
 

 

PHASE I ENVIRONMENTAL 
SITE ASSESSMENT REPORT 
UPDATE 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Los Alamitos Race Course  
Redevelopment  
4961 Katella Avenue 

Cypress, California 90720 

 
Report Date: July 17, 2025 
Partner Project No. 23-428187.2 
 
 
 
 
 
 
 
 
 
 

Prepared for: 

Los Alamitos Race  Course 
4961 Katella Avenue 

Cypress, California 90720 











 

 

Phase I Environmental Site Assessment Update 
Project No. 23-428187.2 
July 17, 2025 
Page iv 

and one 1,000-gallon tank. These tanks contained gasoline and diesel and were used to fuel the 
various maintenance vehicles. The exact age of the tanks was not documented, but they were 
believed to have been in operation for at least twenty years. Soil samples collected from beneath 
the tanks contained up to 11,000 mg/kg total petroleum hydrocarbons (TPH) with 1,653 mg/kg 
total benzene, toluene, ethylbenzene, and xylenes (BTEX). The tank excavations extended into 
groundwater at approximately eight feet bgs. A groundwater remediation system operated from 
1989 to early 1993.  
 
This system was pulsed in 1992, and subsequent groundwater sampling showed no major 
rebound in contaminant levels. A vapor extraction system (VES) was operated in conjunction with 
groundwater extraction from October 1989 through 1991. By April 8, 1991, no gasoline vapors 
were detectable in the effluent of the VES. Approximately 11,400 pounds (1,630 gallons) of 
hydrocarbons were estimated to have been removed by the VES.  
 
Three verification borings were placed in the plume area to determine the VES's effectiveness.  
Soil samples from the verification borings showed low levels of TPH and BTEX. As a follow up, 
eleven monitoring wells were placed throughout the site and were monitored up to 23 times 
(depending on the well). Since 1992, only monitoring well W-2, which was placed in the former 
excavation pit of the two 10,000-gallon USTs, showed remaining gasoline contamination. During 
this time, the aromatic hydrocarbon (BTEX) concentrations were below the low-risk criteria 
established by the Santa Ana RWQCB.  

In late 1989, carbon tetrachloride was reported in several monitoring wells in concentrations up to 
94 ppb. Since January 1990, carbon tetrachloride has not been detected. However, 1,2 DCA 
(dichloroethane) was detected. A July 1990 report indicated that the carbon tetrachloride was 
expected to degrade into tetrachloroethane and DCA during the remediation process. However, a 
state-certified laboratory director had reported that carbon tetrachloride is often misread on the 
gas chromatograph during analysis as 1,2 DCA and carbon tetrachloroethane may never have 
been present at this site. No other significant levels of halogenated volatile organics had been 
detected at the site. The source of the carbon tetrachloride or 1,2 DCA was not determined. 1,2 
DCA is a lead scavenger in antiknock gasoline, a metal degreaser, solvent, and fumigant. The 
substance is considered slightly soluble in water. It does not appear to be associated with the 
USTs as it is centered around monitoring well W-5, while the high petroleum levels are associated 
with W-2, where the petroleum release occurred. W-2 is about 50 feet up and cross gradient from 
W-5. The contaminant levels for this substance lowered steadily throughout the remediation and 
monitoring periods. 1,2 DCA was detected in some monitoring wells, from 844 ppb during an 
early sampling round to 29 ppb on April 15, 1996. The MCL for 1,2 DCA is 0.5 ppb. All the 
monitoring wells were tested for methyl tertiary butyl ether (MTBE), and only W -2 was found to 
contain the gasoline additive at 31 ppb.  The total dissolved solids level was 4000 ppm, four times 
the MCL, during the April 1994 sampling round. The remediation system was operated to the 
point of asymptotic reduction, and the groundwater contamination was reduced in area to where 
now only one monitoring well near the source area, W-2, remained impacted with benzene and 
an adjacent monitoring well, W-5, remained impacted with the majority of the 1,2 DCA. The 
groundwater monitoring from 1992 showed that source removal successfully reduced site 
contaminant levels to a point where water quality objects were expected to be achieved in the 
two remaining impacted wells in a timely manner without risk to public health or the environment 
through the processes of natural attenuation.  
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potential exposure to hazardous substances or petroleum products in the soil , soil vapor, groundwater , or 
surface water on the subject property; or 2) to prevent activities that could interfere with the effectiveness 
of a response action, in order to ensure maintenance of a condition of no significant risk to public health 
or the environment. These legal or physical restrictions, which may include institutional and/or 
engineering controls (IC/ECs), are intended to prevent adverse impacts to individuals or populations that 
may be exposed to hazardous substances and petroleum products in the soil, soil vapor, groundwater , 
and/or surface water on a property. 

If requested by Client, this report may also include the identification, discussion of, and/or limited 
sampling of asbestos-containing materials (ACMs), lead-based paint (LBP), mold, and/or radon. 

1.3 Limitations 

Partner warrants that the findings and conclusions contained herein were accomplished in accordance 
with the methodologies set forth in the Scope of Work. These methodologies are described as 
representing good commercial and customary practice for conducting an ESA of a property for the 
purpose of identifying recognized environmental conditions. There is a possibility that even with the 
proper application of these methodologies there may exist on the subject property conditions that could 
not be identified within the scope of the assessment or which were not reasonably identifiable from the 
available information. Partner believes that the information obtained from the record review and the 
interviews concerning the subject property is reliable. However, Partner cannot and does not warrant or 
guarantee that the information provided by these other sources is accurate or complete. The conclusions 
and findings set forth in this report are strictly limited in time and scope to the date of the evaluations.  
The conclusions presented in the report are based solely on the services described therein, and not on 
scientific tasks or procedures beyond the scope of agreed-upon services or the time and budgeting 
restraints imposed by the Client. No other warranties are implied or expressed. 

Some of the information provided in this report is based upon personal interviews, and research of 
available documents, records, and maps held by the appropriate government and private agencies. This 
report is subject to the limitations of historical documentation, availability, and accuracy of pertinent 
records, and the personal recollections of those persons contacted. 

This practice does not address requirements of any state or local laws or of any federal laws other than 
the all appropriate inquiry provisions of the LLPs. Further, this report does not intend to address all of the 
compliance and safety concerns, if any, associated with the subject property. 

Environmental concerns, which are beyond the scope of a Phase I ESA as defined by ASTM include the 
following: ACMs, LBP, radon, and lead in drinking water. These issues may affect environmental risk at the 
subject property and may warrant discussion and/or assessment; however, are considered non-scope 
issues. If specifically requested by the Client, these non-scope issues are discussed in Section 6.3. 

1.4 User Reliance 

Los Alamitos Race Course engaged Partner to perform this assessment in accordance with an agreement 
governing the nature, scope and purpose of the work as well as other matters critical to the engagement. 
All reports, both verbal and written, are for the sole use and benefit of Los Alamitos Race Course. Either 
verbally or in writing, third parties may come into possession of this report or all or part of the 
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Adjoining  Properties  
Southeast:  Acadia Apartments at 5155 Katella Avenue, The Square Commercial Development at 5245 

Katella Avenue and various multi-family residential properties at 6010 Derby Lane, and 
10305-10570 Triple Crown Lane 

South:  Katella Avenue beyond which is a Chevron gas station at 5100 Katella Avenue and a multi-
tenant commercial development at 5122-5212 Katella Avenue 

Southwest:  24 Hour Fitness at 4951 Katella Avenue and various retail stores at 4931-4985 Katella 
Avenue, Cottonwood Church at 4501 Katella Avenue, and various single family residential 
dwellings within the Ovation at Flora Park 55+ adult community on the east side of 
Enterprise Drive 

West:  Lexington Drive beyond which is the Los Alamitos Corporate Center  at 4392-4465 
Corporate Center Drive and 4380 and 4422-4454 West Cerritos Avenue 

Northwest:  Lexington Park is to the northwest at 4511 Katella Avenue; also to the northwest is West 
Cerritos Avenue beyond which is John's Cypress restaurant at 4499 West Cerritos Avenue 

Some adjoining properties were identified in the regulatory database report of Section 4.2.  

