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Commercial Real Estate Due Diligence. Simplified.
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Environmental Risk Management in
Commercial Lending

Environmental Risk Evaluation Tools, Analysis and Loan Documentation

Presented by:
Daria Milburn, CEC, CEM
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Risk Evaluation
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Risk Evaluation Tools

Questionnaire

Questionnaire
completed by
current
owner/operator

© 2023 CREtelligent Inc.

Database
Report

Public record
search of
environmental,
health, chemical/
waste regulatory
databases for
listings associated
with site and
surrounding area.
Usually in
accordance with
ASTM 1527/1528
radii.

SBA SOP 5010 6
Questionnaire

Database

Historical Records

Transaction
Screen

ASTM 1528-22

Questionnaire

Database

Historical Records

EP/Non-EP Site Visit
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Phase | ESA Phase Il ESA

ASTM 1527-13 *
ASTM 1527-21

Site-specific

Questionnaire Sample Collection

Database Laboratory Analysis

Historical Records

EP Site Visit

In-depth
Regulatory File
Review
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Common Issues & Contaminants

Common Issues h Common Issues \ Common Issues Common Issues \ Common Issues \
|| = USTs (current & former) = USTs /ASTs —(* Solvent Use . Industrlal Processes . Agrlcultural Wells
* Multiple Tank Beds = Drum Storage * Waste Handling, Storage & » Waste Handling, Storage & » Waste Handling, Storage &
= Site Reconfiguration | = Housekeeping L Disposal ) Disposal Disposal
\» Auto Repair y » Waste Handling, Storage & B : : . = Wastewater Treatment = Equipment Maintenance
Disposal | Likely Contaminants Lagqons || = Equipment Fueling
(" Likely Contaminants ) = Hydraulic Lifts = VOGCs : Sgptlc Systems, Cesspools = Application of Crop
| | = TPH ( Oil/Water Separators ) = SVOCs = Qil/Water Separators Chemicals
= PAHs (= PAHs ) = Drums = Landfilling
= Landfillin
= SVOCs (" Likely Contaminants ) S Hing ) \_ 4
= VOCs “|= TPH
= Metal 4 Likely Contaminants )
etals = PAHs - a
4 Likely Contaminants A =« TPH
- J = SVOCs . e .
. S
= VOC
M tSI = PAHs = SVOCs
e J = SVOGCs L[ = VOCs
* VOGCs * Metals, RCRA 8 & PP13
= Metals, RCRA 8 & PP13 = Pesticides
TPH — Total Petroleum Hydrocarbons = PFAS = Herbicides
PAH — Polyaromatic Hydrocarbons \ j
VOC - Volatile Organic Compounds \ /

SVOC — Semi-Volatile Organic Compounds
RCRA- Resource Conservation & Recovery Act
PP — Priority Pollutant

PFAS - Polyfluoroalkyl Substances
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Risk Analysis Considerations
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Goal

Identify threats
to collateral

Obtain reliable
information

© 2023 CREtelligent Inc.



[
l.: CREtelligent

You're Trying to Determine
WAS there a risk? Q

IS there a risk?

WILL there be a risk? ﬁglll Q

© 2023 CREtelligent Inc.
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Considerations

What is the likelihood the collateral caused the risk?

What is the likelihood the collateral contributed to the risk?

What is the likelihood the collateral is affected by the risk?

Does the risk affect or limit the use or future uses of the collateral?

Does the collateral owner have continuous obligations in managing the risk?

Are all costs for risk management accounted for in underwriting?

© 2023 CREtelligent Inc.
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Risk Analysis Process
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Risk Analysis - Questionnaire
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Environmental Property Assessment Questionnaire

[] mewioan [] renewi/mod with new Money [] menewalmscd  pate

This bow to be completed in its entirety by the Banker [Phae | rmies® ONIY compists fumtion withis i b
Borrower name:

I New Loan is it a Purchase or Refinance? Exposure Amount on this Property: 5

[Refin new loan totak izting ekt at anath 3

Property Address Prior Report{s) Obtained: YesZ1 NoDl
Date of Report:

Current Tenant’s NAICS Code and Suspect NAICS Code (Y/N)**:
YesO NoO ¥YesO NoO YesO NoO YesO No OO

Exarmple: gus station [ c-alore with USTIal, onsite ey clasning loundey. ate. — **If

ace s e, pledse attach an sddiiel age

The banker should personally meet with the property owner or designee who is familiar with current and, if applicable, histonic uses
of the subject property and assist in completing the questiannaire. The banker shauld nat fill ot the questionnaire for that
ingiividual. For questions requiring & *Yes or “No” response, place an X in the appropriate colurmn in response to the question.

