. Following
completion of the project, the actual taxable value will be determined via the property assessment
process by the City of Rochester Hills. An annual increase in taxable value of 1% has been used
for calculation of future tax increments in this Plan. Tables 2 details the estimate of captured tax
increment revenues for each year of the Plan from the eligible property.

The RHBRA has established a Local Brownfield Revolving Fund (LBRF). Per the RHBRA policy,
capture for the LBRF is included in this plan for five (5) years following developer reimbursement,
as well as an annual 3% capture of the total local increment revenue, currently estimated at
$183,318. The funds deposited into the LBRF as part of this Plan will be used in accordance with
the requirements of Act 381, as amended.

Prior to reimbursement of tax increment revenue to the Developer, payment of Brownfield
Redevelopment Authority Administrative fees, and the 3% capture for the Local Brownfield
Revolving Fund (LBRF) will occur first. Additional LBRF capture will occur at the end of the Plan
for five (5) years as shown in Table 2.

PM Environmental, Inc.
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E. Method of Brownfield Plan Financing and Description of Advances by the
Municipality (Sec. 13 (2)(d))

Eligible activities will be financed by Rochester Avon Partners, LLC. The Developer will be
reimbursed for eligible costs as described in Section C and outlined in Table 1. Costs for Eligible
Activities funded by Rochester Avon Partners, LLC will be repaid under the Michigan Brownfield
Redevelopment Financing Program (Michigan Public Act 381, as amended) with incremental
taxes generated by future development of the property. The estimated amount of tax increment
revenue capture that will be used to reimburse the Developer, the Brownfield Redevelopment
Authority Administration Fees, and LBRF is $728,284.

No advances will be made by the RHBRA for this project. All reimbursements authorized under
this Plan shall be governed by the Reimbursement Agreement.

F. Maximum Amount of Note or Bonded Indebtedness (Sec. 13 (2)(e))

No note or bonded indebtedness will be incurred by any local unit of government for this project.

G. Duration of Brownfield Plan (Sec. 13 (2)(f))

In no event shall the duration of the Plan, exceed 35 years following the date of the resolution
approving the Plan, nor shall the duration of the tax capture exceed the lesser of the period
authorized under subsection (4) and (5) of Section 13 of Act 381 or 30 years. The Property will
become part of this Plan on the date this Plan is approved by the City of Rochester Hills City
Council.

H. Estimated Impact of Tax Increment Financing on_ Revenues of Taxing
Jurisdictions (Sec. 13 (2)(q))

Taxes will continue to be generated to taxing jurisdictions on local captured millages at the base
taxable value of $617,020 throughout the duration of this Plan totaling approximately $248,100
or $13,058 annually.

School millages; including the State Education Tax and the Rochester School Operating Millage,
are not captured under this plan and will have an immediate increase in tax revenue following
redevelopment of approximately $825,922 throughout the duration of this Plan.

Non-capturable millages; including debt millages, the zoo authority and art institute, will have an
immediate increase in tax revenue following redevelopment of approximately $136,628
throughout the duration of this Plan.

A summary of the impact to taxing jurisdictions for the life of the Plan is summarized below, the
amount captured is the sum of developer eligible activity reimbursement, administrative fees and
the state brownfield revolving fund.

PM Environmental, Inc.
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; Developer - LBRF Taxes Preserved
L LEEE il Reimbursgment I AEE Capture for Taxing Units
State Education 6.0000 $0 $0 $0 $276,821
School Operating 18.0000 $0 $0 $0 $830,462

