PHASE | ENVIRONMENTAL SITE ASSESSMENT
for

SANDS NEW YORK
101 James Doolittle Blvd
Uniondale, New York

Prepared For:

Las Vegas Sands Corp
3355 Las Vegas Blvd South
Las Vegas, Nevada 89109

Prepared By:

Langan Engineering, Environmental, Surveying,

Landscape Architecture and Geology, D.P.C.
21 Penn Plaza

360 West 31° Street, 8" Floor

New York, New York

Y

4

Jason J. Hayes, PE, LEED**
Principal/Vice President

February 3, 2023
Langan Project No. 170754501

LANGAN

21 Penn Plaza, 360 West 31st Street, 8th Floor New York, NY 10001 T: 212.479.5400 F: 212.479.5444 www.langan.com

New Jersey » New York ¢ Connecticut ¢ Massachusetts ® Pennsylvania ¢« Washington, DC ¢ West Virginia ¢ Ohio  Florida * Texas ® Colorado * Arizona « Washington ¢ California

Athens ¢ Calgary ¢ Dubai * London ¢ Panama



Phase | Environmental Site Assessment February 3, 2023
101 James Doolittle Boulevard

Uniondale, New York

Langan Project No. 170754501

TABLE OF CONTENTS

EXECUTIVE SUMIVARY .....oouuueuuunnnnnnnnsnnssnssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssnns 1
1.0 INTRODUCGTION..... .. 5
1.1 SCOPE Of The ESA oo 5
1.2 Assumptions, Limitations, and EXCEPLIONS .......oiiiiiii i 6
2.0 SUBJECT PROPERTY DESCRIPTION ..........ccooeeeeieeeeeeeeeeeeeceeeeeeese e see s e seeese e e e e eeee e eeeeeesnnnnes 8
2.1 Location and DeSCIIPION .. ...vee e 8
2.2 Description of Subject Property Improvements ...........ooviiiiiiiiiicee e 9
2.3 TIE RECOIAS oo 9
3.0 USER PROVIDED INFORMATION ... 11
3.1 USEr QUESTIONNAINE ... 11
3.2 Previous Environmental ReportS...........oooiiiiiiiiie e 11
4.0 ENVIRONMENTAL RECORDS ... 12
4.1 Federal Agency Database FINAINGS ......ooooiiiiiiii e 14
4.2 State Agency Database FINAINGS ....ooo oo 16
4.3 Other Database FINAINGS ....oooviiii e 21
4.4 Local Regulatory Agency FINAINGS .....oooviiii e 22
45 Physical SETHING SOUICES ...vvviii e 24
4.5.1 TOPOGIAPNY .. 24
452 (C1CT o] [oTo YRR 24
4.5.3 HYATOIOQY .o 24

4.6 Historical Use INformation ... 25
4.6.1 Aerial PRotographns ... ... 25
4.6.2 Historical USGS Topographic Quadrangles.............coooooiiiiiiiiii 25
4.6.3 CItY DITBCTOMIES .. e 26
4.6.4 Environmental Lien S arch ... 26

5.0 SITE RECONNAISSANCE ...........ooo oo eee e e ee e e e e e s e e e e e e e s e e e s e e s e e e e e e e e e eeeneeeeesennnnnns 27
5.1 General Site Setting and Reconnaissance Observations............ccceeeeeeeeeiiiiiiieeeeeeee. 27
5.2 Pits, PONAS, LAQOONS . ...eeiiiiii e 28
5.3 POOIS OF LIQUIT ... 28
5.4 Storm Drains, Wells, and CiSterIMNS ... e 28
55 Transformers and Other Suspect Equipment...............oooo 28
5.6 Storage Containers, Drums, and Chemical Storage Areas ...........cccccccuveeeeveveennennnnnnns 28
5.7 Sewage Ejector Pits and SUMIPS .....cooiiiie e 28
5.8  Waste Generation, Storage, and Disposal...........ccoooiiiiiiiiii 28
59 Air Emissions or Wastewater DiSCharges ...........oooiiiiiiiiiiii e 29

D10 UST S OF A ST S it e 29



Phase | Environmental Site Assessment February 3, 2023
101 James Doolittle Boulevard

Uniondale, New York

Langan Project No. 170754501

5.11  Monitoring Wells or Remedial ACtIVItIES .......viiiiiiieee e 29
5.12  Stained or Discolored SOl ... 29
D13 LBACNATE OF SBEPS .. it 29
5.14  Adjoining and Surrounding Property USES........ccovuiiiiiiii e 29
6.0 INTERVIEWS ...ttt s s e e e e e e s s s e e e e e nnnaa e e s e e e e e nnnnaaanas 30
6.1 S OWVNIBT oo 30
6.2 SITE OCCUPANTS .. 30
6.3 Owners/Tenants of AdjoiNiNg Properties ...........oveiiiiiiii e 30
7.0 ADDITIONAL SERVICES. ........... e oooieeeieeeecece e e e e e e et e e e e e e e e e e e e e e e e e e e e e e nnn e e e eeeees 31
7.1 R0 ON L 31
7.2 ACM, LBP, @Nd PCBS ...t 31
8.0 DEVIATIONS AND DATA GAPS ... 32
8.1 D BVIATIONS . .. 32
8.2 DAt GAPS .ttt 32
9.0 FINDINGS, OPINIONS, AND CONCLUSIONS..........oo e e e e 33
10.0 BREFERENGES ............cooo e eeeccer e e s e e rr e e e e e e e e e e e e e s e e e e e e e nnna s e e e e e e e nnnnnsnnnnns 36

11.0 STATEMENT OF QUALIFICATIONS AND SIGNATURES............cccccoiiniinininieinieenans 39



Phase | Environmental Site Assessment February 3, 2023
101 James Doolittle Boulevard

Uniondale, New York

Langan Project No. 170754501

FIGURES

Figure 1 Subject Property Location Map

Figure 2 Recognized Environmental Condition (REC) Map
APPENDICES

Appendix A Site Reconnaissance Photographs

Appendix B User/Client Questionnaire

Appendix C Environmental Data Resources Inc. ™ Report
Appendix D Freedom of Information Act Requests and Responses
Appendix E Nassau County Land Records

Appendix F Town of Hempstead Zoning Map of East Hempstead
Appendix G Aerial Photographs

Appendix H Historical USGS Topographic Quadrangle Maps
Appendix | City Directory Abstract

Appendix J Environmental Lien Search

Appendix K Resumes



Phase | Environmental Site Assessment February 3, 2023
101 James Doolittle Boulevard Page 1
Uniondale, New York

Langan Project No. 170735401

EXECUTIVE SUMMARY

Langan Engineering, Environmental, Surveying, Landscape Architecture and Geology, D.P.C.
(Langan) was retained by Las Vegas Sands Corp (the User) to prepare a Phase | Environmental
Site Assessment (ESA) for the property at 101 James Doolittle Boulevard in Uniondale, New York
(the Subject Property). The Subject Property, identified on the Nassau County Tax Map as
Section 44, Block F, Lots 326, 401, and 402, is bound by a parking lot followed by Charles
Lindbergh Boulevard to the north, James Doolittle Boulevard followed by the Francis T. Purcell
Preserve to the east, Hempstead Turnpike followed by a commercial building to the south, and
the Nassau Veterans Memorial Coliseum and associated parking to the west. The about 14.6-
acre Subject Property is developed with a hotel comprised of a one-story podium with two 10-
story towers and an attached 11-story tower, surrounded by asphalt-paved parking lots and
landscaped areas.

This Phase | ESA was completed in accordance with ASTM International (ASTM) E1527-13
(Standard Practice for Environmental Site Assessments: Phase | Environmental Site Assessment
Process) and the United States Environmental Protection Agency (USEPA) All Appropriate
Inquires (AAl) Rule, for the purpose of identifying recognized environmental conditions (REC),
historical RECs (HREC), and controlled RECs (CREC).

Based on information obtained during the visual inspection of the Subject Property; review of
environmental databases and historic information; and contact with federal, state, and local
agencies, the following RECs and HRECs were identified.

REC 1: Historical Use of the Subject Property

The Subject Property and several adjoining and surrounding properties were occupied by Mitchel
Air Force Base from the 1910s through the mid-1960s. Use prior to 1910 also included military
facilities dating back to the revolutionary war. According to a December 2009 Site Inspection
Report for Mitchel Field, prepared for the United States Army Corps of Engineers (USACE), the
northeastern portion of the Subject Property is within the former Skeet Range (MRS 2) and the
southwestern corner of the Subject Property is within the former Machine Gun Range (MRS 5).
Soil samples collected during a 2009 investigation by the USACE found iron above the USEPA
Residential Direct Contact Soil Screening Level and lead above the USEPA Interim Ecological
Screening Levels; however, no samples were collected from the Subject Property. The most
recent publically available information indicates that New York State Department of
Environmental Conservation (NYSDEC) classifies the site as a “Class P" Inactive Hazardous
Waste Disposal Site (SHWS) site, but NYSDEC has yet to complete an overall environmental
assessment of the former airfield.
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Undocumented spills or releases of solvents, chemicals, and/or other hazardous substances
associated with this historical use may have adversely affected soil, groundwater, and/or soil
vapor on the Subject Property.