Eunﬁn!ﬁi&ﬂ)rﬂ: Uses

1a) What is the current use of the subject property?

1b) How long have you owned the propery?

1c) How was the property being used when you purchased it?

1d] What are the past uses of the subject property? (indude dates]

1e] What are the past and present uses of adicining properties?
North;
South;
East.
West:

Questions YES | NO

2] Is the subject and/or adjacent properfies used for industrial purposes now or is there i evidence of
historic industrial uses?

Comments:

3] s the subject and/or adjacent properties used as @ gascline station, automotive repair, dry cleaner, or
other use that would involve chemical handiing and storage?

Comments:

4} s there currently or has there ically been storage, i ., emission or disposal of
“hazardous substances” including chemicals with properties that make them dangerous or potentially
harmful to human heaith or the envi including or products) at
the subject property and/or adjacent properties?

Comments:

5) Are there or have there been any permits issued allowing the use, storage, generation, disposal,
, and for emissi permits for substances by any businesses operating at the

subject property and/or adjacent properties?

Page1of3
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Risk Analysis - Questionnaire ety

-I-'\\\\\\\\\\\\“ 1\ AR

© 2023 CREtelligent Inc.



Risk Analysis - Questionnaire 0 creteligen

Who completed the document?
Banker? Current Owner (Refinance v. Seller)? Prospective Purchaser?

I Complete answers provided?
Adequate understanding of the past, present and future property uses?
Follow up documentation provided where indicated?

Photographs consistent with answers?
Missing signatures?

I Unresolved red flags?

© 2023 CREtelligent Inc.



Risk Analysis - Database Report

RA

W

POWERED BY o7 tsigert

SUBJECT PROPERTY: APN:
149 Amity Rd, New Haven, CT 06515, USA 429 1174 00100

REPORTDATE:S2072  Page2

ORI TTE
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S EnviroPreScreen

EnviroPreScreen

RA

POWERED BY Cr tigent:

a }.’di
e

@

K, Elbow.

Map data £2022
ADDRESS. 149 Amity Rd, New Haven, CT 068515, USA

Regulatory Summary | Subject Property

sy ROAD SELL Detsmec Siorage Taran

’ STATION #100048 {FORMER | 148 Amiy Rd, New Maven, CT Faolay Regatry ServoeTacity inde —
TEXACO) Joas 18, USA STATUS * Regustry ID - 110030317298
MY BhELL Mazardos Wiaste Handians
REPORTDATE 82822 Paged

cONFIDENTIAL | i

RA S

POWERED BY Cr teigent

Regulatory Summary | Subject Property

MOTIA ENTERPRISES LLE
SHELL SERV STATION
TEXACO SERVICE STATION

149 Aty R, New Haven CT
06515, USA (Contrasd)

(1 B
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EnviroPreScreen

Lesking Undenground Starage Tanks.
STATUS | LUST Case D 5474, LUST
5wt LUST COMPLETED

RCRA ton-Generators, STATUS - EPA
Hardior 1D - CTDOSIT4 157

Resues yom Federaly Roguided
Undesgreund Stomge Tark Sysiems, STATUS
LUST ID No. 59474, 5ol Case No ; 2003
06410

o aues bom Federaly Roquided
Undegrou Storage Tark Systems, STATUS
LUST ID o 53474, So Case Mo 2012

ozsme

Seu8 Incadent Tracking Systerm (SITS)
STATUS : Case Mo - 200308430, Status
(SITS)  Cioses

St Insdent Tracking System (SITS)
STATUS | Casa Mo 201202384, St
rsiTs): CLosED

Underground Siorage Tark Fackies. STATUS
Tark No : D1, Tank Statss  Permarantly
Ciosed, Date Last Used - k1