Subtotal | 24.0000 $0 $0 $0 $1,107,283
County Operating 4.0200 $96,603 $6,917 $34,822 547,128
School Sinking 1.4874 $35,743 $2,559 $12,884 $17,437
Oak Int SD-Alloc 0.1918 $4,609 $330 $1,661 $2,249
Oak Int SD-Vid. 3.0362 §72,961 $5,224 $26,300 $35,595
Oak Comm College 1.5184 $36,488 $2,613 $13,153 $17,801
Oakland County Parks 0.3500 $8,411 $602 $3,032 $4,103
Huron Clinton Parks 0.2104 $5,056 $362 $1,823 $2,467
General Fund 2.6909 564,664 $4,630 $23,309 $31,546
Local Street 1.0868 $26,116 $1,870 $9,414 $12,741
Fire Fund 2.7000 564,882 $4,646 $23,388 $31,653
Special Police | 1.1552 $27,760 $1,988 $10,007 $13,543
Special Police Il 1.1891 $28,575 $2,046 $10,300 $13,940
Pathway 0.1773 $4,261 $305 $1,536 $2,079
RARA Operating 0.1861 $4,472 $320 $1,612 $2,182
OPC Operating 0.3200 $7,690 $551 $2,772 $3,751
OPC Transportation 0.0954 $2,293 5164 $826 $1,118
Library Operating 0.7478 $17,970 $1,287 $6,478 $8,767
Subtotal | 21.1628 $508,553 $36,414 $183,318 $248,100
Total Capturable 21.1628
Millages ) $508,553 $36,414 $183,318 $248,100
Non-Capturable Millages by Brownfield TIF
Rochester Sch. Debt 3.4800 $0 $0 $0 $160,556
Zoo Authaority 0.0965 $0 $0 $0 $4,452
Art Institute 0.1913 $8,826
Chapter 20 Drain Debt 0.0364 $0 $0 $0 $1,679
OPC Building Debt 0.1660 $0 $0 $0 $7,659
Total Non-
Caprturable Millages 3.9702 $0 $0 $0 $183,172

See Table 2 for a complete breakdown of estimated available tax increment revenue and Table
3 for the estimated annual reimbursement.

. Leqgal Description, Property Map, Statement of Qualifying Characteristics and
Personal Property (Sec. 13 (2)(h))

The legal description of the Property included in this Plan is attached in Appendix A.
Property location maps are included in Appendix B.

Documentation of characteristics that qualify the property as eligible property is provided in
Appendix D.

Personal property may be included as part of the eligible property to the extent that it is taxable
personal property.

J. Displacement/Relocation of Individuals on Eligible Property (Sec. 13 (2)(i-l))

No displacement of residents or families is expected as part of this project.

PM Environmental, Inc.
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K. Other Material that the Authority or Governing Body Considers Pertinent (Sec. 13
(2)(n))

The Brownfield Redevelopment Authority and the City Council as the Governing Body, in
accordance with the Act, may amend this Plan in order to fund additional eligible activities
associated with the Project described herein.

PM Environmental, Inc.
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Legal Descriptions

975 South Rochester Road, Rochester Hills, Oakland County, Michigan:

Parcel: 70-15-14-351-012

T3N, R11E, SEC 14 PART OF SW 1/4 BEG AT PT DIST S 89-51-30 E33 FT & N 60 FT FROM
SWSECCOR, THN 135 FT, THE 162.50 FT, THS 135 FT, THW 162.50 FT TO BEG 0.51
AB203A

945 South Rochester Road, Rochester Hills, Oakland County, Michigan:

Parcel: 70-15-14-351-011

T3N, R11E, SEC 14 PART OF SW 1/4 BEG AT PT DIST S 89-51-30 E33 FT &N 195 FT
FROM SW 1/4 COR, THN 135 FT, THE 162.50 FT, THS 135 FT, THW 162.50 FT TO BEG
0.50 AB203B

Unaddressed Parcel, Rochester Hills, Oakland County, Michigan:

Parcel: 70-15-14-351-068

T3N, R11E, SEC 14 PART OF SW 1/4 BEG AT PT DIST S 89-51-30 E 19550 FT & N60 FT
FROM SW SEC COR, THN 270 FT, TH S 89-51-30 E58 FT, THS 2430 FT, TH

S 89-51-30E85FT, THN 24.30 FT, TH S 89-51-30 E 57 FT, TH S 270 FT, TH N 89-51-30 W
200 FT TO BEG 1.19 A 11-12-20 FR 062
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Documentation of Eligibility
2019 Phase | Environmental Site Assessment (ESA) - PM Environmental, Inc. (PM)

PM conducted a Phase | ESA for the parcels located at 945 and 975 South Rochester Road on
September 10, 2019. Atthe time of the Phase I, the subject property was occupied by the existing
gasoline station and convenience store. There were no service operations observed during the
Phase I.

Standard and historical sources documented the subject property consisted of agricultural and
vacant land from at least 1937 until between 1964 and 1967 when the current building was
constructed in the northeastern portion. The building was utilized for gasoline service station
operations from at least 1967 until 1999, when the building was renovated into the current
convenience store and gasoline dispensing station. A canopy was constructed in the western
portion in 1980, which was replaced with the current canopy in 1997. The property has operated
as a gasoline dispensing station since 1999.