REC-2: Historical Petroleum Bulk Storage at the Subject Property

According to Nassau County Fire Marshal records, an underground storage tank (UST) of
unknown size was installed on December 17, 1982 on the Subject Property. The UST is listed as
removed; however, UST closure documentation was not provided. The absence of UST location
information and closure documents is considered a REC.

REC-3: Current and Historical Use of the Adjoining and Surrounding Properties

Nassau Energy Corporation, located about 570 feet north of the Subject Property (hydraulically
up gradient), has operated as a power plant facility since the 1960s. The Nassau Energy Corp. is
also identified under the facility names Suez Energy Generation, Trigen Nassau Energy, and
Trigen Cogeneration Plant. The facility is listed in the RCRA generator databases for generation
of corrosive-, silver- and halogenated-hazardous wastes and houses multiple aboveground
storage tanks (ASTs) containing of solvents, acids and waste oil. Undocumented spills or
releases of solvents, chemicals, or other hazardous substances associated with these current
operations may have adversely affected groundwater, and/or soil vapor on the Subject Property.

The Purex-Mitchell Field site, located about 5,061 feet northwest of the Subject Property
(hydraulically up gradient), operated as an industrial facility for chemical distribution from 1955 to
1977. Information on the facility indicates that a chlorinated solvent plume near the site is related
to former chemical distribution operations. Remediation to date has included contaminant
recovery wells, air stripping, and a slurry wall constructed to restrict migration of groundwater
contaminants. The results of a 1992 soil investigation indicated the soil clean-up objectives had
been met; however, groundwater remediation is ongoing and soil vapor has not been evaluated.
Based on proximity, contaminant extents and solubility, migration of contaminants in
groundwater, and absence of information regarding impacts to soil vapor, this historical operation
may have adversely affected groundwater, and/or soil vapor on the Subject Property.

REC-4: Known Area-Wide Groundwater Contamination

The Old Roosevelt Field Contaminated Groundwater Area (USEPA ID No. NYSFN0204234) and
New Cassel/Hicksville Groundwater Contamination (USEPA ID No. NY0001095363), are two
National Priority List (NPL) sites located over 4,000 feet north and upgradient of the Subject
Property. Operations at the two sites include aviation activities from (1911 to 1955) and various
industrial operations (time unknown), respectively. Both sites are considered to have contributed
to a chlorinated solvent groundwater plume that has impacted public supply wells in the area of
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the Subject Property. Contaminants of concern include carbon tetrachloride, 1,1-dichloroethene
(1,1-DCE), tetrachloroethene (PCE), and trichloroethene (TCE). The exact source of the
contamination is unknown, and as per the database entry, the USEPA is considering various
alternatives for remediation. Documented chlorinated solvent impacts to groundwater in the
vicinity of the Subject Property is considered a REC.

Historical Recognized Environmental Conditions

An HREC is a REC resulting from a past release of 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 meets 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).

HREC-1: Historic Spills on the Subject Property

One closed spill is associated with the Subject Property, and is identified as a HREC:

e NYSDEC assigned Spill No. 00-01783 to the Subject Property on May 11, 2000 after
contamination was encountered during the removal of a 550-gallon underground fuel oil
storage tank. Cleanup of the spill was completed and NYSDEC closed the spill on October
30, 2000.

Business Environmental Risks

A Business Environmental Risk (BER) is defined by ASTM 1527-13 as a risk that can have a
material environmental or environmentally driven impact on the business associated with the
current or planned use of a parcel of commercial real estate, not necessarily limited to those
environmental issues required to be investigated in this practice.

The following BERs were identified:
BER 1 - NYSDEC SHWS “Class P” Classification

The former Mitchel Field military airbase, which is inclusive of the Subject Property, is listed in
the Inactive Hazardous Waste Disposal Site (SHWS) database, which is the New York State
Superfund. The listing has a Class P (potential registry site) classification, indicating that that
there is a potential for concern about site contamination. Information regarding a Class P site is
preliminary in nature and unverified because the NYSDEC's investigation of the site is not yet
complete. While no regulatory requirement currently exists for the Subject Property, NYSDEC
may eventually require investigation, remediation and reporting. Subsequent investigation and
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reporting related to the program may result in additional costs or schedule delays for future
development.

BER 2 - Possible Military Munitions

The 2009 USACE investigation of the former Mitchel airfield also addressed potential munitions,
including Unexploded Ordinance (UXO). Areas of concern identified included the northeastern
portion of the Subject Property, located within former MRS 2, and the southwestern corner of
the Subject Property, located within former MRS 5. According to the 2009 USACE report, the
explosive risk for these areas is low. The report indicated that spent shell casings were identified
during the development of the sports field southwest of the Subject Property, and the presence
of smaller arms rounds (non-explosive) and/or shell casings is likely in the former munition areas
of the Subject Property. The presence of munitions may result in premium costs for
identification/delineation, handling and disposal during construction.

Non-Scope Considerations

A Non-Scope Consideration is identified by ASTM E1527-13 as an environmental issue or
condition at a property that parties may wish to assess in connection with commercial real estate
that are outside the scope of ASTM E1527-13.

The following non-scope consideration was identified:

A preliminary hazardous building materials survey was conducted on October 18 and November
14 and 15, 2022 to identify the presence/absence of asbestos-containing material (ACM), lead-
based paint (LBP), and/or PCB-containing material. ACM was identified in the building surveyed
areas. ldentified ACM must be removed by a certified asbestos abatement contractor in
accordance with applicable federal, state, and local regulations prior to being disturbed, including
maintenance, renovation, or demolition activities. Generally, sampled building materials did not
contain detectable concentrations of lead and PCBs above applicable standards.
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1.0 INTRODUCTION

Langan Engineering, Environmental, Surveying, Landscape Architecture and Geology, D.P.C.
(Langan) was retained by Las Vegas Sands Corp. (the User) to prepare a Phase | Environmental
Site Assessment (ESA) for the property at 101 James Doolittle Boulevard in Uniondale, New York
(the Subject Property). This Phase | ESA was performed for the User in general accordance with
ASTM International (ASTM) E1527-13 (Standard Practice for Environmental Site Assessments:
Phase | Environmental Site Assessment Process) and the United States Environmental
Protection Agency’s (USEPA) All Appropriate Inquires (AAl) Rule. The purpose of this Phase |
ESA is to accomplish the following:

1. ldentify Recognized Environmental Conditions (REC) in connection with the Subject
Property, as defined in The Standard Practice for Environmental Site Assessments:
Phase | ESA Process, Designation E1527-13, which states: 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. The termis not intended to include de minimis conditions
that generally do not present a material risk of harm to public 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.

2. Provide services consistent with the USEPA 40 Code of Federal Regulations (CFR)
Part 312 Subpart C Standards and Practices §312.20 AAl Rule.

1.1 Scope of the ESA

This Phase | ESA was conducted using a standard of good commercial and customary practice
that is consistent with ASTM E1527-13. No significant additions, deletions, or deviations to
ASTM E1527-13 were made in connection with this report, as described in Section 8.0. In
general, the scope of this assessment consisted of obtaining information from the User;
reviewing reasonably ascertainable information and environmental data relating to the Subject
Property; reviewing maps and records maintained by federal, state, and local regulatory agencies;
interviewing persons knowledgeable about the Subject Property; and conducting a site
reconnaissance. The specific scope of this assessment included the following:

1. A site reconnaissance to characterize conditions and assess the Subject Property’s
location with respect to adjoining and surrounding property uses and natural surface
features. The reconnaissance included the surrounding roads and observations of
surrounding properties from public rights-of-way to identify obvious potential
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environmental conditions on neighboring properties. The site reconnaissance was
conducted in a systematic manner focusing on the spatial extent of the Subject Property
and then progressing to adjoining and surrounding properties. Photographs taken as part
of the site reconnaissance are included in Appendix A.

2. A review of the response to the User/Client Questionnaire. The completed User/Client
Questionnaire is included in Appendix B.

3. Areview of environmental databases maintained by the USEPA, state, and local agencies
within the approximate minimum search are. The environmental database report was
provided by Environmental Data Resources, Inc. (EDR), and is included in Appendix C.

4. Filing of Freedom of Information Act (FOIA) requests with federal, state, and local
agencies. Copies of the FOIA requests are included in Appendix D.

5. A review of Nassau County Land Records and the Town of Hempstead Zoning Map.
Available Nassau County Land Records and the Zoning Map are included in Appendices
E and F, respectively.

6. A review of physical characteristics of the Subject Property through a review of
referenced sources for topographic, geologic, soils, and hydrologic data.

7. A review and interpretation of aerial photographs, historical topographic maps, and city
directories to identify previous activities on and in the vicinity of the Subject Property.
Copies are included in Appendices G, H, and |, respectively.

8. A review of environmental lien searches for the Subject Property. Copies of the
environmental lien search reports are included in Appendix J.