Regulatory Summary | Properties within a 660 ft. radius

sieELL 0L
sHELL O s
SHELL SERVICE STATION

1660 Lichiicid Tumgike.
Woodbadge CT 06525, USA

F acity Regatry Serce® sty Ines
STATUS : Regaty ID - 110030406326

Marsroous Wiame Hangers (2x)

Hazargous Waste Manfiest Data (2x) -

Lasking Undengroun Starage Tanks.
STATUS | LUST Case © - 31906, LUST
S LUST COMPLETED
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Risk Analysis - Database Report & orcteligent

v
v
"

= Are there listings? b ;o Rt
- Permit? . i N
- Incident? . LN
- Violation? ' '
- Openv. Closed? : ,

= Do you already have knowledge of listings? J P g SR - 3

= Do you have documentation resolving the listings? : i il 8 M, | LY -

.‘ :'.~ ‘_' "‘.' ‘r = (
/ Off-site Properties . st . \

*

» Are there listings?
- Permit?
- Incident?
- Violation?
- Open v. Closed? Sl e I~ =)
» Proximity/threat to Subject?
- Adjacent?
- Nearby?

- Neighborhood?
\ = Risk tolerance? /

© 2023 CREtelligent Inc.
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Risk Analysis - RSRA

ith a final review by an ER.

an P

meet the definition of an Envirenmental

wige and beiel,
sderal Regulations (CF
ence 1o assess 3 property

bl for the prepanationof this report

Project Managers are provided in Append

iy
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Risk Analysis - RSRA &% oreteligent

Findings
Low or Elevated Clearly Stated? Supported by research? Able to reference sources?

Conclusions
Supported by findings? Able to reference support?

Recommendations
Clear next steps? Do the recommendations make sense?

Less than 1 year old (for SBA)?

Data gaps adequately explained?

Risks to subject property?

I Risks from off-site?

© 2023 CREtelligent Inc.
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Risk Analysis - TSA & Phase | ESA

te Assessment (ESA) for the property at 900 US-

23,2022 This ESA was conducted at the request

farming with the ASTM E1517-13, Standard Practice for

15ite Assessment Process

SECTION Voriiing, %
. . . " 1

" 4

CREC | HREC | BER | DE-MINIMIS

N a
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1.1.4 Regulatory Information
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A review of regulatory database information and any additional regulatory information reviewed by LCS identified
the following conditions indicative of releases or threatened releases of hazardous substances or petroleum

products in, on, or at the subject property:

* According to the EDR report, the subject property wa:

listing regarding state cleanup and a Spills site; Case
with state cleanup activities relative Pl Number GO
website, the PI Number has a status of “to be assesse
* According to Mr. Donald Cresitello (prospective purct
installed due to migration of contamination from an adj
* According to the EDR report, adjacent properties were

o A north adjacent site, X)O0CX Transmission at Cu
identified as a pending state hazardous wastt
investigation), UST facility, NJEMS site, and NJ |
website, some of the on-site releases have been (
associated with an UST, is classified as “active,”
oversight as of November 2016.

o A northwest adjacent site, Ocean Star Fuel Servi
Service Station #12640 at 65 Union Avenue-Rout
was identified as an UST facility, closed state haz
Institutional Controls site, Brownfields site (remx
Release/Spills site. According to the NJDEP D
classified as “closed” and appear to have been ac
classification exemption area was recorded in 200

o A north adjacent site, Sunoco Station #0007-6919
leaking gasoline dispensers; the status of this spill

o A north adjacent site, Service/F&F Auto Service/F
49-53 Union Avenue/Route 71 and Curtis Avenu
generator (with no violations listed), active hazard
site. According to the NJDEP Data Miner website
Remediation Professional; a remedial investigatiot

© 2023 CREtelligent Inc.

A summary of the concerns specific Lo the subject property is provided below:

+ The Fire Insurance Maps (FIMs) from 1951 and 1968 identified historical addresses associated with the
subject property - 501 and 532 NE 29th Streel.