2.4 Physical Setting Sources 

2.4.1  Topography 

The 2021 United States Geological Survey (USGS) Los Alamitos, California Quadrangle 7.5-minute series 
topographic map was reviewed for this ESA. According to the contour lines on the topographic map, the 
subject property is located at approximately  33 feet above mean sea level (MSL). The contour lines in the 
area of the subject property indicate the area is sloping gently  toward the west.   

A copy of the most recent topographic map is included as Figure 3 of this report.  

2.4.2 Hydrology 

While under natural and undisturbed conditions shallow groundwater flow most frequently follows the 
topography of the land surface, natural or man -made features can affect flow direction, and the presumed 
flow may not match the actual flow directions at the subject property and vicinity. A previous subsurface 
investigation conducted on a nearby property (5100 Katella Avenue, RB Case #: 083000585T) suggests the 
direction of groundwater flow in the vicinity of the subject property is toward the west -southwest. 

According to a previous subsurface investigation conducted on the subject property (as further discussed 
in Section 4.1), the depth to groundwater in the vicinity of the subject property is inferred to be 
approximately 5 to 15 feet bgs. 

The nearest surface water in the vicinity of the subject property is Carbon Creek located approximately 
0.38 miles north of the subject property. Settlement basins and ponds were observed at the subject 
property during this assessment. 

According to available information, a public water system operated by the Golden State Water Company 
serves the subject property vicinity. The sources of public water for the City of Cypress are groundwater 
and surface water from  the Sacramento Valley Groundwater Basin, and surface water treated at Golden 
State Water Company's Coloma Water Treatment Plant and Carmichael Water District's Bajamont 
Treatment Plant.  

2.4.3 Geology/Soils 

The subject property is situated within the Peninsular Ranges Physiographic Province of California. This 
province is characterized by a series of ranges that are separated by longitudinal valleys, trending 
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3.0 HISTORICAL INFORMATION 

Partner reviewed the available historical information for the subject property, including aerial 
photographs, topographic maps, city directories , and regulatory records. 

According to available historical sources, the subject property was formerly agricultural land as early 
as 1928; developed with barns associated with the race course by 1952; developed with the current 
grandstand and race course by 1962, with the northwest portion being used as a golf course by 1962 
through circa 1988. By 1991, the northwestern portion was developed with the current maintenance 
building structures, likely associated with the golf course and golf cart maintenance. The remainder of 
the subject property was  developed with the current racecourse, barns, and church structure by 1994. 
Tenants on the subject property have included Dye Golf Services (1996), Cypress Golf Club (1996-
2001); Tee Time Res (2001); Cypress Junior Golf League (2003); Cypress GC LLC, Seventh-Day 
Adventist Church (2007-Present); Cottonwood Christian Center (2011); and Los Alamitos Race Course 
and Occupants (1952-Present). 
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4.0 REGULATORY RECORDS REVIEW 

4.1 Regulatory Agencies 

4.1.1 State Department 

Regulatory Agency Data  

Name of Agency:  California Environmental Protection Agency (Cal/EPA) 
Point of Contact:  https://siteportal.calepa.ca.gov/nsite/map/help  
Agency Address:  1001 I Street, Sacramento, California 95814 
Agency Phone Number:  (916) 323-2514 
Date of Contact:  July 1, 2025 
Method of Communication:  Online Research 
Summary of Communication:  
According to the records reviewed, the subject property was identified as an above-ground petroleum 
storage, chemical storage, hazardous waste generation, and animal waste discharge facility under 
Program IDs 259101 and 1051229. The Standard Industrial Code (SIC) code 7948 is associated with the 
permits related to racing, including track operations. Additionally, the subject property was noted as a 
Cleanup Program Site and LUST Cleanup Site under Program ID T10000018114 in 1990, T0605997341 
in 2004, and T0605900836 in 1988 and 1997. For further discussion, refer to Section 4.1.5. 

Copies of pertinent documents are included in Appendix B of this report.   

4.1.2 Health Department 

Regulatory Agency Data  

Name of Agency:  Orange County Environmental Health Division (OCEHD) 
Point of Contact:  https://orangecounty.nextrequest.com/requests/  
Agency Address:  1241 East Dyer Road # 120, Santa Ana, California 92705 
Agency Phone Number:  (714) 433-6000 
Date of Contact:  July 1, 2025 
Method of Communication:  Online Request Form 
Summary of Communication:  
According to the records reviewed, the subject property was identified as a hazardous waste and 
aboveground storage tank site under EPA ID: CAL000035678 and CERS ID 10515229. OCDEH conducted 
inspections from 2016 to 2023 and noted various violations. The following violations were identified: 
Failure to properly label hazardous waste accumulation containers and portable tanks; Failure to 
maintain closed hazardous waste containers; Failure to provide initial and annual training to all 
employees in safety procedures in the event of a release or threatened release of hazardous material or 
failure to document and maintain training records for a minimum of three years; Failure to provide 
required training to all oil -handling personnel; and Failure to establish and implement a business plan 
when storing hazardous material at or above reportable threshold levels. However, these violations 
appear to have been subsequently addressed to compliance.  A Hazardous Material and Waste 
Inventory Waste Matrix was provided, which indicated the storage of sodium hypochlorite, motor oil, 
hydraulic oil, gear oil, acetylene, oxygen, anti-freeze, waste anti-freeze, diesel, gasoline, transmission 
fluid, and propane. The majority of the hazardous material storage, including the above-ground storage 
tanks, is located on Parcel 241-221-32. A 2,000-gallon diesel and gasoline AST and a 100-gallon 
propane AST were reported.  
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4.1.5 Regional Water Quality Agency 

Regulatory Agency Data  

Name of Agency:  Regional Water Quality Control Board (RWQCB) 
Point of Contact:  https://geotracker.waterboards.ca.gov/  
Agency Address:  320 West 4th Street, Los Angeles, California 90013 
Agency Phone Number:  (213) 576-6600 
Date of Contact:  July 1, 2025 
Method of Communication:  Online Research 
Summary of Communication:  
ORANGE COUNTY LOP (LEAD)- CASE #: 89IC018 
According to information obtained from the regulatory report and RWQCB, LOC Case #89IC018 was 
opened in 1988 due to metal concentrations found in the pond areas on the racecourse track and 
pesticide concentrations identified in groundwater due to testing associated with a clarifier on the 
property. On November 9, 1988, A & S Environmental Recovery (A & S) collected water samples from 
the three existing ponds on the subject property. Soil samples were also collected from the bottom 
sediment of each of the ponds. The soil and water samples were analyzed for organochlorine pesticides 
by EPA Method 608/8080. Each soil sample was also analyzed for E.P. Toxicity Metal content and total 
copper content. These analyses showed that each of the water and soil samples from the pond 
contained non-detectable levels of chlorinated pesticides. The sediment samples contained non-
detectable concentrations of the E.P Toxicity Metals (arsenic, barium, cadmium, chromium, lead, 
mercury, selenium, silver) with exception to three samples which contained 0.7 ppm, 0.6 ppm, and 0.6 
ppm of barium, respectively. The detection limit for barium is 0.5 ppm, and the Total Threshold Limit 
Concentration (TTLC) value for barium is 10,000 ppm (CCR, Title 22). Additionally, results from the 
copper analysis of the soil indicated up to 515 mg/kg (ppm) of total copper exists in the pond 
sediments. The TTLC value for copper is 2,500 ppm. Because the barium and copper values are each 
well below the respective TTLC values, the State of California did not consider the soil as a hazardous 
material based on Title 22. It should be noted that the values utilized for TTLCs for barium and copper 
are the same as the current TLLC standards per the Department of Toxic Substances Control (DTSC).  
 