9. A review of published radon occurrence maps to evaluate whether the Subject Property
is located in an area with a propensity for elevated radon levels.

1.2 Assumptions, Limitations, and Exceptions

This Phase | ESA report was prepared for Las Vegas Sands Corp for the Subject Property at 101
James Doolittle Boulevard in Uniondale, New York. The report is intended to be used in its
entirety. Excerpts taken from this report are not necessarily representative of the assessment
findings. Langan cannot assume responsibility for use of this report for any property other than
the Subject Property addressed herein, or by any other third party without a written authorization
from Langan.

Langan’s scope of services, which are described in Section 1.1, was limited to that agreed to
with the User and no other services beyond those explicitly stated are implied. The services
performed and agreed upon for this effort comports to those prescribed in the ASTM E1527-13.
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Intrusive sampling (i.e., soil borings and groundwater sampling) was not performed as part of this
Phase | ESA.

This Phase | ESA was not intended to be a definitive investigation of possible environmental
impacts at the Subject Property. The purpose of this investigation was limited to determining if
there are any RECs affecting the Subject Property. It should be understood that even the most
comprehensive Phase | ESA might fail to detect environmental liabilities at a particular Subject
Property. Therefore, Langan cannot “insure” or “certify” that the Subject Property is free of
environmental impacts. No expressed or implied representation or warranty is included or
intended in this report, except that our services were performed, within the limits prescribed by
our client, with the customary standard of care exercised by professionals performing similar
services under similar circumstances within the same jurisdiction.

The conclusions, opinions, and recommendations provided in this report are based solely on the
specific activities as required for the performance of ASTM E1527-13 and are intended
exclusively for the purpose stated herein, at the specified Subject Property, as it existed at the
time of our site visit.
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2.0 SUBJECT PROPERTY DESCRIPTION

2.1 Location and Description

The Subject Property is located at 101 James Doolittle Boulevard in Uniondale, New York, and is
identified on the Nassau County Tax Map as Section 44, Block F, Lots 326, 401, and 402. The
about 14.6-acre Subject Property is developed with a hotel comprised of a one-story podium with
two 10-story towers and an attached 11-story tower, surrounded by asphalt-paved parking lots
and landscaped areas. The Subject Property is bound by a parking lot followed by Charles
Lindbergh Boulevard to the north, James Doolittle Boulevard followed by the Francis T. Purcell
Preserve to the east, Hempstead Turnpike followed by commmercial building to the south, and the
Nassau Veterans Memorial Coliseum and associated parking to the west. A Subject Property
Location Map is included as Figure 1.

According to the United States Geological Survey (USGS) Freeport Quadrangle 7.5-minute Series
Topographic Map, the elevation of the Subject Property is about 78 feet above mean sea level
(msl), and the surrounding area slopes gradually to the south-southeast. Based on observations
of the surrounding area during the site reconnaissance, the Subject Property is located within a
suburban area characterized by commercial and residential buildings, private and public
institutions, and parks or preserved land. Site reconnaissance photographs are included in
Appendix A.

Surrounding property use is summarized in the following table:

Direction | Block Lot Adjoining Properties Surrounding Properties

Charles Lindbergh Boulevard
followed by Nassau Energy
Corporation energy plant and a
Nassau Community College campus

North F 415 asphalt-paved parking lot

James Doolittle Boulevard Meadowbrook Parkway followed by

East 1 buildi
F 405 Francis T. Purcell Preserve commercial buiidings
South Hempstead Turnpike Commercial, residential and
340 RXR Plaza institutional buildings
340 466 . S
(commercial building)
351,
411, , . Parking followed by Earl Ovington
West F 412 Nassau Cohseum_ and associated Boulevard, Hofstra University
parking
and campus

415
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2.2 Description of Subject Property Improvements

Improvements at the Subject Property are summarized in the following table:

SITE IMPROVEMENTS

Size of the Subject Property About 14.6 acres
Lot 326: One hotel building comprised of a one-story
Buildings/Spaces/Structures podium and three 10- and 11-story towers, associated
parking.
Surface Water None
Potable Water Source Municipal
Sanitary and Storm Sewer Utilities Municipal
Electrical Utilities PSEG Long Island
Natural Gas Utilities PSEG
Construction Completion Date Main building (1982); 11-story tower (early 1990s)
General Construction Type Steel frame and concrete masonry

Central air ductwork system supplied by air handler units

Heating, Ventilation and Air Conditioning located on the third-floor step-out for public areas.

(HVAC) System Type Each of the 617 hotel units are heated and cooled with

individual electric heating and air conditioner units.

A diesel-powered backup generator is located along the
west exterior wall of the hotel building.

Emergency Power

2.3 Title Records

Langan researched ownership records for the Subject Property on the Nassau County Clerk's
Office website for online records (https://i2f.uslandrecords.com/NY/Nassau/D/Default.aspx).
Additional ownership information was obtained from an environmental lien search (see Section
4.6.4). Not all prior deed records could be obtained; however, available title information is
summarized below.
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Lot Date Document Type First Party Second Party
Prior to
1994 NA NA County of Nassau
3/4/1994 Agreement Deed County of Nassau Cohseur_n Hotel
396 Assoc./Sumitomo Bank
152000 | AgreementDeed | koo um Hotel Assoc. | O -coliseum LLG/M-
Coliseum LLC
Agreement Deed BR-Coliseum, LLC (M- Lighthouse Hotel
12/20/2005 Coliseum LLC) Development |, LLC
Agreement Deed Lighthouse Hotel Tovvn_mc Hempstead
Industrial Development
Development |, LLC Agency
12/29/2005 Agreement Deed Town of Hempstead .
. Lighthouse Hotel
Industrial Development
Development |, LLC
Agency
282007 | A9reement Deed Lighthouse Hotel 1 oo ) iondale Hotel LLC
Development |, LLC
5/21/2007 Agreement Deed Rex Uniondale Hotel Marriott Hotel Services
396, 401 LLC Inc.
402 11/5/2014 Agreement Deed CBW Unllf)l?gale Hotel 101 Uniondale LP
3/18/2015 Agreement Hempstead Industrial Nassau County Industrial
Deed/Quitclaim Deed Development Agency Development Agency
Agreement Deed Nassau County
3/18/2015 Industrial Development 101 Uniondale LP
Agency
1/31/2019 Agreement Deed 101 Uniondale LP Royal Blulingospnahty
1/31/2019 Agreement Deed Royal BluLeLgospltallty Royal Blu&gospnahty

Langan’s review of ownership records did not reveal any RECs associated with the Subject

Property.
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3.0 USER PROVIDED INFORMATION
3.1 User Questionnaire

Per ASTM E1527-13, a User questionnaire was provided to the User to inquire about specialized
information related to the Subject Property. Marc Gross of Las Vegas Sands Corp/LVS NY
Holdco, LLC completed the questionnaire. Mr. Gross stated that he is not aware of any
environmental liens or land use limitations at the Subject Property. According to Mr. Gross, the
purchase price of the Subject Property reasonably reflects fair market value and is not attributable
to any contamination known or believed to be present at the Subject Property. The completed
User questionnaire is included in Appendix B.

3.2 Previous Environmental Reports

Previous environmental reports were not provided for the Subject Property.
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4.0 ENVIRONMENTAL RECORDS

Environmental Data Resources, Inc. (EDR) provided a regulatory database search that is included
in Appendix C. The EDR report provides a listing of sites identified on select federal and state
standard source environmental databases within the approximate search radius specified by
ASTM E1527-13. Langan reviewed each environmental database on a record-by-record basis to
evaluate whether the identified sites represent a potential for environmental impact to the
Subject Property. Langan also reviewed “Orphan Sites” listed within the report. Orphan Sites
are those sites that could not be mapped due to inadequate address information. Any Orphan
Sites that were identified by Langan within the ASTM search radii, either during the site
reconnaissance or by cross-referencing to mapped listings, are addressed in the discussion
below.

The following table lists the number of sites identified in standard and additional environmental
record databases, within the prescribed search area and appearing in the EDR Report.