« The subject property was initially developed for industrial and residential use sometime between 1945
and 1951. Additions were made to the main industrial building on the subject property between 1952 and
1955, 1957 and 1964, 1973 and 1984, and 1995 and 2004. Between 1952 and 1957, the residential structure
on the subject property was demolished and another one was developed further new. Somelime between
1984 and 1987, the residential structure was demolished. A small industrial structure was developed on
the subject property sometime between 1957 and 1964; however, this structure was expanded to the nerth
sometime between 1984and "*™~  ° o -

« The current and long-term ut FINDINGS

.l:'d? Wpeyhoumf [:951':' This assessment has revealed no evidence of recognized environmental conditions! in connection with the
Skin® [2000-2022]) was ident subject property pt for the following:

Property Regulatary Databas
¢ According to the site contact, the subiect property was historically utiized for aluminum billet
Asummary of our historical review for L manufacturing from 1883 through 1098. noted an open concrete basin on the southem exterior of
the subject structure; such was formerly utilized for cooling water from the furnace and was being filled
« The FIMs from 1951 and 19 with concrete debris; such was to be sealed with concrete. The basin formerly discharged to a lagoon
properties - 3001 N Terry Stre located on the eastern portion of the subject property. Sludge removed from this system in 2010 was

+ Railroads were constructed u classified as non-hazardous.

south-adjoining properties) s * According to the EDR report. the subject property. listed as Carolina Billets. addressed on Route 1/Box
for residential use sometime | 13_1!M|td'|ell Rc_»ad. was uenuﬁed as a re_grstered UST facility with two 2._000-9:Ibn USTs_(_one gasoline
between 1927 and 1942 194 mix and one diesel fuel) listed as being installed in 1983 and removed in 1902. No additional records
- : regarding the USTs were provided 5
properties appear to have be *  Minor staining was noted in the vicinity of the on-site compressor.
+ No environmental concems v ¢ A railroad spur was noted on the northern portion of the property.
* A south adjacent property was identified as a plastic manufacturing facility and railroad tracks were noted
Please see &ppendx - Historical Resourt adjacent. That site was identified as a registered UST facility. State Hazardous Waste Site (no details
provided), and IMD facility with groundwater contamination detected.
* A proximate, possibly adjacent site, listed as West Point Pepperell-Ahoskie, was identified as a DC HSDS
site. No details were provided.




Risk Analysis - TSA & Phase | ESA &% oreceligent

Findings
Supported by research? Able to reference sources?

Conclusions
Supported by findings? Able to reference support?

Recommendations
Clear next steps? Do the recommendations make sense?

Data gaps adequately explained?
Risks to subject property from on-site sources? Risks to subject from off-site sources?

Oversights? Check your Appendices!

General Report Considerations
Report meets standards listed? Still current? Limitations?

© 2023 CREtelligent Inc.
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Risk Analysis - Phase |l
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Evaluation of Monitoring Point Seals

Following installation of the sample probe, a plastic open end container was placed around the
sample probe with a thin ribbon of VOC free modeling clay on the bottom to form a water tight
seal. Water was placed inside the cup around the sample probe to verify that the seal of the
sample probe was intact. The water around the probe maintained its original volume within the

open end container throughout the sampling procedure to verify the seal was

Sample Collection
Theub-slabvaporsmmleemdmdoorarﬂmtdoumrsanﬁesm
2018, with laboratory-provided pre-ck d one-liter e\ d S Ca

with an eight-hour flow regulator. Each regulator was opened and the vact
Canister was monitored throughout the eight hour sampling period.

Soil
Soil samples were collected on April 11, 2018, with a percussion and hy
system equipped with an approxi 2-inch di , approximate 60

sampler. Soil samples were collected within each test boring continuc
surface until a depth of between approximately 6 and 30 feet below the gr
Any downhole equipment was decontaminated with an Alconox and tag
water rinse between test borings. The cutting shoes were decontaminate
between collection of each sample.

The physical charactenistics of all soil samples were classified using the Un
System (USCS) (Visual-Manual Method) as a guide. Upon collection, tt
sample was opened slightly at several locations and total volatile orgz
concentrations in air within the sample were recorded using a photoior
calibrated in accordance with manufacturer's specifications. (The PID
VOCs, such as those with p and some solvents.)
screening are included in the attached boring logs. Based on the field ok
measurements, soils were selected for analysis (see below).