Additionally, on November 9 and 11, 1988 A & S sampled each of the piezometers at the site. These 
piezometers were previously sampled in the prior investigations and were found to contain up to 0.64 
ppb beta-benzene hexachloride (BHC) in piezometer P-1 and 0.2 ppb BHC in piezometer P-4. All other 
piezometers contained non-detectable concentrations of chemicals of concern. These results indicated 
non-detectable levels of all chlorinated pesticides checked in the analysis, including beta-BHC. The 
detection limits from both analyses were identical (0.05 ppb for beta -BHC). The data indicated that if 
BHC does exist in groundwater in measurable concentrations, these levels may not have been 
analytically reproducible or environmentally significant, and the source of BHC may be located offsite.  
In a written correspondence dated June 13, 1989, the OCHCA requested further characterization of 
possible copper contamination in the three ponds containing irrigation water at the subject property. 
The previous copper samples were not tested via the CAC extraction or "wet test" for soluble copper. To 
identify the environmental significance of these concentrations, three additional samples were obtained 
from the pond bottom sediments on July 7, 1989, and tested for soluble copper by the wet test. These 
results indicated up to 7.5 mg/L of copper was present. The Soluble Threshold Limit Concentration 
(STLC) value for copper is 25.0 mg/L. This data suggested the copper residue in the pond bottom 
sediments was relatively immobile, and the contamination threat to deeper soil and groundwater was 
minimal. Additionally, the source of copper in the ponds was likely derived from the use of copper 
sulfate as treatment of unwanted algae in this pond water. The use of this substance ceased in 1988. 
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Regulatory Agency Data  

Because the source has been terminated and the potential exposure of this material to humans is very 
limited, the OCHCA determined the risk to human health was insignificant, and regulatory closure was 
issued on February 5, 1990. Additionally, because the measured levels are below the TTLC guidelines, 
the material was considered non-hazardous as a solid waste by the State of California. Based on the 
analytical results, the lack of elevated levels of chemicals of concern, and the regulatory oversight and 
closure, the investigations into the ponds are not expected to represent a significant environmental 
concern.  
 
ORANGE COUNTY LOP (LEAD) - CASE #: 88UT153 
According to information obtained from the regulatory report and Regional Water Quality Control 
Board (RWQCB), in August and September 1988, four petroleum underground storage tanks (USTs) 
were removed from the receiving barn area (currently the southwest exterior of the race track) at Los 
Alamitos Race Course. The USTs consisted of two 10,000-gallon, one 2,000-gallon, and one 1,000-
gallon tank. These tanks contained gasoline and diesel and were used to fuel the various maintenance 
vehicles. The exact age of the tanks was not documented, but they were believed to have been in 
operation for at least twenty years. Soil samples collected from beneath the tanks contained up to 
11,000 mg/kg total petroleum hydrocarbons (TPH) with 1,653 mg/kg total benzene, toluene, 
ethylbenzene, and xylenes (BTEX). The tank excavations extended into groundwater at approximately 
eight feet bgs. A groundwater remediation system operated from 1989 to early 1993.  
 
This system was pulsed in 1992, and subsequent groundwater sampling showed no major rebound in 
contaminant levels. A vapor extraction system (VES) was operated in conjunction with groundwater 
extraction from October 1989 through 1991. By April 8, 1991, no gasoline vapors were detectable in the 
effluent of the VES. Approximately 11,400 pounds (1,630 gallons) of hydrocarbons were estimated to 
have been removed by the VES.  
 
Three verification borings were placed in the plume area to determine the VES's effectiveness.  Soil 
samples from the verification borings showed low levels of TPH and BTEX. As a follow up, eleven 
monitoring wells were placed throughout the site and were monitored up to 23 times (depending on 
the well). Since 1992, only monitoring well W-2, which was placed in the former excavation pit of the 
two 10,000-gallon USTs, showed remaining gasoline contamination. During this time, the aromatic 
hydrocarbon (BTEX) concentrations were below the low-risk criteria established by the Santa Ana 
RWQCB.  
 
In late 1989, carbon tetrachloride was reported in several monitoring wells in concentrations up to 94 
ppb. Since January 1990, carbon tetrachloride has not been detected. However, 1,2 DCA 
(dichloroethane) was detected. A July 1990 report indicated that the carbon tetrachloride was expected 
to degrade into tetrachloroethane and DCA during the remediation process. However, a state-certified 
laboratory director had reported that carbon tetrachloride is often misread on the gas chromatograph 
during analysis as 1,2 DCA and carbon tetrachloroethane may never have been present at this site. No 
other significant levels of halogenated volatile organics had been detected at the site. The source of the 
carbon tetrachloride or 1,2 DCA was not determined. 1,2 DCA is a lead scavenger in antiknock gasoline, 
a metal degreaser, solvent, and fumigant. The substance is considered slightly soluble in water. It does 
not appear to be associated with the USTs as it is centered around monitoring well W-5, while the high 
petroleum levels are associated with W-2, where the petroleum release occurred. W-2 is about 50 feet 
up and cross gradient from W-5. The contaminant levels for this substance lowered steadily throughout 
the remediation and monitoring periods. 1,2 DCA was detected in some monitoring wells, from 844 
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Regulatory Agency Data  

ppb during an early sampling round to 29 ppb on April 15, 1996. The MCL for 1,2 DCA is 0.5 ppb. All 
the monitoring wells were tested for methyl tertiary butyl ether (MTBE), and only W -2 was found to 
contain the gasoline additive at 31 ppb.  The total dissolved solids level was 4000 ppm, four times the 
MCL, during the April 1994 sampling round. The remediation system was operated to the point of 
asymptotic reduction, and the groundwater contamination was reduced in area to where now only one 
monitoring well near the source area, W-2, remained impacted with benzene and an adjacent 
monitoring well, W -5, remained impacted with the majority of the 1,2 DCA. The groundwater 
monitoring from 1992 showed that source removal successfully reduced site contaminant levels to a 
point where water quality objects were expected to be achieved in the two remaining impacted wells in 
a timely manner without risk to public health or the environment through the processes of natural 
attenuation.  
 
Regulatory closure for the USTs was issued on June 26, 1996 by the Orange County Health Care Agency 
(OCHCA). The remaining contamination in soil and groundwater was reported as follows: TPH-g at 0.55 
ppm, benzene at 0.6 ppm, toluene at 0.37 ppm, xylene at 0.51 ppm, ethylbenzene at 0.25 ppm (soil), 
TPH-g at 0.16 ppm, benzene at 0.70 ppm toluene at 0.002 ppm, DCA at 0.29 ppm, xylene at 0.033 ppm, 
ethylbenzene at 0.002 ppm, and MTBE at 0.32 ppm (groundwater). No groundwater monitoring wells 
were observed during site reconnaissance activities. The case closure summary does indicate that, 
should land use change, the corrective action should be reviewed by OCHCA. Based on the removal of 
the tanks, the residual contamination noted, and the regulatory closure with the land use stipulation, 
this former cleanup site represents a CREC. 
 