DATABASE RECORD SUMMARY
Database Reviewed Minimum | Sublect Number of Sites
(Date of government version) Search Area Property B
listed Search Area
USEPA DATABASES
National Priorities List (NPL) (7/26/2022) 1 Mile Radius No 2
Delisted NPL (7/26/2022) 1 Mile Radius No 0
Superfund Enterprise Management System
(SEMS, formerly CERCLIS) and SEMS-Archive 1/2 Mile No 0
(formerly known as CERCLIS-NFRAP) Radius
(7/26/2022)
Resource Conservation and Recovery Act
(RCRA) Corrective Reports (CORRACTS) 1 Mile Radius No 0
(6/20/2022)
RCRA Treatment, Storage, and Disposal 1/2 Mile No 0
Facilities (TSDF) (6/20/2022) Radius
RCRA Generators Subiect
(Large Quantity Generator [LQG], Small Pro erjt and
Quantity Generator [SQG], Conditionally Ag'oir?/in Yes 9
Exempt Small Quantity Generator [CESQG], ProJ ertiegs
Non-Generators [NonGen]) (6/20/2022) P
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DATABASE RECORD SUMMARY
Database Reviewed Minimum Sl Nl_jm_ber ?f.S|tes
(Date of government version) Search Area RISEeILY ATl T )
9 listed Search Area
- Subject
Facility Index System (FINDS) (5/13/2022) Property Yes 1
USEPA DATABASES (Continued)
Environmental Response Notification System Subject No 0
(ERNS) (6/14/2022) Property
Federal Engineering Controls (US ENG Subject No 0
CONTROLS [ECs]) Sites Lists (5/16/2022) Property
Federal Institutional Controls (US INST Subject No 0
CONTROLS [ICs]) Sites Lists (5/16/2022) Property
NYSDEC DATABASES
Inactive Hazardous Waste Disposal Sites
(SHWS) and Delisted Registry Sites (DEL 1 Mile Radius No 2
SHWS) (5/9/2022)
Solid Waste or Landfill Facilities (SWF/LF) 1/2 Mile No 0
(6/29/2022) Radius
Leaking Storage Tanks (LTANKS) (5/9/2022) 172 M|Ie No 14
Radius
SPILLS Information Database (NY SPILLS) 1/8 Mile Yes 3
(5/9/2022) Radius
New York Engineering Controls (NY ENG Subject No 0
CONTROLS) Sites Lists (5/9/2022) Property
New York Institutional Controls (NY INST Subject No 0
CONTROLS) Sites Lists (5/9/2022) Property
NY Voluntary Cleanup Program (VCP) 1/2 Mile No 0
(5/9/2022) Radius
. 1/2 Mile
NY Brownfields (5/9/2022) Radius No 0
Solid Waste Disposal Sites Registered 1/2 Mile No 0
Recycling (SWRCY) Facility List (6/29/2022) Radius
Chemical Bulk Storage (CBS) Subject
Underground Storage Tank (UST), Property and Yes 1
Aboveground Storage Tanks (AST) Databases Adjoining
(6/21/2022) Properties
Subject
Major Qil Storage Facilities (MOSF) Property and No 0
UST and AST Databases (6/21/2022) Adjoining
Properties
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DATABASE RECORD SUMMARY

. . . Subject Number of Sites
Database Reviewed Minimum ir . .
(Date of government version) Search Area Fiefpeny GeLHID (il DT
9 listed Search Area
Registered and Historical Drycleaners (NY 1/4 Mile
DRYCLEANERS) and EDR US Historical Radius No 0

Cleaners (8/30/2022)

EDR (PROPRIETARY) DATABASES

EDR Former Manufactured Gas Plant

(MGP) Sites (N/A) 1 Mile Radius No 0
EDR US Historical Auto Stations (N/A) 1/8 Mile No 0
Radius

OTHER ASCERTAINABLE RECORDS

Unexploded Ordinance (UXO) Sites

(12/31/2020) N/A No 1
Formerly Used Defense Sites (FUDS)
(8/11/2022) N/A No 1

NYSDEC - New York State Department of Environmental Conservation
N/A - Not Applicable; databases are reviewed as part of the Phase | ESA but not required as per ASTM E1527-13.

A description of the reviewed databases is included in the EDR Report (Appendix C). A summary
of sites identified within the prescribed search area is presented below.

4.1 Federal Agency Database Findings

The Subject Property and/or sites within the respective minimum search distances as specified
by ASTM E1527-13 were not listed in the following Federal Agency databases: delisted NPL,
SEMS (formerly CERCLIS) and SEMS-Archive (formerly known as CERCLIS-NFRAP), RCRA
CORRACTS, RCRA TSDF, ECs, or ICs.

NPL

The National Priority List (NPL), also known as the Superfund database, is a subset of the
Superfund Enterprise Management System (formerly CERCLIS). The NPL identifies over 1,200
sites for priority cleanup under the Superfund Program. The Subject Property was not identified
in the NPL database; however, two NPL sites with identified within the minimum search area of
1 mile. Both NPL sites, Old Roosevelt Field Contaminated Groundwater Area (USEPA ID No.
NYSFN0204234) and New Cassel/Hicksville Groundwater Contamination (USEPA ID No.
NY0001095363), are located over 4,000 feet north and upgradient of the Subject Property;
however, both sites are considered to have contributed to a chlorinated solvent groundwater that
has impacted public supply wells in the area of the Subject Property. Contaminants of concern
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include carbon tetrachloride; 1,1-dichloroethene (1,1-DCE); tetrachloroethene (PCE); and
trichloroethene (TCE). The exact source of the contamination is unknown, and as per the
database entry, the USEPA is considering various alternatives for the site. Based on
documentation of known chlorinated impacts to groundwater in the vicinity of the Subject
Property, these listings are considered RECs.

RCRA Generators

The Resource Conservation and Recovery Act (RCRA) Generators database is USEPA's
comprehensive information system, providing access to data supporting the RCRA of 1976 and
the Hazardous and Solid Waste Amendments (HSWA) of 1984. The database includes selective
information on sites that generate, transport, store, treat, and/or dispose of hazardous waste as
defined by RCRA. Large quantity generators (LQG) generate over 1,000 kilograms of hazardous
waste or over 1 kilogram of acutely hazardous waste per month; small quantity generators (SQG)
generate between 100 and 1,000 kilograms of hazardous waste per month; conditionally exempt
small quantity generators (CESQG) generate less than 100 kilograms of hazardous waste or less
than 1 kilogram of acutely hazardous waste per month; and RCRA non-generators (Non-Gen) are
former hazardous waste generators.

The Subject Property was listed under the following facility names:

Name: Fuji Photo Film USA Inc

Description: The Subject Property is listed in the Non-Gen (1997, 2006, and 2007)
and SQG (1994) databases under the USEPA ID No. NY0000463257 for the generation
of undefined waste (D000) and silver (D011). Waste volumes were not specified, with
the exception of manifests from 1994 for the disposal of 60 pounds of DO11. No
violations were listed in association with this facility.

Name: Noritsu America — Long Island Marriott

Description: This Subject Property is listed in the Facility Index System (FINDS), Non-
Gen (2006 and 2007) and SQG (1995) databases under USEPA ID No. NYR000002352
for the generation of DO11. Waste volumes were not specified with the exception of
manifests from 2016 from the disposal of 456 pounds of mercury (D009). No
violations were listed in association with this facility.

Both listings appear to be associated with the disposal of office equipment (i.e., printers,
photocopiers, etc). Based on the type and volume of waste generated at the Subject Property
and absence of violations, this listing is not considered a REC.
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The following adjoining and surrounding properties were listed in the RCRA databases:

Site Name: Nassau Coliseum
Site Address: 1225 Hempstead Turnpike

Location: This facility adjoins the Subject Property to the north and west (hydraulically

up and cross gradient)

Description: The site is listed in the LQG (2016) databases under the USEPA ID No.
NYR000227686 for the generation of lead (D008). Waste volumes were not specified,
with the exception for manifests from 2017 for the disposal of 25 pounds of ignitable

waste (D001). No violations were listed in association with this facility. Based on the

type and volume of waste generated, and absence of violations, this list is not

considered a REC.

Site Name: Nassau Energy LLC
Site Address: 185 Charles Lindberg Boulevard

Location: About 570 feet north of the Subject Property (hydraulically up gradient)

Description: This site is listed in the CESQG (2014), SQG (2006, 2007), LQG (2001),
and non-generator (2006) databases under USEPA ID No. NYR000098582 for the
generation of D002 and D009. Universal waste violations were reported in 2007;

however, the facility is currently listed as in-compliance. Waste volumes were not
specified except for manifests from 1991 for the disposal of 2,772 gallons of
halogenated solvents (FO02) and manifests from 2018 manifests for the disposal of
five pounds of D009 were transported offsite. The site was also identified in the US
Aerometric Information Retrieval System (AIRS) Facility Subsystem (AFS) database
for active air emission permits. Based on the volume and type of waste generated,
proximity and location with respect to the Subject Property, and potential for
operations to adversely impact groundwater and soil vapor at the Subject Property,

this listing is considered a REC.

4.2 State Agency Database Findings

The Subject Property and/or sites within the respective minimum search distances as specified
by ASTM E1527-13 were not listed in the following state agency databases: SWF/LF, NY ENG
CONTROLS, NY INST CONTROLS, NY VCP, NY Brownfields, SWRCY, CBS, MOSF, and NY

DRYCLEANERS.
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SHWS Database

The SHWS records are the states’ equivalent to the Superfund Enterprise Management System
(SEMS) and may or may not already be listed on the federal SEMS list. Priority sites planned for
cleanup using state funds (state equivalent of Superfund) are identified along with sites where
potentially responsible parties will pay for cleanup. The Subject Property was not listed in the
SHWS database; however, Mitchel Field, which is inclusive of the Subject Property, was listed
in the SHWS database as per the EDR Orphans Summary.