Groundwater

Temporary groundwater monitoring wells TPMW1 through TPMWS wer
bomgsBH1 BH7, BH8, BH10 and BH11, Generally, the bottoms of
between 23.94 and 29.90 ft. bgs. Each of the wells were constructed v
PVC screen and riser with a silica filter pack placed around the well screen
placed above the sand and the wells were covered with plastic caps, to
from entering the wells, Refer to the aftached subsurface logshwell const

specific well construction details.

The groundwater samples from temporary groundwater monitoring wells
TPMWS3 were collected on April 11, 2018. Temporary groundwater monito
TPMWSwemnotsampledduewmwfﬁuentgmameriormpiecdle
collection, each well was devels by rately three well
New disposable dedicated PVC bailers were used “for well development
activities.

Sample Analysis

Following labeling of the laboratory-supplied sample containers, seiected
on ice. The samples were then submitted, under standard chail
Environmental Laboratory Aecrednabon Council (NELAC) approved Iabt
accordance with the United States Envir gency (USE
as summarized below. ﬂiemwcalme&ndsmdmenbweﬁonw‘
of similar use.

© 2023 CREtelligent Inc.

retained
subsurface investigations, using 4-foot long dual tube samplers. The borings were advanced o

various depths below the ground surface ("bgs") as shown on boring logs, which are attached as
Exhibit I. The borings proposed inside the building, near the existing dry cleaning machine, were
to be advanced using a hand auger. The concrete floor was cored to provide access. Due to the
presence of gravel fill, below the floor, the hand auger could only be advanced about 12-inches.

Therefore, samples could not be collected at these locations. No evidence of conlaminants was

present based on the lack of solvent odors at this minimal depth.

Using the Geoprobe, borings SB-1 through SB-4 were advanced to 24-feet below the ground
surface ("bgs"); SB-5 through SB-10 to 12-fee
obtained from cach boring and field screet Soil vapor samples were coll
photoionization detector ("PID") with a 10.6 &' ) 0
reading or the deepest sample in cach boring,
indications of contamination, was collected and:
analyses. The soil samples were placed in labc
closed with alid having a Teflon® seal, labeled ai
laboratory was instructed to analyze the soil sal
volatile organic compounds, which includedry ¢
for the presence of petroleum chemicals by
hydrocarbon for diesel and oil range organics
analyses were performed inaccordance with .S,
846 methods,

1-inchdiameter 0.010-inch slotted PVC:
4 o serve as a lemporary groundwaicr piczome
piezometer and placed in clean, laboratory fun
fumished with the appropriate amount of tri-sod
samples were handled in a manner similar to the
same analyses as the soil samples, using a chair

Results. The results of the analyses of 1
March 3, 2016 Teklab report (WorkOrder: 16(
custody, is attached as Exhibit 111, The results ¢
compared with appropriate MDNR risk-based
results of the analyses of the groundwater samples are presented in Table No. 3. The results of the
analyses are compared with the MRBCA Default Target Levels; i.c. those levels which are safe for
any usc of the property. The tables also include, for comparative purposes, the Tier 1 Risk-Based
Target Levels ("RBTLs") for Soil Type 1 (Sandy) for soil and groundwater, as appropriate, for

(1 B
l:l CREtelligent




Risk Analysis - Phase Il ESA &% oretoligent

Scope
What was the scope requested? Did you outline the scope? Was the scope followed?

I What was found?

Where was it found?
How much was found?

Can remedial costs be estimated?

Migration of contamination beyond property boundaries?

I Check your appendices!

© 2023 CREtelligent Inc.



Risk Analysis - Other Documents SioRegn

Environmental Insurance
« Transferability
« Mortgagee v Additional Insured
« Term of coverage
 Limitations or Exclusions
« Third party claim coverage
* Premium payments

Indemnifications

Transferability

Limitations or Exclusions
Third party claim coverage
Liquidity of Indemnitor

Escrow Agreements
« Adequate Funding
« Terms of disbursement

© 2023 CREtelligent Inc.
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Documentation
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Document Your Findings

Tools used consistent with policy
matrix.

© 2023 CREtelligent Inc.

Risk Evaluated

Potential environmental risks were
evaluated and identified.

=. CREtelligent

Risk Quantified &
Understood

Informed Decision.