ORANGE COUNTY LOP (LEAD) - CASE #: 97UT016 
 
According to information obtained from the regulatory report and RWQCB, three underground storage 
tanks were closed by removal, along with their associated piping and dispensers. The USTs consisted of 
a 10,000-gallon tank containing diesel fuel and two 5,000-gallon tanks containing gasoline that were 
formerly located to the east of the race track, which is now associated with the eastern adjoining 
(offsite) SeaCoast Grace Church at 5100 Cerritos Avenue. The tank tops and piping were excavated 
between June 6 and 9, 1997. Soil sampling completed during the UST removal showed low levels of 
gasoline contamination (1.5 ppm of TPH) beneath the west end of Tank 1, diesel contamination (900 
ppm of TPH) beneath the east end of Tank 2, low levels of gasoline contamination (.013 ppm of 
toluene) beneath the piping, and diesel and gasoline contamination (3,800 ppm of diesel TPH) beneath 
the dispenser. Approximately five tons of soil were over-excavated to seven feet bgs, and a soil sample 
taken below the dispenser showed contamination of 2.6 ppm of TPH-g, 0.084 ppm of MTBE, and non-
detect levels of diesel, TPH, and BTEX. MTBE was also detected in four soil samples taken beneath the 
USTs, with the piping at 0.71 ppm being the highest level detected. Groundwater was noted at about 
ten feet bgs in the excavation. No odor, sheen, or staining from contamination was noted during the 
UST removal except for the dispenser area. The excavation was backfilled with gravel and fill. Because 
MTBE was detected in the soil samples, three groundwater samples were taken on-site. A groundwater 
sample was taken beneath the piping trench, another was taken near the area where the soil sample 
showed diesel contamination in the UST pit, and the third groundwater sample was taken just 
southwest of the UST pit. All groundwater samples were found to be non-detect for TPH, BTEX, and 
MTBE. A soil sample was taken beneath the water table at 11.5 feet bgs in the boring placed southwest 
of the USTs. This sample was non-detect for TPH, BTEX, and MTBE. The excavated soil from the 
dispenser area was moved to an open area at the race track. The soil pile was sampled after two weeks 
of treatment, and 69 ppm of TPH diesel with non-detect levels of BTEX and MTBE was noted. The 
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Regulatory Agency Data  
Country Club 

1967 Los Alamitos Race 
Track 

Pedestrian tunnel (4961 Katella Avenue) 

1968 Los Alamitos Race 
Course 

Add ticket windows in grandstand (4961 Katella Avenue) 

1968 Los Alamitos Race 
Course 

Pole bases and sub-station pads (4961 Katella Avenue) 

1968 Los Alamitos Race 
Course 

Add interior non-bearing concrete block partitions (4961 Katella 
Avenue) 

1968 Los Alamitos Race 
Course 

Electrical permit (4961 Katella Avenue) 

1969 Los Alamitos Race 
Course 

Plumbing permit for clubhouse (491 Katella Avenue) 

1969 Los Alamitos Race 
Course 

Add offices for race track (4961 Katella Avenue) 

1969 Los Alamitos Race 
Course 

Alter Race Track clubhouse (4961 Katella Avenue) 

1969 Vessels Land and 
Improvement Co 

Construction of 100 x260 SF golf clubhouse (4561 Katella 
Avenue) 

1970 Frank Vessels Carnival ride wiring and grounding (4561 Katella Avenue) 

1971 Los Alamitos Race 
Course 

Connect gas lines (4961 Katella Avenue) 

1971 Los Alamitos 
Country Club 

Construction of one 450 SF steel golf ball storage structure (4561 
Katella Avenue) 

1971 Los Alamitos Race 
Course 

Repair stairway (4961 Katella Avenue) 

1971 Los Alamitos Race 
Course 

Install of four boiler units (4961 Katella Avenue) 

1971 Los Alamitos Race 
Course 

Construction of golf shed (4961 Katella Avenue) 

1971 Los Alamitos Race 
Track 

Six bar enclosures and a terrace food stand (4961 Katella 
Avenue) 

1971 Los Alamitos 
Country Club 

Construction of one 1,728 SF steel structure (4561 Katella 
Avenue) 

1971 Los Alamitos Race 
Course 

Alter roofs on food stands (4961 Katella Avenue) 

1972 Los Alamitos Race 
Course 

Plumbing permit (4961 Katella Avenue) 

1972 Los Alamitos Race 
Course 

Construction of new stables (4961 Katella Avenue) 

1972 Los Alamitos Race 
Track 

Construction of two steel horse barns (4961 Katella Avenue) 

1972 Los Alamitos Race 
Track 

Addition of family room to existing house (4961 Katella Avenue) 

1972 Los Alamitos Race 
Track 

Alterations to the entrance to main clubhouse and steps (4961 
Katella Avenue) 



 

 

Phase I Environmental Site Assessment Update 
Project No. 23-428187.2 
July 17, 2025 
Page 16 

Regulatory Agency Data  

1972 Los Alamitos Race 
Track 

Track backdrop (4961 Katella Avenue) 

1972 Los Alamitos Race 
Course 

Construction of 17,160 SF structure (4961 Katella Avenue) 

1972 Los Alamitos Race 
Track 

Communications tower (4961 Katella Avenue) 

1972 Los Alamitos Race 
Track 

Electrical permit (4961 Katella Avenue) 

1972 Los Alamitos Race 
Track 

Install of kitchen hood (4961 Katella Avenue) 

1972 Los Alamitos Race 
Course 

Construction of steel stable (4961 Katella Avenue) 

1972 Los Alamitos Race 
Track 

Remodel snack bar (4961 Katella Avenue) 

1972 Los Alamitos Race 
Track 

Addition to stables (4961 Katella Avenue) 

1972 Los Alamitos Race 
Course 

Change face of existing lamps (4961 Katella Avenue) 

1972 Los Alamitos Race 
Track 

Addition of new stables (4961 Katella Avenue) 

1972 Los Alamitos Race 
Track 

Construction of new addition (4961 Katella Avenue) 

1973 Los Alamitos Race 
Course 

Electric permit for barns (4961 Katella Avenue) 

1973 Los Alamitos Race 
Course 

Electrical permit for barn (4961 Katella Avenue) 

1973 Los Alamitos Race 
Course 

Demolition of the old paddock and construct new one (4961 
Katella Avenue) 

1973 Los Alamitos Race 
Track 

Sprinkler permit (4961 Katella Avenue) 

1973 Los Alamitos Race 
Course 

Addition of sprinklers to existing structures (4961 Katella Avenue) 

1973 Los Alamitos Race 
Track 

Alteration to ceiling in office (4961 Katella Avenue) 

1973 Los Alamitos Race 
Course 

Plumbing permit (4961 Katella Avenue) 

1974 Los Alamitos Race 
Track 

Addition of stirs to east end of the clubhouse (4961 Katella 
Avenue) 

1974 Los Alamitos Race 
Track 

Plumbing permit (4961 Katella Avenue) 

1974 Los Alamitos Race 
Track 

Construction of gate and ticket booth outside of clubhouse (4961 
Katella Avenue) 

1974 Los Alamitos Race 
Course 

Lights for gate (4961 Katella Avenue) 