The Mitchel Field site was listed as a SHWS on February 21, 2002 with a Class P (potential
registry site) classification. The about 1,500-acre site was historically operated for military use
dating back to the Revolutionary War. Activities included training and bombardment with
munitions. Military and airfield activities ceased in 1961 and the site, including the Subject
Property, was sold to Nassau County in the mid-1960s. In 2009, the US Army Corps of Engineers
(USACE) completed an assessment of the site for military munitions and concluded that no
human or ecological receptors were identified. However, spent shell casings were identified
during the development of the sports field southwest of the Subject Property, and the presence
of smaller arms rounds (non-explosive) and/or shell casings is possible in the former munition
areas of the Subject Property.

According to documents available on the NYSDEC database and the Formerly Used Defense
Sites (FUDS) database, an installation restoration program (IRP) was initiated in July 1995 related
to aboveground storage tank (AST) and incinerator operations at the site, and an investigation
was completed in September 1998. The remedial action has an anticipated completion date of
September 2028; however, further information on the remedy was not provided. According to
the December 2009 Site Inspection Report for Mitchel Field, prepared for the USACE, the
northeastern portion of the Subject Property is within the former Skeet Range (Munitions
Response Site [MRS] 2) and the southwestern corner of the Subject Property is within the former
Machine Gun Range (MRS 5). As part of the site inspection, eight soil samples were collected
within the MRS 2 boundary and seven soil samples were collected within the MRS 5 boundary;
however, no samples were collected from the Subject Property. Results detected exceedances
of iron above the USEPA Residential Direct Contact Soil Screening Level and lead above the
USEPA Interim Ecological Screening Levels. According to the NYSDEC database, an
environmental assessment is ongoing. Due to the limited nature of the investigations, the
absence of a comprehensive environmental investigation assessing soil, groundwater, and soll
vapor impacts from historical airfield operations, and inclusion of the Subject Property, the listing
is considered a REC.
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Information regarding a Class P site is preliminary in nature and unverified because the NYSDEC's
investigation of the site is not yet complete. While no regulatory requirement currently exists for
the Subject Property, NYSDEC may require investigation and reporting to determine if the site is
eligible for the Superfund. Subsequent investigation, remediation and reporting related to the
program may result in additional costs or schedule delays for future development. Therefore,
the Class P classification is considered a Business Environmental Risk (BER).

Because of the former site use as a military airbase, the use of per- and polyfluoroalkyl
substances (PFAS)-containing aqueous film-forming foams (AFFFs) was evaluated. Military
activity at the Subject Property ceased in 1961, two years before the United States Navy and
manufacturing company 3M reportedly began development of AFFF. Therefore, it is unlikely that
PFAS-containing AFFF foam was used during this historical operation of the Subject Property.

Two Inactive Hazardous Waste Disposal Sites (SHWS) sites were identified within the minimum
search area of one mile. One listing is over 4,000 feet from the Subject Property and received a
‘No Further Action” Record of Decision from the NYSDEC in 2002; therefore, this listing is not
considered a REC. The remaining listing is summarized below:

Site Name: Purex-Mitchell Field

Site Address: Commercial Field

Location: About 5,061 feet northwest of the Subject Property (hydraulically up gradient)
Description: The site historically operated as an industrial facility for chemical distribution
from 1955 to 1977 and the site was listed as a SHWS on November 18, 1999. Information
on the facility indicates that a chlorinated solvent plume in the vicinity of the site is related
to former chemical distribution operations. Remediation of the site and associated plume
has included contaminant recovery wells, air stripping, and a slurry wall constructed to
restrict migration of groundwater contaminants. The results of a 1992 soil sampling
program indicated that the soll cleanup objectives outlined in the remedy had been
achieved. Groundwater remediation operated by the Nassau County Department of
Public Works (DPW) is ongoing. Impacts to soil vapor have not been evaluated. Based
on the proximity and hydraulic location of this site with respect to the Subject Property,
type and solubility of contaminants of concern, migration of contaminants in groundwater
and absence of information regarding impacts to soil vapor, the Purex-Mitchell Field site
is considered a REC.

Leaking Storage Tanks Database

The LTANKS database contains an inventory of reported leaking storage tank incidents, including
leaking underground storage tanks (UST) and aboveground storage tanks (AST). The minimum



Phase | Environmental Site Assessment February 3, 2023
101 James Doolittle Boulevard Page 19
Uniondale, New York

Langan Project No. 170735401

search area for the LTANKS database includes the Subject Property and any sites within a 1/2-
mile radius.

The Subject Property is not listed in the LTANKS database; however, 14 sites were identified
within the minimum search area. The listed incidents were primarily caused by tank test failures,
tank failures, and tank overfills. The 14 incidents have been granted closed status by the
NYSDEC, indicating that the NYSDEC is satisfied with spill remediation; therefore, these listings
are not considered RECs.

Spills Database

The Spills database, maintained and updated by NYSDEC, is an inventory of sites where spills
have been identified and reported to the NYSDEC. One closed spill is listed in association with
the Subject Property and is summarized below:

e NYSDEC assigned Spill No. 0001783 to the Subject Property on May 11, 2000 after
contamination was encountered during the removal of a 550-gallon underground fuel oil
storage tank. Cleanup of the spill was completed and the spill was closed by NYSDEC
on October 30, 2000.

The closed spill on the Subject Property is considered a historical REC (HREC).

An additional eight spills were identified in the 1/8-mile search radius. All eight spills have been
granted closed status by the NYSDEC, indicating that NYSDEC is satisfied with spill remediation;
therefore, these listings are not considered RECs.

NY UST and AST Databases

The UST and AST databases contain records of state and county registered USTs and ASTs. A
registered UST or AST does not constitute a REC in and of itself; however, properties listed on
the UST or AST databases with a reported leak, spill, or release could constitute a REC with
respect to the Subject Property.

The Subject Property was listed in the AST and UST databases (Nassau County Fire Marshall
[INCFM] active Facility ID 24811). The Subject Property is listed as housing an in-service AST
installed on May 19, 2001, and one removed UST of unknown volume installed on December 17,
1982 and removed on an unknown date. Additional information on the tanks was not available.
According to the Mr. Zach Tsibleman, Director of Engineering for the Subject Property, a 550-
gallon, UST was removed and replaced with a 500-gallon AST to supply the emergency generator
with diesel; however, Langan could not confirm if these are the tanks are associated with the
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AST and UST databases. The absence of closure documentation and location information
associated with the former UST is considered a REC.

The following adjoining and surrounding properties were listed in the UST and AST databases
and are summarized below:

Site Name: Nassau Coliseum

Site Address: 1225 Hempstead Turnpike

Location: Adjoins the Subject Property to the north and west (hydraulically up and
cross gradient)

Description: The site is identified as an active UST facility (NCFM Facility ID 17210)
housing one closed/removed UST installed on September 1, 1987, capacity, contents
construction details and removal date were not specified. Based on the absence of
spills and/or violations associated with this listing, it is not considered a REC.

Site Name: REXCORP Plaza Tank Registration

Site Address: 340 Rexcorp Plaza

Location: Adjoins the Subject Property to the south (hydraulically down gradient)
Description: The site is identified as an active UST facility (NCFM UST Facility 14092)
housing one in-service UST was installed on March 1, 1984. Capacity, contents, and
construction details were not specified. Based on the absence of spills and/or
violations, and location hydraulically down gradient from the Subject Property, this
listing is not considered a REC.

Site Name: Suez Energy Generation

Site Address: 185 Charles Lindbergh Boulevard

Location: About 570 feet north of the Subject Property (hydraulically upgradient)
Description: The site is identified as an active CBS facility (CBS No. 1-000384) and
unregistered NYSDEC PBS facility (PBS No. 1-000309). The PBS listing is for one
6,000-gallon waste oil AST and one 500-gallon waste oil AST. Status and construction
details for the ASTs were not provided.

Site Name: NC Central Util PL — Trigen Nassau Energy

Site Address: 185 Charles Lindbergh Boulevard

Location: About 570 feet north of the Subject Property (hydraulically up gradient).
Description: The site is identified as an inactive UST facility and active AST facility
(NCFM No. 36205) housing one active AST was installed on February 1, 1991 and nine
active ASTs installed on September 22, 2000. Two closed/removed USTs installed on
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November 1, 1976; the date of UST removal was not specified. Capacity, contents,
construction details for the USTs and ASTs were not provided.

Site Name: Trigen Cogeneration Plant

Site Address: 185 Charles Lindbergh Boulevard

Location: About 570 feet north of the Subject Property (hydraulically up gradient)
Description: The site is identified as an active Nassau County UST and AST facility
(Facility No. 056083) housing one in-service waste UST of unknown volume installed
in June 1991, one 6,000-gallon waste oil AST, one 500-gallon waste oil AST, one 75-
gallon phosphates AST, one 75-gallon morpoline AST, one 5,000-gallon caustics AST,
one 5,000-gallon acids AST, one 40-gallon diethylamino ethanol AST, and one 75-
gallon caustics AST; installation dates of the ASTs were not specified. Construction
details for the USTs and ASTs were not provided. Multiple spills are listed in
association with this site; however, all spills have been administratively closed by the
NYSDEC.