PM reviewed the following reports pertaining to previous environmental investigations completed
at the subject property.

Name of Report Date of Report Company that Prepared Report
Final Assessment Report 4-8-1997 EnecoTech Midwest, Inc. (ETM)
Groundwater Monitoring Report 7-28-1997 ETM
Groundwater Monitoring Report 10-8-1997 ETM
Groundwater Monitoring Report 1-22-2003 Groundwater & En\?éoglg)lental Services, Inc.
Closure Report 8-27-2004 GES
Phase | ESA 2-22-2005 AKT Peerless Environmental Services (AKT)
Subsurface Investigation Report 3-31-2005 AKT
Underground Storage Tank System 2.17-2008 Midwest Environmental Consulting Group
Assessment and Closure Report (MECG)

The subject property, 975 South Rochester Road, is a closed Leaking Underground Storage Tank
(LUST) site with two releases reported on April 8, 1996 (Leak ID: C-0214-96) and April 24, 1996
(Leak ID: C-0252-96) which were granted a Tier | Commercial Il Restricted Closure on February
17, 2005.

Various site assessment activities were conducted between 1997 and 2008 which included the
removal of several underground storage tanks (USTs) along with the excavation of approximately
40 cubic yards of soil; soil and groundwater sampling activities; and groundwater monitoring
activities. Analytical results following the August 2004 Closure Report and March 2005
Subsurface Investigation Report documents groundwater sampling events which exceeded the
current Part 213 Risk Based Screening Levels (RBSLs), and the current Recommended Interim
Action Screening Levels (RIASLs) indicating a vapor intrusion concern may be present.
Additionally, the March 2005 site investigation activities included a ground penetrating radar
(GPR) survey to assess the potential for orphan USTs. The report indicates the GPR survey did
not identify any anomalies consistent with the presence of orphan USTs, however, the GPR
survey was not included within the report reviewed. Therefore, PM identified the lack of the GPR
survey as a significant deficiency and the potential for orphan USTs as a recognized
environmental condition (REC). Furthermore, the site investigation activities completed between
1997 and 2008 did not collect any groundwater or soil samples within the footprint of the subject
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building. Therefore, the long-term historical automotive service operations have not been
adequately assessed and was identified as a REC.

Based on the cumulative 1997-2008 analytical results, concentrations of various gasoline volatile
organic compounds (VOCs) were identified in soil and groundwater exceeding the current Part
213 Residential and Nonresidential Risk Based Screening Levels (RBSLs). In addition,
contaminant concentrations may be indicative of a vapor intrusion concern based on the
separation distance and lack of delineation of contamination towards the subject building. Based
on these analytical results and its closed LUST status, the subject property meets the definition
of a “property,” in accordance with Part 213 of P.A. 451 of the Michigan Natural Resources
Environmental Protection Act (NREPA), as amended, which represents a REC).

The following onsite recognized RECs were identified in the Phase | ESA:

e The subject property, 975 South Rochester Road, operated as a gasoline dispensing
station since between 1964 and 1967. Additionally, the subject property is a closed LUST
site with two reported releases in 1996. The releases were granted a Restricted Tier |
Commercial Il Closure in February 2005. Review of previous site assessment activities
documents that soil and groundwater contamination remains on-site above the current
Part 213 RBSLs. In addition, contaminant concentrations may be indicative of a vapor
intrusion concern. Based on these analytical results and its closed LUST status, the
subject property meets the definition of a “property,” in accordance with Part 213 of P.A.
451 of the Michigan Natural Resources Environmental Protection Act (NREPA), as
amended.

 Review of previous site investigations document the current UST system was last
assessed in August 2008. The subject property has continued to operate as a gasoline
dispensing station with the current layout since August 2008 with no site assessment
activities since that time. The potential exists that a new release has occurred from the
current UST system and/or fuel dispensers.

e The subject property, 975 South Rochester Road, operated as a gasoline service station
from at least 1967 until 1999. Historical interior waste streams associated with the former
service operations would have consisted of general hazardous substances and/or
petroleum products. The previous site investigation activates did not adequately assess
all areas of the former gasoline service station. A significant portion of this time period
preceded major environmental regulations and current waste management and disposal
procedures. The historical waste management practices associated with the former
gasoline service station operations are unknown and may be a source of subsurface
contamination.