1975 Los Alamitos Race 
Track 

Addition of partitions to restrooms (4961 Katella Avenue) 
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Regulatory Agency Data  

1975 Los Alamitos Race 
Course 

Addition to the existing barn (4961 Katella Avenue) 

1975 Los Alamitos Race 
Track 

Sewer line for pump (4961 Katella Avenue) 

1976 Los Alamitos Race 
Track 

Alterations to the garden room (4961 Katella Avenue) 

1976 Los Alamitos Race 
Course 

Plumbing permit (4961 Katella Avenue) 

1976 Los Alamitos Race 
Track 

Construction of a block wall (4961 Katella Avenue) 

1976 Los Alamitos Golf 
Course 

Plumbing permit for golf course (4561 Katella Avenue) 

1976 Mrs. F Vessells Room addition (4961 Katella Avenue) 

1978 Los Alamitos Race 
Course 

Plumbing permit (4961 Katella Avenue) 

1978 Los Alamitos Race 
Course 

Fence on golf course property (4961 Katella Avenue) 

1978 Los Alamitos Race 
Course 

Meter for message board (4961 Katella Avenue) 

1979 Alamitos Race 
Track 

Electric permit for stalls and tunnel (4961 Katella Avenue) 

1979 Los Alamitos Race 
Course 

Nine concrete block walls and steel roof with separate track rooms 
and washrooms (4961 Katella Avenue) 

1979 Los Alamitos Race 
Course 

Electrical permit for the transformer (4961 Katella Avenue) 

1979 Los Alamitos Race 
Course 

Construction of metal building for vehicle maintenance and 
storage (4961 Katella Avenue) 

1980 Los Alamitos Race 
Course 

Addition of snack bar (4961 Katella Avenue) 

1980 Los Alamitos Race 
Course 

Alteration and relocation of a snack bar (4961 Katella Avenue) 

1980 Los Alamitos Race 
Track 

Sign permit (4561 Katella Avenue) 

1981 Los Alamitos Race 
Course 

Construction of steel building for paint storage (4961 Katella 
Avenue) 

1981 Quarter Racing Inc. Temporary tent for horse auction (4961 Katella Avenue) 

1982 Los Alamitos Race 
Course 

Auction tent (4961 Katella Avenue) 

1986 Hollywood Park 
Operating Co.  

Canopy on existing slab (4961 Katella Avenue) 

1986 Hollywood 
Operating Co. 

Demolish office and cap sewer (4961 Katella Avenue) 

1987 Hollywood Park 
Operating 

Temporary tents in conjunction with horse auction (4961 Katella 
Avenue) 

1987 Hollywood Park 
Operating 

Construct new sports center room (4961 Katella Avenue) 
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Regulatory Agency Data  

1987 Hollywood Park 
Operating 

Change present fates (4961 Katella Avenue) 

1989 Los Alamitos Race 
Course 

Temporary horse stalls (4961 Katella Avenue) 

1989 Waddle Inc. Demolish clubhouse at golf course and three out-buildings (4561 
Katella Avenue) 

1990 Los Alamitos Race 
Course 

Demolition of paddock bar and cap plumbing and electrical (4961 
Katella Avenue) 

1990 Los Alamitos Race 
Course 

Backflow prevention on main to portable stable (4961 Katella 
Avenue) 

1990 Lloyd Arnold Paddock and jockey room (4961 Katella Avenue) 

1990 Los Alamitos Race 
Course 

Food stand (4961 Katella Avenue) 

1990 Ray Hammock Amusement equipment (4961 Katella Avenue) 

1990 Los Alamitos Race 
Course 

Plumbing for jockey room/paddock (4961 Katella Avenue) 

1990 Los Alamitos Race 
Course 

Electrical for concession stand (4961 Katella Avenue) 

1990 Los Alamitos Race 
Course 

Temporary power (4961 Katella Avenue) 

1990 Lloyd Arnold Temporary construction shack (4561 Katella Avenue) 

1990 Lloyd Arnold Electrical outlets for temporary construction shack (4561 Katella 
Avenue) 

1990 Lloyd Arnold Maintenance permit for jockey room (4961 Katella Avenue) 

1990 Los Alamitos Race 
Course 

Satellite system ground mounted (4961 Katella Avenue) 

1990 Los Alamitos Race 
Course 

Landscape sprinklers (4961 Katella Avenue) 

1990 Lloyd Arnold Restaurant remodel (4961 Katella Avenue) 

1990 Los Alamitos Race 
Track 

Install packed heat pump plus ducting (4961 Katella Avenue) 

1991 FJC USA Inc.  Maintenance Building (4511 Katella Avenue) 

1991 FJC USA Inc.  Plumbing and electricity  for the maintenance building (4511 
Katella Avenue) 

1991 Los Alamitos Race 
Track 

Re-pipe existing soil pipe (4961 Katella Avenue) 

1991 Lloyd Arnold Drywall exterior walls (4961 Katella Avenue) 

1991 Los Alamitos Race 
Course 

Relocation of the non-bearing wall at shipping-receiving/storage 
room (4961 Katella Avenue) 

1991 Los Alamitos Race 
Course 

Annual electrical permit (4961 Katella Avenue) 

1991 Los Alamitos Race 
Course 

Annual plumbing maintenance permit (4961 Katella Avenue) 

1991 Los Alamitos Race 
Course 

Retaining block wall (4961 Katella Avenue) 
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Regulatory Agency Data  

1991 FJC USA Inc. Electrical for clubhouse (4921 Katella Avenue) 

1991 FJC USA Inc. Plumbing and electricity for storage building (4511 Katella 
Avenue) 

1991 FJC USA Inc. Construction of clubhouse (4921 Katella Avenue) 

1991 Shimizu AM 
Corporation 

Temporary power (4921 Katella Avenue) 

1991 FJC USA Inc.  Plumbing for clubhouse/restaurant (4921 Katella Avenue) 

1991 Los Alamitos Race 
Course 

Block wall permit (4961 Katella Avenue) 

1991 FJC USA Inc. Temporary stockpile (4921 Katella Avenue) 

1991 FJC USA Inc. Storage building (4511 Katella Avenue) 

1991 FJC USA Inc. Rest stop construction and electrical (4561 Katella Avenue) 

1991 Los Alamitos Race 
Course 

Re-roofing permit (4961 Katella Avenue) 

1991 Dye Design Golf course lakes (4921 Katella Avenue) 

1992 Los Alamitos Race 
Course 

Fire sprinklers for jocker room alteration (4961 Katella Avenue) 

1992 FJC USA Inc. Install UST and pump at the maintenance building (4511 Katella 
Avenue) 

1992 FJC USA Inc. Electricity for gas pump  (4511 Katella Avenue) 

1992 FJC USA Inc. Certificate of Occupancy: Rest stop facility (4921 Katella Avenue) 

1992 FJC USA Inc. Certificate of Occupancy: Golf Course/ Golf Course Clubhouse/ 
Refreshment Facility with Restrooms (4921 Katella Avenue) 

1992 FJC USA Inc.  Fire sprinkler system for chemical storage building (4511 Katella 
Avenue) 

1992 FJC USA Inc. Perimeter wall (4921 Katella Avenue) 

1992 FJC USA Inc. Certificate of Occupancy: Storage Building (4511 Katella Avenue) 

1992 FJC USA Inc. Certificate of Occupancy: Maintenance building and fuel pump 
island  (4511 Katella Avenue) 

1992 FJC USA, Inc. Cypress golf club restaurant (4921 Katella Avenue) 

1992 Cypress Golf Club Add to restrooms (4921 Katella Avenue) 

1992 Cypress Golf Club Install refrigeration equipment (4561 Katella Avenue) 

1992 FJ C USA Inc. Lighting for country club parking lot (4921 Katella Avenue) 

1993 FJC USA Inc. Clubhouse sign (4921 Katella Avenue) 

1993 Cypress Golf 
Course 

Install golf ball screen (4921 Katella Avenue) 