Due to the proximity and hydraulic location with respect to the Subject Property, unreported
releases or spills of petroleum products, solvents or other hazardous products used at the
northern, upgradient energy plant may have adversely impacted groundwater and/or soil vapor at
the Subject Property. Therefore, the three listings associated with this facility address are
considered RECs.

4.3 Other Database Findings

UXO Database

An Unexploded Ordinance (UXO) is a military munition that has been prepared for action and
remains unexploded. As previously discussed, the Subject Property is located within the former
Mitchel Field Air Force Base. Areas of concern included the northeastern portion of the Subject
Property, within the former MRS 2, and the southwestern corner of the Subject Property, within
the former MRS 5. According to the 2009 USACE report, explosive risk for these areas is low to
nonexistent. The report indicated that spent shell casings were identified during the
development of the sports field southwest, and the presence of smaller arms rounds (non-
explosive) and/or shell casings is likely in areas of the Subject Property. Elevated concentrations
of metals, including lead and iron, were identified in soil samples collected from areas of MRS 2
and MRS 5 outside of the Subject Property boundary. The potential presence of UXO or fill
containing elevated levels of metals as the result of historical military activity may result in
premium costs for handling and disposal during construction and is considered a BER.
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FUDS Database

The Formerly Used Defense Sites (FUDS) database contains a listing of properties where the US
Army Corps of Engineers is actively working or will take necessary cleanup actions. As previously
discussed, the Subject Property is located within the former Mitchel Field Air Force Base that is
listed in the FUDS database. Due to the limited nature of the investigations at the site, the
absence of a comprehensive environmental investigation assessing soil, groundwater, and soll
vapor impacts from historical airfield operations, and inclusion of the Subject Property, the listing
is considered a REC. The potential presence of UXO or fill containing elevated levels of metals
as the result of historical military activity may result in premium costs for handling and disposal
during construction and is considered a BER.

44 Local Regulatory Agency Findings
FOIA Requests

Freedom of Information Act (FOIA) requests were submitted on October 19, 2022 to the
following federal, state, and local agencies via written correspondence:

e USEPA, Region 2;

e NYSDEC, Region 1;

e New York State Department of Health (NYSDOH);

¢ Nassau County Health Department;

¢ Nassau County Fire Commission — Hazardous Materials Division Department; and

e Town of Hempstead Clerk.

As of the date of this report, complete responses have not yet been received. Should future
responses alter the conclusions of this Phase | ESA, an addendum will be issued. Copies of the
FOIA requests and any responses received are included in Appendix D.

USEPA

Langan performed a search of the USEPA MyEnvironment, MyPropertyInfo, and Enforcement
and Compliance History Online (ECHO) databases on October 25, 2022. As discussed in Section
4.1, the Subject Property was identified in the RCRA federal databases. Copies of the database
information is included in Appendix C.

Town of Hempstead
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Langan received a response from the Town of Hempstead on October 26, 2022 indicating that
there were no records available for the Subject Property.
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Zoning Department

According to the Nassau County Land Records the Subject Property is on commercial land with
property class codes of 414.14 (hotel) and 410.84 (living accommodations). According to the
Town of Hempstead Zoning Map #24 and #36 for East Hempstead, the Subject Property is
located within a the Mitchel Field Mixed Use District (MFM). Copies of the Nassau County Land
Records are included in Appendix E, and copies of the Town of Hempstead Zoning Maps are
included in Appendix F.

45 Physical Setting Sources

45.1 Topography

According to the USGS Freeport Quadrangle 7.5-minute Series Topographic Map, the elevation
of the Subject Property is about 78 feet above mean sea level (msl). The general topographic
gradient of the surrounding area slopes south-southeast towards East Meadow Brook. Langan
observed the topography at the Subject Property to be generally flat.

45.2 Geology

According to the United States Geologic Survey interactive map
(https://mrdata.usgs.gov/geology/state/map-us.html), the Site is located within the Matawan
Group, Monmouth Group and Magothy Formation, which consists of coastal deposits composed
of coarse-detrital gravel and sands to fine-detrital glauconitic sandy clays deposited during the
Upper Cretaceous. Geological surface features (e.g., rock outcroppings) were not observed on
the Subject Property.

4.5.3 Hydrology

Groundwater flow is typically topographically influenced, as shallow groundwater tends to
originate in areas of topographic highs and flows toward areas of topographic lows, such as rivers,
stream valleys, ponds, and wetlands. A broader, interconnected hydrogeologic network often
governs groundwater flow at depth or in the bedrock aquifer. Groundwater depth and flow
direction are also subject to hydrogeologic and anthropogenic variables such as precipitation,
evaporation, extent of vegetation cover, and coverage by impervious surfaces. Other factors
influencing groundwater include depth to bedrock, the presence of artificial fill, and variability in
local geology and groundwater sources or sinks.

According to the USGS Long Island Depth to Water Viewer (https://ny.water.usgs.gov/maps/li-

dtwy/), groundwater is estimated at about 30 feet below ground surface (bgs). The closest surface
water body appears to be the East Meadow Brook, located approximately 1,850 feet south-
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southeast of the Subject Property. Based on the local topography and proximity to nearby surface
water features, the inferred groundwater flow direction at the Subject Property is to the south-
southeast towards East Meadow Brook.

According to Nassau County’'s online GIS viewer and the Federal Emergency Management
Agency (FEMA) Flood Map 36059C0227G (effective 9/11/2009), the Subject Property is located
within Zone X (areas determined to be outside the 0.2% annual chance floodplain). According to
the NYSDEC Environmental Resource Mapper (http://www.dec.ny.gov/gis/erm/), there are no
mapped wetlands at the Subject Property. The closest mapped wetland is approximately 750
feet to the east of the Subject Property and consists of a state regulated wetland check zone for
the East Meadow Brook.

4.6 Historical Use Information

Langan reviewed available historical resources (including aerial photographs, topographic maps,
and city directories) dated 1890 to 2017. Findings of the review are presented below.

4.6.1 Aerial Photographs

Langan reviewed aerial photographs of the Subject Property and surrounding areas for the years
1938, 1947, 1951, 1953, 1962, 1966, 1976, 1980, 1985, 1994, 2006, 2009, 2013, and 2017.

The 1938 aerial photograph shows sparse residential properties on the Subject Property, gridded
streets south of the Subject Property along Hempstead Turnpike, and a single, partially
completed, runway for an airfield located west of the Subject Property. By 1947, the residential
properties are no longer present and the airfield covers the majority of the Subject Property and
the adjoining properties to the north, east and west. The Subject Property remains relatively
unchanged until the 1976 photograph, when the airfield is replaced with a stadium located west
of the Subject Property, surrounded by parking lots, including the Subject Property, and
landscaped areas. The main building comprised of a one-story podium with two 10-story towers
is visible on the northern part of the Subject Property beginning in 1985, and the annexed 11-
story tower is visible beginning in 1994. The Subject Property remains unchanged through 2017.
The surrounding area is fully developed with residential, commercial and institutional properties
by 1994. The historical use of the Subject Property as an airfield is considered a REC. Copies of
aerial photographs are included in Appendix G.

4.6.2 Historical USGS Topographic Quadrangles

Langan reviewed historical USGS Topographic Quadrangle maps obtained from EDR for
information regarding past uses of the Subject Property. Quadrangle maps were available for the
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Subject Property for the years 1897, 1898, 1899, 1903, 1947, 1955, 1969, 1979, 1994, 2013,
2016 and 2019.

On the 1897 through 1903 maps, the Subject Property appears relatively undeveloped, aside
from an unpaved road that bisects the property in the northwest corner. East Meadow Brook is
mapped to the east of the Subject Property. By 1947, Mitchel Field airport (identified as Mitchel
Air Force Base in 1955) has been constructed on the Subject Property and on the adjoining
properties to the north, west, and east. The 1969 map indicates that the airfield has been
abandoned and by 1979, and the airfield is subsequently replaced with a stadium located west
of the Subject Property. In the 1994 map, the present-day building is visible on the northern part
of the Subject Property. The historical use of the Subject Property and the adjoining properties
as an airfield is considered a REC. Copies of the topographic maps are included in Appendix H.

4.6.3 City Directories

The City Directory Abstract, obtained from EDR, is a review of available business directories,
including city, cross-reference, and telephone directories, at approximately five-year intervals for
the years spanning 1972 through 2017. The directory was obtained for the Subject Property and
surrounding area. A copy of the City Directory Abstract report is included in Appendix |.

The Subject Property and adjoining properties were listed in the directory under various
commercial businesses. Surrounding properties included various commercial and residential
properties. Operations denoted in the City Directory are not considered RECs.