e The previous site investigation activates did not adequately assess the former gasoline
service station area, which likely contained in-ground hoists. In-ground hoists have an
underground reservoir for hydraulic fluids, which can contain polychlorinated biphenyls
(PCBs). The potential exists that a release occurred from the former hydraulic hoist system
and/or underground reservoir.

e The subject property, 975 South Rochester Road, operated as a gasoline dispensing
and/or service station since between 1964 and 1967. PM was unable to obtain information
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regarding the UST systems prior to and between 1967 and 1972. Therefore, additional
fueling and/or new or waste oil USTs may have historically been present. Further, records
indicate the subject buildings were connected to natural gas in 1978 and 1980, and the
975 South Rochester Road subject building likely utilized a fuel oil UST prior to natural
gas connection. The potential exists for orphan USTs to be present on the property and/or
for a release to have occurred.

A controlled recognized environmental condition (CREC), as defined in the ASTM Standard, is a
REC resulting from a past release of hazardous substances or petroleum products that has been
addressed to the satisfaction of the applicable regulatory authority with hazardous substances or
petroleum products allowed to remain in place subject to the implementation of required controls.
The following CREC was identified during completion of this Phase | ESA:

e The subject property located at 975 South Rochester Road is a closed LUST site with two
releases reported in 1996. The release was granted a Restricted Tier | Commercial lll
Closure in February 2005. Review of previous site assessment activities documents that
soil and groundwater contamination remains on-site above the current Part 213
Residential and Nonresidential RBSLs. In addition, contaminant concentrations may be
indicative of a vapor intrusion concern. A deed restriction was recorded in 2004 that
eliminates the use of groundwater for any purpose on the subject property, and any future
change in the land use may necessitate further evaluation of potential risks to the public
health, safety, and welfare to the environment. Based on the closed LUST status and
restrictions associated with the LUST closure, PM has identified the closed LUST status
as a CREC.

2019 Baseline Environmental Assessment (BEA) - PM Environmental, Inc.

The BEA was prepared and submitted for the parcel located at 975 S. South Rochester Road on
behalf of Rochester Avon Partners, LLC on September 10, 2019, based on the available data
documented in the Phase |. Based upon documented soil and groundwater exceedances of the
Part 213 Residential and Nonresidential DWP/DW and GSIP/GSI| RBSLs, and the closed LUST
status, the subject property is a “Property” under Part 213 of P.A. 451, as amended and the rules
promulgated thereunder.

2019 Documentation of Due Care Compliance (DDCC) - PM Environmental, Inc.

A DDCC report was prepared for the 975 S. Rochester Road parcel on November 19, 2019. The
report documented the prior investigations and indicated that current and future use of the
property would remain the same through January 2020. At that time, borrower intends to
redevelop the property for commercial purposes. The subject property is currently zoned B-5:
Automotive Business. The current and intended use and zoning is consistent with Nonresidential
property use as defined under Part 213.

The DDCC took into account the following obligations:
(a) Undertake measures as are necessary to prevent exacerbation.

(b) Exercise due care by undertaking corrective action necessary to mitigate unacceptable
exposure to regulated substances, mitigate fire and explosion hazards due to regulated
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substances, and allow for the intended use of the property in a manner that protects the public
health and safety.

(c) Take reasonable precautions against the reasonably foreseeable acts or omissions of a third
party and the consequences that foreseeably could result from those acts or omissions.

(d) Provide reasonable cooperation, assistance, and access to the persons that are authorized
to conduct corrective action activities at the property, including the cooperation and access
necessary for the installation, integrity, operation, and maintenance of any complete or partial
corrective action activity at the property.

(e) Comply with any land use or resources use restrictions established or relied on in connection
with the corrective action activities at the property.

(f) Not impede the effectiveness or integrity of any land use or resource use restriction employed
at the property in connection with corrective action activities.

Additional site evaluations were completed to support the DDCC. The scope of work included a
ground penetrating radar (GPR) survey, six soil borings (SB-1 through SB-6), installing four
temporary monitoring wells (TMW-3 through TMW-6) and collecting eight soil samples and four
groundwater samples for laboratory analysis. The soil and groundwater samples were submitted
for laboratory analysis of VOCs, polynuclear aromatics (PNAs), polychlorinated biphenyls,
(PCBs), and metals (cadmium, chromium, and lead), or some combination thereof.

No anomalies consistent with the presence of orphan USTs or inground hoists were identified
during the completion of the GPR survey. However, PM confirmed the presence of the previously
closed in place USTs consisting of two 10,000-gallon gasoline UST and one 6,000-gallon gasoline
UST in 2008 located south of the subject building.