1993 Lloyd Arnold Add on patio-type cover to existing building (4961 Katella Avenue) 

1994 Los Alamitos Race 
Course 

Replace existing units in commissary (4961 Katella Avenue) 

1994 Los Alamitos Race 
Course 

Demolish box seat section (4961 Katella Avenue) 

1994 Los Alamitos Race 
Course-Golf Course 

200 foot high netting (4921 Katella Avenue) 
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Regulatory Agency Data  

2000 Los Alamitos Race 
Course 

Modular building for new restaurant (4961 Katella Avenue) 

2000 Los Alamitos Race 
Course 

Set-up 80 x 100 SF tent for used car sale (4961 Katella Avenue) 

2000 Los Alamitos Race 
Course 

Underground  sewer and electrical feeds to buildings (4961 Katella 
Avenue) 

2001 Cypress Golf 
Course 

Demolish existing walls (4921 Katella Avenue) 

2002 Los Alamitos Race 
Course 

Temporary barn lighting and plumbing for annual horse sale (4961 
Katella Avenue) 

2003 Los Alamitos Race 
Course 

Clubhouse deck (4961 Katella Avenue) 

2003 Quarter Horse Remove existing modular building and replace with new state-
approved modular (4961 Katella Avenue) 

2004 Cypress Golf Club 
LLC 

Demolish metal pump house snack bar building (4921 Katella 
Avenue) 

2004 Frank Vessels Install of HVAC systems (4961 Katella Avenue) 

2004 Los Alamitos Race 
Course 

Temporary barn lighting and plumbing (4961 Katella Avenue) 

2005 Los Alamitos Race 
Course 

Temporary barn for annual horse sale (4961 Katella Avenue) 

2005 Cypress GC, LLC Install A/C units with ducting (4921 Katella Avenue) 

2006 Los Alamitos Race 
Track 

Removal of a portion of a barn along Lexington Street (4961 
Katella Avenue) 

2006 Los Alamitos Race 
Course 

Plumbing for horse sale (1961 Katella Avenue) 

2007 Los Alamitos Race 
Course 

Jockey locker tenant improvement (4961 Katella Avenue) 

2007 Los Alamitos Race 
Course 

Fire sprinklers (4961 Katella Avenue) 

2007 Los Alamitos Race 
Course 

Jockey locker room addition/expansion add partition walls (4961 
Katella Avenue) 

2008 Los Alamitos Race 
Course 

Install new freestanding sign (4961 Katella Avenue) 

2008 Los Alamitos Race 
Course 

Install hose in twelve barns (4961 Katella Avenue) 

2009 Los Alamitos Race 
Course 

Barns for temporary horse sale (4961 Katella Avenue) 

2009 Los Alamitos Race 
Course 

Transformer for horse sale (4961 Katella Avenue) 

2012 Los Alamitos Race 
Course 

Special inspection for temporary horse sale (4961 Katella Avenue) 

2012 Not Identified Inspection for temporary horse sale (4961 Katella Avenue) 

2013 Frank Sherren Grade former golf course along Cerritos Avenue to extend race 
track of Los Alamitos Race Course to one-mile length (4961 
Katella Avenue) 
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Regulatory Agency Data  

2014 Los Alamitos Race 
Track 

Asbestos removal closure report. Roof removal of old kitchen 
building and receiving building (4961 Katella Avenue) 

2014 Los Alamitos Race 
Course 

Install eight 50-gallon electric water heaters (4961 Katella Avenue) 

2014 Los Alamitos Race 
Course 

Demolition of structure for future barn structure (4961 Katella 
Avenue) 

2014 Los Alamitos Race 
Track 

Annual barn inspection (4961 Katella Avenue) 

2014 Los Alamitos Race 
Course 

Temporary video camera tower (4961 Katella Avenue) 

2014 Los Alamitos Race 
Course 

Extend racetrack perimeter fence (1,800 feet) (4961 Katella 
Avenue) 

2014 Los Alamitos Race 
Course 

Construction of five barns, consisting of approximately 230 stalls. 
Electric lighting and plumbing (4961 Katella Avenue) 

2015 Los Alamitos Race 
Track 

Construction of concrete swale gutter along Lexington Street for 
drainage (4961 Katella Avenue) 

2015 Los Alamitos Race 
Track 

Fire review (4961 Katella Avenue) 

2016 Los Alamitos Race 
Track 

Off-site grading for new draining for future tract development per 
grading plans (4961 Katella Avenue) 

2016 Los Alamitos Race 
Track 

Annual barn inspection (4961 Katella Avenue) 

2017 Los Alamitos Race 
Track 

Annual barn inspection (4961 Katella Avenue) 

2018 Los Alamitos Race 
Track 

Temporary power pole for Christmas tree lot (4961 Katella 
Avenue) 

2019 Los Alamitos Race 
Track 

Annual barn inspection (4961 Katella Avenue) 

2020 Los Alamitos Race 
Track 

Annual barn inspection (4961 Katella Avenue) 

Copies of pertinent documents are included in Appendix B of this report.   

4.1.8 Planning Department  

Regulatory Agency Data  

Name of Agency:  Cypress Planning Department (CPD) 
Point of Contact:  https://www.cypressca.org/departments/community -

development/zoning -map 
Agency Address:  5275 Orange Avenue, Cypress, California 90630 
Agency Phone Number:  (714) 229-6720 
Date of Contact:  July 1, 2025 
Method of Communication:  Online Research 
Summary of Communication:  
According to reviewed online documents, the subject property is zoned "PC" for Planned Community 
(Cypress Town Center and Commons) development by the City of Cypress 

Copies of pertinent documents are included in Appendix B of this report.   
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4.1.9 Oil & Gas Exploration  

Regulatory Agency Data  

Name of Agency:  California Geologic Energy Management Division (CalGEM) 
Point of Contact:  https://www.conservation.ca.gov/calgem/Pages/WellFinder.aspx 
Agency Address:  801 K Street, MS 24-01, Sacramento, California 95814 
Agency Phone Number:  (916) 322-1080 
Date of Contact:  July 1, 2025 
Method of Communication:  Online Research 
Summary of Communication:  
According to CalGEM, no oil or gas wells are located on or adjoining to the subject property.  
 

4.1.10 �$�V�V�H�V�V�R�U�¶�V���2�I�I�L�F�H�� 

Regulatory Agency Data  

Name of Agency:  Orange County Assessor (OCA) 
Point of Contact:  https://www.ocgis.com/ocpw/landrecords/  
Agency Address:  500 South Main Street, Orange, California 92868 
Agency Phone Number:  (714) 834-2727 
Date of Contact:  July 1, 2025 
Method of Communication:  Online Research 
Summary of Communication:  
According to the records reviewed, the subject property is identified by the following Assessor Parcel 
Number (APNs): 241-081-02; 241-081-12; 241-221-22; 241-221-27; 241-221-26; 241-221-25; 241-232-
37; 241-091-21; 241-081-23; 241-221-28; 241-221-30; 241-091-50; 241-091-51; 241-091-37; 241-081-
22; 241-081-08; 241-221-33; 241-221-24; 241-232-20; 241-232-21; 241-232-22; 241-221-19; 241-221-
32; and 241-221-29 is currently owned by Los Alamitos Race Course, Cypress GC LLC, and Grace 
Community Church of Cypress.  No records regarding acreage/square footage, building, and utility 
information for the subject property were on file with the OCA.  