4.6.4 Environmental Lien Search

Langan contracted EDR to conduct an environmental lien search for the Subject Property. The
result of the search, which included a compilation of available data and verification of the findings
with the appropriate regulatory authorities, revealed that there are no environmental liens or other
Activity and Use Limitations (AUL) associated with the Subject Property. A copy of the
Environmental Lien Search is included in Appendix J.
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5.0 SITE RECONNAISSANCE

The site reconnaissance was conducted in a systematic manner focusing on the spatial extent
of the Subject Property and progressing to the adjoining and surrounding properties. The
assessment of the adjoining and surrounding properties was limited to identifying, if possible,
any indications of past or current use that may involve the use, storage, disposal, or generation
of hazardous substances or petroleum products; noting the general type of current use; the
general topography of the surrounding area; and providing a general description of adjoining and
surrounding structures.

Kaitlyn Gioia of Langan performed the site reconnaissance on October 18, 2022. Mr. Zach
Tsibleman, the Director of Engineering for the Long Island Marriott, accompanied Ms. Gioia
during the site reconnaissance. The weather at the time of the inspection was overcast and
approximately 50 degrees Fahrenheit (°F).

5.1 General Site Setting and Reconnaissance Observations

The Subject Property, which spans three tax lots, has a total area of about 14.6 acres and is
developed with a hotel comprised of a one-story podium with two 10-story towers and an
attached 11-story tower, surrounded by asphalt-paved parking lots and landscaped areas. The
Long Island Marriott operates the Subject Property. Langan identified de minimis staining, likely
associated with vehicle parking, throughout the parking lots of the Subject Property.

The 11-story hotel includes a full cellar level underlying the building podium. Landscaped gardens
are present in the eastern part of the Subject Property. Open-air parking is present on all sides
of the hotel building. The main entrance to the building is present on the eastern side of the
Subject Property, fronting James Doolittle Boulevard. Additional entrances are located on the
western side of the building, facing Nassau Coliseum, and the south side of the building, adjacent
to the loading dock and ballroom of the Subject Property.

The cellar contains maintenance closets, a workshop, offices, a telephone/communications
room, mechanical rooms, a laundry room, locker rooms, an employee cafeteria, a sump
pump/pool maintenance room, an indoor-poolroom, a gym, and a salon. Maintenance rooms,
storage rooms, offices, bathrooms, a business center, a kitchen, a banquet hall, a restaurant, and
the hotel lobby occupy the first floor. The second through eleventh floors of each tower consist
of hotel rooms, lounges, storage areas, and electrical rooms. A third floor step-out contains HVAC
equipment and nine air handlers. The roof of the Subject Property contains elevator mechanical
rooms, cellular service equipment, and HVAC equipment. An emergency generator and a 500-
gallon diesel aboveground storage tank situated in secondary containment is present along the
western exterior wall of the building.
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The building contains one hydraulic elevator that services the cellar through the third floor. The
remaining seven elevators that service the hotel towers are electric-powered. The hydraulic
elevator has an associated hydraulic reservoir located in a designated room next to the elevator
pit in the cellar level.

5.2 Pits, Ponds, Lagoons
Pits, ponds, or lagoons were not observed.
5.3 Pools of Liquid

Pools of liquid were not observed.

5.4 Storm Drains, Wells, and Cisterns

Storm drains were observed throughout the parking lots. According to Mr. Tsibleman, all storm
drains connect to the Nassau County combined sewer system. Floor drains observed in the cellar
level poolroom and first floor kitchen also reportedly connect to the Nassau County combined
sewer system.

5.5 Transformers and Other Suspect Equipment

Langan observed one hydraulic reservoir in the cellar of the hotel, located next to the elevator pit.
The concrete slab within the reservoir room appeared to be in good condition; staining or
evidence indicative of a release was not observed.

Two hydraulic compactors with external hydraulic reservoirs were observed in the ground-level
loading dock area. De minimis staining was observed on the concrete adjacent to the
compactors; the concrete appeared to be in good condition and observed staining did not extend
in or around floor drains or floor cracks.

5.6 Storage Containers, Drums, and Chemical Storage Areas

Langan observed various sized containers of the following chemicals in the cellar level workshop,
mechanical rooms, maintenance rooms, and laundry room:
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all-ntirnose cleaner concrete bonder motor oil
indoor-outdoor adhesive muriatic acid all-ourpose sealer
WD-40 furniture polish weber oil
wallpaper adhesive arout bleach
primer, paint pool plaster patch elevator gear oll
€epoxy caulk disinfectant
calcium hypochlorite auikrete deareaser
spray paint joint compound dechlor reducing agent
laundry detergent alass cleaner arease-release cleaner
pH balancer paint thinner

Langan did not observe evidence of spills or releases beneath storage containers. The slab in
these areas appeared to be in good condition and no staining was observed in or around floor
drains.

5.7 Sewage Ejector Pits and Sumps

A sump with a sump pump, was observed in the pool maintenance/filtration area in the western
part of the cellar. According to Mr. Tsibleman, the sump pit connects to the Nassau County
combined sewer system.

5.8 Waste Generation, Storage, and Disposal

Trash containers were observed throughout the Subject Property and two garbage compactors
are located in the ground-level loading dock area. According to Mr. Tsibleman, Winter Bros.
Waste Systems, a private waste disposal contractor, remove trash regularly.

An about b5-gallon waste grease/food-oil container was noted in the loading dock area. De
minimis staining was observed on the concrete adjacent to the container; the concrete appeared
to be in good condition and observed staining did not extend in or around floor drains or floor
cracks.
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5.9 Air Emissions or Wastewater Discharges

Air emissions and wastewater discharges were not observed.

5.10 USTs or ASTs

One 500-gallon diesel fuel oil AST was observed adjacent to the emergency generator located
on the western exterior wall of the hotel ballroom. The 500-gallon AST is elevated on saddles
and within a secondary containment structure. Evidence of corrosion or staining was not
observed on the AST or underlying concrete slab.

According to Mr. Tsibleman, a former 550-gallon UST was removed during building renovation.
He was not aware of the location of the former UST.

5.11 Monitoring Wells or Remedial Activities
Monitoring wells and evidence of remedial activities were not observed.
5.12 Stained or Discolored Soil

No staining or discolored soil was observed.

5.13 Leachate or Seeps

Evidence of leachate or seeps was not observed.

5.14 Adjoining and Surrounding Property Uses

The Subject Property is bound by parking associated with the western-adjoining Nassau Veterans
Memorial Coliseum to the north, James Doolittle Boulevard followed by the Francis T. Purcell
Preserve to the east, Hempstead Turnpike following by RXR Plaza to the south, and Nassau
Veterans Memorial Coliseum to the west.



Phase | Environmental Site Assessment February 3, 2023
101 James Doolittle Boulevard Page 30
Uniondale, New York

Langan Project No. 170754501

6.0 INTERVIEWS

6.1 Site Owner

The Subject Property Owner was not interviewed as part of this Phase | ESA.

6.2 Site Occupants

Mr. Zach Tsibleman, the Director of Engineering for the Long Island Marriott, provided Langan
with access to the Subject Property. He has been associated with the Subject Property for about
three months, and was not aware of any past uses, previous environmental investigations, spill
incidents, hazardous waste generation, or other environmental concerns at the Subject Property.

6.3 Owners/Tenants of Adjoining Properties

Owners/tenants of adjoining properties were not interviewed as part of this Phase | ESA.
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7.0 ADDITIONAL SERVICES

71 Radon

Radon is a colorless, odorless radioactive gas that results from the natural breakdown of uranium
minerals in soil, rock, and water, which subsequently enters the atmosphere. It can concentrate
in buildings, entering through cracks and other penetrations of a building foundation. Some areas
are more likely to have elevated concentrations of radon than others, reflecting subsurface
lithological conditions.

According to the USEPA Radon Zone Map, the Subject Property is in Zone 3, where there is a
predicted average indoor radon screening level less than 2 picoCuries per liter (pCi/L). The USEPA
maintains a recommended radon action level of 4.0 pCi/L for residences. According to the EDR
Report, 226 radon tests have been conducted in Nassau County with results indicating that 98%
of living areas and 98% of basements have radon concentrations less than 4 pCi/L, which is the
USEPA action level for mitigation. The NYSDOH Radon Test Results by Town indicates that 350
tests have been carried out in homes in Hempstead, with an average radon concentration of 1.19
pCi/L. Based on this data, elevated levels of radon gas at the Subject Property are not expected.

7.2 ACM, LBP, Mercury, and PCBs

A preliminary hazardous building materials survey was conducted on October 18 and November
14 and 15, 2022 to identify the presence/absence of asbestos-containing material (ACM), lead-
based paint (LBP), and/or PCB-containing material. ACM was identified in the building surveyed
areas. ldentified ACM must be removed by a certified asbestos abatement contractor in
accordance with applicable federal, state, and local regulations prior to being disturbed, including
maintenance, renovation, or demolition activities. Generally, sampled building materials did not
contain detectable concentrations of lead and PCBs above applicable standards. .
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8.0 DEVIATIONS AND DATA GAPS

8.1 Deviations

Langan performed a Phase | ESA of the Subject Property using a standard of good commercial
and customary practice that is consistent with the ASTM E1527-13 and the 40 CFR Part 312
Standards and Practices for AAl. Significant deviations were not made to the above referenced
standards.