The results of the additional evaluation indicated that concentrations of VOCs and PNAs were
present in soil above one or more of Drinking Water Protection (DWP), Groundwater Surface
Water Interface Protection (GSIP), Soil Volatilization to Indoor Air Inhalation (SVII) and Direct
Content (DC) criteria at three of the six boring locations.

Concentrations of VOCs, PNAs and metals were detected in groundwater exceeding one or more
of DWP and GSIP criteria in two of the four samples analyzed.

As such, the following response actions were defined:

Confirmed LUST Release

Based on the results of PM’'s September 2019 site investigation, a confirmed release
(REL-0223-19) was reported for the subject property for Safeway Acquisitions Group LLC
(i.e., the current operator) on October 3, 2019.

Notices

Due to the presence of contamination exceeding the Part 213 Nonresidential DC RBSLs,
Light Non-Aqueous Phase Liquid (LNAPL) SVII and DC screening levels, written notices
have been provided to easement holders of record, utility franchise holders of record, and
the owners and/or operators of all public utilities that serve the subject property.
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Preventing Building Occupant Vapor Intrusion Exposures

Concentrations of gasoline VOCs were identified in soil samples collected from the subject
property in 2005 and 2019 above the Non-Aqueous Phase Liquid (NAPL) SVII screening
levels. Soil gas sampling, and/or additional vapor intrusion evaluations and/or engineering
controls will be necessary to mitigate inhalation exposure risks within the current and any
future proposed buildings.

Direct Contact

Concentrations of gasoline VOCs indicative of the presence of residual LNAPL were
identified in the soil samples collected from the southern portion subject property in the
area of the former and current gasoline UST basins depths ranging between 3.0 and 4.0
feet bgs above the LNAPL DC screening levels. Additionally, concentrations of
benzo(a)pyrene were identified in soil samples collected from the northern portion of the
subject property in the area of the current gasoline/diesel UST basin and/or product piping
depths ranging between 3.0-4.0 feet bgs above the Part 213 DC RBSL. Therefore, surface
cover (i.e. existing asphalt and concrete, concrete building slab, gravel, and areas of
seeded grass and topsoil) will be maintained to prevent dermal contact with contaminated
soils.

These responsive actions are sufficient to prevent unacceptable exposure to hazardous
substances for subject property occupants and onsite subsurface workers and comply with the
requirements of Section 21304c of the NREPA. If changes to the property use, zoning,
operations, and/or layout occur, re-evaluation of potential exposure pathways and associated
amendments to this report will be required. In addition, activities to comply with Section 4c
obligations are still required.

The DDCC also specified general notification and material handling/disposal recommendations
in the event new construction or utility work was conducted on the property.
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Environmental
& Engineering

ENVIRONMENTAL | Services



Table 1: Eligible Activities Cost Estimates
L Total Local Only Eligible

Item/Activity Activities
Pre-Approved Activities

Phase | ESA $ 2,500
Phase || ESA/BEA/DDCC $ 10,800
Hazardous Materials Survey ) 2,025
Pre-Approved Activities Sub-Total $ 15,325
Department Specific Activities
Vapor Barrier Design ) 20,000
Vapor Barrier Installation 5 60,100
Contaminated Soil Transport and Disposal ) 40,000
Cwater Treatment and Disposal - Groundwater Management ) 20,000
Frac Tank Rental - Groundwater Management 5 5,250
Utility Corridor Migration Barriers ) 5,000
Utility Gasketing $ 15,000
Underground Storage Tank Removal ) 32,000
Oversight, Sampling and Reporting by Environmental Professional ) 78,500
Department Specific Activities Sub-Total $ 275,850
Demolition

Building Demolition Activities 5 60,000
Site Demolition Activities 5 60,000
Demolition Sub-Total $ 120,000
Asbestos and Lead Activities
Asbestos Abatement 5 20,000
Asbestos and Lead Activities Sub-Total $ 20,000
Preparation of Brownfield Plan and Act 381 Workplan

Brownfield Plan Preparation and Implementation ) 15,000
Brownfield Plan and Act 381 Workplan Sub-Total $ 15,000

15% Contingency” S 62,378

TIF Capture for Local Brownfield Revolving Fund 183,318
Administrative Fee 36,414

*15% Contingency excludes preparation of Brownfield Plan and Pre-Approved Activities
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