Copies of pertinent documents are included in Appendix B of this report.   

4.2  Mapped Database Records Search 

The regulatory database report provided by Environmental Risk Information Services (ERIS) documents 
the listing of sites identified on federal, state, county, city, and tribal (when applicable) standard source 
environmental databases within the approximate minimum search distance (AMSD) specified by ASTM 
E1527-21. The data from these sources are updated as these data are released and integrated into one 
database. The information contained in this report was compiled from publicly available sources.   

The environmental database information is used to identify environmental concerns in connection with 
the subject property. The listings also serve to identify the known indications of the storage, use, 
generation, disposal, or release of hazardous substance at the subject property and the potential for 
contaminants to migrate onto the subject property from off -site sources in groundwater or soil in the 
form of liquids or vapor.   
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Using the ASTM definition of migration, Partner considers the migration of hazardous substances or 
petroleum products in any form onto the subject property during the evaluation of each site listed on the 
radius report, which includes solid, liquid, and vapor. 

4.2.1 Regulatory Database Summary  

The following table lists the number of sites as categorized by the regulatory database within the 
prescribed AMSD. The locations of the sites are plotted utilizing a geographic information system, which 
geocodes the site addresses. The accuracy of the geocoded locations is approximately +/-300 feet.  

Database Report Data  

Database  AMSD Radius (mile)  

Listings Identified  
Subject 

Property  
Adjoining 
Properties  

Surrounding 
Area Sites of 

Concern  
Federal NPL  1.00 N N N 
Federal NPL  1.00 N N N 
Delisted NPL Site  0.50 N N N 
Federal SEMS Site 0.50 N N N 
Federal SEMS-ARCHIVE  0.50 N N N 
Federal RCRA CORRACTS Facility 1.00 N N N 
Federal RCRA TSDF Facility 0.50 N N N 
Federal RCRA Generators Site  
(LQG, SQG, VSQG, CESQG) 

Subject and Adjoining Y Y N/A  

Federal IC/EC Registries Subject Property N N/A  N/A  
Federal ERNS Site Subject Property N N/A  N/A  
State/Tribal Equivalent NPL  1.00 N N N 
State/Tribal Equivalent CERCLIS  1.00 N N N 
State/Tribal Landfill/Solid Waste 
Disposal Site  

0.50 N N N 

State/Tribal Leaking Storage 
Tank Site (LUST/LPST) 

0.50 Y Y N 

State/Tribal Registered Storage 
Tank Sites (UST/AST) 

Subject and Adjoining Y Y N/A  

State/Tribal IC/EC Registries  Subject and Adjoining N N N/A  
State/Tribal Voluntary Cleanup 
Sites (VCP) 

0.50 N N N 

State/Tribal Spills  0.50 N N N 
Federal Brownfield Sites  0.50 N N N 
State Brownfield Sites  0.50 N N N 
Other State and Local Databases  Varies Y Y N 
 

4.2.2 Subject Property Listings  

The subject property is identified as an AST, AST ORANGE, CDL, CDO/CAO, CERS TANK, CLEANUP SITES, 
FINDS/FRS, HAZ GEN, HAZNET, HIST MANIFEST, HW ORANGE, ICIS, ICP ORANGE, LOP ORANGE, LUST, 
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lender, it is understood that the Report User would not have knowledge of the property that would 
significantly impact our ability to satisfy the objectives of this assessment. The lack of this information is 
not considered to represent a significant data gap. 

5.1.3 Interview with Key Site Manager  

FrankSherren, key site manager, indicated that he had no information pertaining to any pending, 
threatened, or past litigation relevant to hazardous substances or petroleum products in, on, or from the 
subject property; any pending, threatened, or past administrative proceedings relevant to hazardous 
substances or petroleum products in, on, or from the subject property; or any notices from a 
governmental entity regarding any possible violation of environmental laws or possible liability relating to 
hazardous substances or petroleum products.  

5.1.4 Interviews with Past Owners, Operators, and Occupants 

Interviews with past owners, operators and occupants were not conducted since information regarding 
the potential for contamination at the subject property was obtained from other sources.  

5.2 User Provided Information 

5.2.1 Title Records, Environmental Liens, and AULs  

At the request of the User, Partner contracted AFX Research to perform a limited chain of title and/or 
environmental lien search for the subject property. No environmental liens or AULs were identified for the 
subject property.  

Copies of pertinent pages are included in Appendix B of this report. 

5.2.2 Specialized Knowledge  

No specialized knowledge of environmental conditions associated with the subject property was provided 
by the User at the time of the assessment.  

5.2.3 Actual Knowledge of the User  

No actual knowledge of any environmental lien or AULs encumbering the subject property or in 
connection with the subject property was provided by the User at the time of the assessment.    

5.2.4 Valuation Reduction for Environmental Issues  

No knowledge of valuation reductions associated with the subject property was provided by the User at 
the time of the assessment.  

5.2.5 Commonly Known or Reasonably Ascertainable Information  

The User did not provide information that is c ommonly known or reasonably ascertainable within the local 
community about the subject property at the time of the assessment.   

5.2.6 Previous Reports and Other Provided Documentation 

No previous reports or other pertinent documentation was provided to Partner for review during the 
course of this assessment. 
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6.0 SITE RECONNAISSANCE 

The weather at the time of the site visit was sunny and clear. Refer to Section 1.5 for limitations 
encountered during the field reconnaissance and Sections 2.1 and 2.2 for subject property operations. The 
table below provides the site assessment details: 

Site Assessment Data  

Site Assessment Performed By:  Brooklynn Marcus 

Site Assessment Conducted On:  July 7, 2025 

The table below provides the subject property personnel interviewed during the field reconnaissance: 

Site Visit Personnel for 4961 Katella Avenue  (Subject Property)  
Name Title/Role  Contact Number  Site Walk*  

Yes/No  
Frank Sherren Key Site Manager (714) 820-2715 Yes 

 

* Accompanied Partner during the field reconnaissance activities and provided information pertaining to 
the current operations and maintenance of the subject property  

6.1 General Site Characteristics 

6.1.1 Solid Waste Disposal 

Solid waste generated at the subject property is disposed of in commercial dumpsters and trash 
compactors located throughout the subject property. An independent solid waste disposal contractor, 
Valley Vista Services, removes solid waste from the subject property. No evidence of illegal dumping of 
solid waste was observed during the Partner site reconnaissance. 

6.1.2 Sewage Discharge and Disposal 

Sanitary discharges on the subject property are directed into the municipal sanitary sewer system. The 
Orange County Sanitation District services the subject property. No wastewater treatment facilities were 
observed or reported on the subject property. No septic systems were observed or reported on the 
subject property . 

6.1.3 Stormwater and Surface Water Drainage 

Stormwater is removed from the subject property primarily by sheet flow action across the paved surfaces 
toward stormwater drains located throughout the subject property. On -site stormwater drains discharge 
to a stormwater detention basin located on the western portion of the subject property.  No drywells were 
identified on the subject property.  