Your Document Should... A OrEteligent

« Be Concise
Be Clear « Avoid the “Copy & Paste”

Confirm « Confirm the document’s compliance with Policy Matrix.
) « Confirm the document followed the appropriate Scope.
Compllance - Confirm the collateral’s acceptability (risk tolerance).

 List the primary risks identified.
_ . « Indicate whether any of the risks had been sufficiently mitigated
Provide Analysis and why/how.
« For unmitigated risks, indicate whether they have been sufficiently
quantified.

State Conditions
Precedent

 List steps required prior to closing.

. . « |dentify mitigating factors that offset the identified risk.
JUStIfy EXCEptIOﬂS « (Cite documentation supporting the decision.

© 2023 CREtelligent Inc.
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Bringing It All Together
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|dentify the correct risk evaluation tool.

Document
Rationale

Know your concerns by industry.

Confirm your policy was followed.
Interpret your data - use a 37 party when in
doubt.

Implications |dentify clear instructions for your client.

Clearly Document your findings.

© 2022 CREtelligent Inc.



telligent

ooking for more?

866.755.0630 f W

CRE telllgent RADIUS Platform  Services~  Industry Solutions  Company

R ADH Us Order, collect and archive 24/7 with our RADIUS Platform-as-a-Service! Discover RADIUS HERE

Environmental Condition/Resilience Land Services Valuation Packaged Services

Instant Reports Instant Reports Desktop Reports Instant Reports Instant Reports

EnviroPresScreen Property Condition PreScreen Zoning Reports

Early Insights

EnviroPrescreen Advanced Carbon Footprint PreScreen
2 il B Site Assessments Site Assessments Site Assessments
ClimateCheck® Risk Repart

Desktop Reports

Gommerdlal Flocd Gartiication ALTA/NSPS Land Surveys Broker Price Opinion Package | (ESA. PCA)

nviroPreScreer e " Commercial E tiol ackag A PCA, AL
EnviroPreScreen Pro insight Residential Flood Certification ommercial Evaluation Package Il (ESA, PCA, ALTA)

EnviroScreen-RSRA Residential Evalu
Site Assessments

Package Il (ESA, PCA, ALTA, Zo

Report Review
Property Condition Inspection
Site Assessments i i

Property Condition Assessme

it
Phase | Environmental Site Assessment

Phase Il ited Subsurface

Investigation

Transaction Screen Assessment

© 2023 CREtelligent Inc.



Order Through RADIUS! 08 oRetaligens

Single Platform to simplify procurement & project management
Get quotes, order, track, receive, and archive all due diligence 24/7

Source any due diligence
Land Surveys, Zoning, Phase | ESAs, PCAs, and much more

Early Insights screening reports
Get instant insights in key risk categories: environmental,
building conditions, valuation, climate, crime, and more

Technology Enabled
Faster quoting, better collaboration, streamlined project

management \
Chck

© This is a ClickQuote and available for instant ordering

Get early property insights and
move through due diligence faster
and easier than ever before!

© 2023 CREtelligent Inc.
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bank

“RADIUS also helps with initial
site or parcel identification, and
has tools to adjust parcel bound-
aries, view satellite or street
level maps of the property...
almost like a virtual site visit”

' Celtic Bank's '
Closing Manager

SN

I | @i
| know when CREtelligent
received my order and when
I'm getting it back. | do not
have to chase a vendor through
email to track a project down.

Senior Vice President
of Commercial Lending

© 2023 CREtelligent Inc.

What Lenders are saying about RADIUS... &

BAY AREA
DEVELOPMENT
COMPANY

It helps us get

things done faster,

it is intuitive, and its
screening capabilities

can help identify | |
concerns early inthe _ ceosoyarea

. Development Company
lending process.

A
Lev

RADIUS has helped us with
initial site identification,
and the environmental
prescreen helps us get

an early look at potential
environmental concerns

‘..

Director at Lev

—

L -

>REtelligent
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TIONS?

Visit us at www.cretelligent.com
Order Reports at radius.cretelligent.com

© 2022 CREtelligent Inc.
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ITHANK YOU

0 (252)461-4861
>4 d.milburn@cretelligent.com

© 11344 Coloma Rd., Gold River, CA

& www.cretelligent.com