8.2 Data Gaps

In order to address data gaps, additional sources of information may be consulted. According to
AAIl, Section 312.20 (g), "to the extent there are data gaps (as defined in section 312.10) in the
information developed...that affect the ability of persons (including the environmental
professional) conducting the all appropriate inquiries to identify conditions indicative of releases
or threatened releases...such persons should identify such data gaps, identify the sources of
information consulted to address such data gaps, and comment upon the significance of such
data gaps." According to ASTM E1527-13, Section 8.3.2.3, "historical research is complete when
either: (1) the objectives in 8.3.1 through 8.3.2.2 are achieved; or (2) data failure is encountered.
Data failure occurs when all standard historical sources that are reasonably ascertainable and
likely to be useful have been reviewed and yet the objectives have not been met. If data failure
is encountered, the report shall document the failure, and if any of the standard historical sources
were excluded, give the reasons for the exclusion."

This Phase | was completed without significant data gaps except that responses to FOIA letters
have not been received from all recipients. Sufficient information was provided from other
sources to enable conclusions regarding RECs at the Subject Property. As such, these data gaps
are not expected to alter the results of the Phase | ESA. If information becomes available that
alters the conclusions of this report, an addendum will be issued.
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9.0 FINDINGS, OPINIONS, AND CONCLUSIONS

This Phase | ESA was conducted in accordance with ASTM E1527-13 and the USEPA AAI Rule.
The objective of this Phase | ESA was to identify the presence or likely presence, use, or release
on the Subject Property of hazardous substances or petroleum products as defined in ASTM
E1527-13 as a REC.

Based on information obtained during the visual inspection of the Subject Property; review of
environmental databases and historic information; and contact with federal, state, and local
agencies, the following RECs and HRECs were identified.

REC 1: Historical Use of the Subject Property

The Subject Property and several adjoining and surrounding properties were occupied by Mitchel
Air Force Base from the 1910s through the mid-1960s. Use prior to 1910 also included military
facilities dating back to the revolutionary war. According to a December 2009 Site Inspection
Report for Mitchel Field, prepared for the United States Army Corps of Engineers (USACE), the
northeastern portion of the Subject Property is within the former Skeet Range (MRS 2) and the
southwestern corner of the Subject Property is within the former Machine Gun Range (MRS 5).
Soil samples collected during a 2009 investigation by the USACE found iron above the USEPA
Residential Direct Contact Soil Screening Level and lead above the USEPA Interim Ecological
Screening Levels; however, no samples were collected from the Subject Property. The most
recent publically available information indicates that NYSDEC classifies the site as a “Class P”
SHWS site, but NYSDEC has yet to complete an overall environmental assessment of the former
airfield.

Undocumented spills or releases of solvents, chemicals, and/or other hazardous substances
associated with this historical use may have adversely affected soil, groundwater, and/or sail
vapor on the Subject Property.

REC-2: Historical Petroleum Bulk Storage at the Subject Property

According to Nassau County Fire Marshal records, a UST of unknown size was installed on
December 17, 1982 on the Subject Property. The UST is listed as removed; however, UST closure
documentation was not provided. The absence of UST location information and closure
documents is considered a REC.

REC-3: Current and Historical Use of the Adjoining and Surrounding Properties

Nassau Energy Corporation, located about 570 feet north of the Subject Property (hydraulically
up gradient), has operated as a power plant facility since the 1960s. The Nassau Energy Corp. is
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also identified under the facility names Suez Energy Generation, Trigen Nassau Energy, and
Trigen Cogeneration Plant. The facility is listed in the RCRA generator databases for generation
of corrosive-, silver- and halogenated-hazardous wastes and houses multiple ASTs containing of
solvents, acids and waste oil. Undocumented spills or releases of solvents, chemicals, or other
hazardous substances associated with these current operations may have adversely affected
groundwater, and/or soil vapor on the Subject Property.

The Purex-Mitchell Field site, located about 5,061 feet northwest of the Subject Property
(hydraulically up gradient), operated as an industrial facility for chemical distribution from 1955 to
1977. Information on the facility indicates that a chlorinated solvent plume near the site is related
to former chemical distribution operations. Remediation to date has included contaminant
recovery wells, air stripping, and a slurry wall constructed to restrict migration of groundwater
contaminants. The results of a 1992 soil investigation indicated the soil clean-up objectives had
been met; however, groundwater remediation is ongoing and soil vapor has not been evaluated.
Based on proximity, contaminant extents and solubility, migration of contaminants in
groundwater, and absence of information regarding impacts to soil vapor, this historical operation
may have adversely affected groundwater, and/or soil vapor on the Subject Property.

REC-4: Known Area-Wide Groundwater Contamination

The Old Roosevelt Field Contaminated Groundwater Area (USEPA ID No. NYSFN0204234) and
New Cassel/Hicksville Groundwater Contamination (USEPA ID No. NY0001095363), are two NPL
sites located over 4,000 feet north and upgradient of the Subject Property. Operations at the
two sites include aviation activities from (1911 to 1955) and various industrial operations (time
unknown), respectively. Both sites are considered to have contributed to a chlorinated solvent
groundwater plume that has impacted public supply wells in the area of the Subject Property.
Contaminants of concern include carbon tetrachloride, 1,1-DCE, PCE, and TCE. The exact source
of the contamination is unknown, and as per the database entry, the USEPA is considering
various alternatives for remediation. Documented chlorinated solvent impacts to groundwater in
the vicinity of the Subject Property is considered a REC.

Historical Recognized Environmental Conditions

An HREC is a REC resulting from a past release of 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 meets 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).
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HREC-1: Historic Spills on the Subject Property

One closed spill is associated with the Subject Property, and is identified as a HREC:

e NYSDEC assigned Spill No. 00-01783 to the Subject Property on May 11, 2000 after
contamination was encountered during the removal of a 550-gallon underground fuel oil
storage tank. Cleanup of the spill was completed and NYSDEC closed the spill on October
30, 2000.

Business Environmental Risks

A BER is defined by ASTM 1527-13 as a risk that can have a material environmental or
environmentally driven impact on the business associated with the current or planned use of a
parcel of commercial real estate, not necessarily limited to those environmental issues required
to be investigated in this practice.

The following BERs were identified:
BER 1 - NYSDEC SHWS “Class P” Classification

The former Mitchel Field military airbase, which is inclusive of the Subject Property, is listed in
the SHWS database, which is the New York State Superfund. The listing has a Class P (potential
registry site) classification, indicating that that there is a potential for concern about site
contamination. Information regarding a Class P site is preliminary in nature and unverified
because the NYSDEC's investigation of the site is not yet complete. While no regulatory
requirement currently exists for the Subject Property, NYSDEC may eventually require
investigation, remediation and reporting. Subsequent investigation and reporting related to the
program may result in additional costs or schedule delays for future development.

BER 2 - Possible Military Munitions

The 2009 USACE investigation of the former Mitchel airfield also addressed potential munitions,
including UXO. Areas of concern identified included the northeastern portion of the Subject
Property, located within former MRS 2, and the southwestern corner of the Subject Property,
located within former MRS 5. According to the 2009 USACE report, the explosive risk for these
areas is low. The report indicated that spent shell casings were identified during the development
of the sports field southwest of the Subject Property, and the presence of smaller arms rounds
(non-explosive) and/or shell casings is likely in the former munition areas of the Subject Property.
The presence of munitions may result in premium costs for identification/delineation, handling
and disposal during construction.



Phase | Environmental Site Assessment February 3, 2023
101 James Doolittle Boulevard Page 36
Uniondale, New York

Langan Project No. 170754501

Non-Scope Considerations

A Non-Scope Consideration is identified by ASTM E1527-13 as an environmental issue or
condition at a property that parties may wish to assess in connection with commercial real estate
that are outside the scope of ASTM E1527-13.

The following non-scope consideration was identified:

A preliminary hazardous building materials survey was conducted on October 18 and November
14 and 15, 2022 to identify the presence/absence of ACM, LBP, and/or PCB-containing material.
ACM was identified in the building surveyed areas. |ldentified ACM must be removed by a
certified asbestos abatement contractor in accordance with applicable federal, state, and local
regulations prior to being disturbed, including maintenance, renovation, or demolition activities.
Generally, sampled building materials did not contain detectable concentrations of lead and PCBs
above applicable standards.
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11.0 STATEMENT OF QUALIFICATIONS AND SIGNATURES

Langan declares that, to the best of its professional knowledge and belief, the personnel who
performed this Phase | ESA meet the definition of Environmental Professional as defined in
Subsection 312-10 of 40 CFR Part 312 and that they have the specific qualifications based on
education, training, and experience to assess a property of the nature, history, and setting of the
Subject Property. They have developed and performed the AAls in conformance with the
standards and practices set forth in 40 CFR Part 312. Resumes outlining the qualifications of the
Environmental Professionals who performed this Phase | ESA are included in Appendix K.

Langan Engineering, Environmental, Surveying,
Landscape Architecture and Geology, D.P.C.

Jason Hayes, PE, LEED*"
Principal/Vice President
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