6.1.4 Source of Heating and Cooling 

Heating and cooling systems as well as domestic hot water equipment are fueled by electricity and natural 
gas provided by Southern California Edison and the Southern California Gas Company. The mechanical 
system comprises of rooftop mounted packaged electrical HVAC units. Hot water is provided by central 
natural gas boiler units and individual electric water heaters 

6.1.5 Wells and Cisterns 

No aboveground evidence of wells or cisterns was observed during the site reconnaissance. 
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6.1.6 Wastewater 

Domestic wastewater generated at the subject property is disposed by means of the sanitary sewer 
system. No industrial process is currently performed at the subject property.  

6.1.7 Septic Systems 

No septic systems were observed or reported  on the subject property.  

6.1.8 Additional Site Observations 

No additional general site characteristics were observed during the site reconnaissance. 

6.2 Potential Environmental Hazards 

6.2.1 Hazardous Substances and Petroleum Products Used or Stored at the Subject 
Property 

Partner identified hazardous substances used, stored, and/or generated on the subject property as noted 
in the following table:  

Hazardous Substances and/or Petroleum Products Noted Onsite  

Substance 
Container 
Type 

Quantity
/Size 

Location  
Nature of 
Use 

Secondary 
Containment  

Environmental 
Concern 

Propane Metal Tank 20+ x 20-
gallon; 1 x 
60-gallon 

Western 
exterior of 
grand stand 

On-site 
operations 

No No 

Bleach Plastic Drum 7 x 55-
gallon 

Domestic Well 
Area 

On-site 
operations 

Yes No 

Diesel Emergency 
Generators 
AST 

Varies 
1,500-
gallon 

Exterior of 
grand stand 
structure; 
Maintenance 
Yard 

Emergency 
Generators 
(Two out of 
use; One 
active) 

Yes No 

Gasoline  AST 500-gallon Maintenance 
Yard 

Fueling N N 

Compresses 
Gases  

Metal Tanks Several 
67-pound  

Maintenance 
Yard 

Welding N N 

Engine Oil AST Approxim
ately 240-
gallon; 
Approxim
ately 100-
gallon 

Maintenance 
Building 

Agricultural 
Equipment and 
Various 
Maintenance 

N N 

Transmission 
Oil 

AST Approxim
ately 100-
gallon 

Maintenance 
Building 

Agricultural 
Equipment and 
Various 
Maintenance 

N N 

Gear Oil AST Approxim
ately 
100-
gallon  

Maintenance 
Building 

Agricultural 
Equipment 
and Various 
Maintenance 

N N 

Waste Oil AST Approxim
ately 240-
gallon 

Maintenance 
Building 

Transported 
Off-Site 

N N 
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additional cable elevator was noted on the subject property. Based on the good condition of the elevator 
equipment, the elevators are not considered an environmental concern. 

6.2.5 Strong, Pungent, or Noxious Odors 

No strong, pungent or noxious odors were evident during the site reconnaissance. 

6.2.6 Pools of Liquid 

No pools of liquid were observed on the subject property  during the site reconnaissance. 

6.2.7 Drains, Sumps, and Clarifiers 

Partner observed the following drains, sumps, and/or clarifiers located on the subject property: 

Drains, Sumps, and Clarifiers Observed Onsite 

Drain/Sump/Clarifier Number 
Observed 

Location Point of 
Discharge 

Sealed/Bermed 

Clarifier One 
Southern exterior of 
barn area 

Municipal Sewer 
System 

Sealed 

Grease  Interceptor Two 
Exterior of grand 
stand structure 

Municipal Sewer 
System 

Sealed 

Sump One 
Southern exterior of 
barn area 

Municipal Sewer 
System 

Sealed 

Floor Drains Two Storage/Maintenance 
Building 

Municipal Sewer 
System 

Sealed 

Two multi-stage cooking grease interceptors were observed on the subject property. Mr. Sherren reported 
that the grease interceptors are serviced by JR Grease Services quarterly. Used cooking grease is not 
regulated as a hazardous material or hazardous waste. Based on the type and use, these features are not 
expected to represent a significant environmental concern. 

A sump is connected to the storage drainage system within the barn area and is connected to the clarifier. 

One clarifier is used to treat wastewater streams generated from within the barn area. The clarifier is 
connected to the stormwater basin. The clarifier is cleaned out by Los Alamitos Race Course staff every 
couple of months, and the stormwater basin is cleaned out once a year. The clarifier has the potential to 
impact the subsurface of the subject property should the system become compromised. Based on the use 
of the clarifier solely for stormwater run -off and regular maintenance, it is presumed that a release from 
this feature would be minimal and is not considered an environmental concern.  

Two drains were identified in the smaller storage and maintenance building located in the maintenance 
yard. These floor drains were previously used for washing equipment or golf carts, but washing golf carts 
is not considered an environmental concern because it typically involves only water and mild cleaning 
agents without hazardous substances. The building is currently used to store various tools, equipment, 
and landscaping materials such as soil and potting mix. Although a 1992 building permit indicated the 
building was designated for chemical storage, the chemicals stored were likely pesticides and herbicides 
related to landscaping activities. The drains are partially covered and do not pose a significant 
environmental concern. 

6.2.8 Pits, Ponds, and Lagoons 

No pits, ponds or lagoons were observed on the subject property. 
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6.3.6 Wetlands 

The subject property does not appear to be a designated wetland area, based on information obtained 
from the United States Fish & Wildlife Service; however, a comprehensive wetlands survey would be 
required in order to formally determine actual wetlands on the subject property. No surface 
impoundments, wetlands, natural catch basins, settling ponds, or lagoons are located on the subject 
property. 

6.4 Adjoining Property Reconnaissance 

The adjoining  property reconnaissance consisted of observing the adjoining  properties from the subject 
property premises. No items of environmental concern were identified on the adjoining  properties during 
the site assessment, including hazardous substances, petroleum products, ASTs, USTs, evidence of 
releases, PCBs, strong or noxious odors, pools of liquids, sumps or clarifiers, pits or lagoons, stressed 
vegetation, or any other potential environmental hazards.  
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In late 1989, carbon tetrachloride was reported in several monitoring wells in concentrations up to 
94 ppb. Since January 1990, carbon tetrachloride has not been detected. However, 1,2 DCA 
(dichloroethane) was detected. A July 1990 report indicated that the carbon tetrachloride was 
expected to degrade into tetrachloroethane and DCA during the remediation process. However, a 
state-certified laboratory director had reported that carbon tetrachloride is often misread on the 
gas chromatograph during analysis as 1,2 DCA and carbon tetrachloroethane may never have 
been present at this site. No other significant levels of halogenated volatile organics had been 
detected at the site. The source of the carbon tetrachloride or 1,2 DCA was not determined. 1,2 
DCA is a lead scavenger in antiknock gasoline, a metal degreaser, solvent, and fumigant. The 
substance is considered slightly soluble in water. It does not appear to be associated with the 
USTs as it is centered around monitoring well W-5, while the high petroleum levels are associated 
with W-2, where the petroleum release occurred. W-2 is about 50 feet up and cross gradient from 
W-5. The contaminant levels for this substance lowered steadily throughout the remediation and 
monitoring periods. 1,2 DCA was detected in some monitoring wells, from 844 ppb during an 
early sampling round to 29 ppb on April 15, 1996. The MCL for 1,2 DCA is 0.5 ppb. All the 
monitoring wells were tested for methyl tertiary butyl ether (MTBE), and only W -2 was found to 
contain the gasoline additive at 31 ppb.  The total dissolved solids level was 4000 ppm, four times 
the MCL, during the April 1994 sampling round. The remediation system was operated to the 
point of asymptotic reduction, and the groundwater contamination was reduced in area to where 
now only one monitoring well near the source area, W-2, remained impacted with benzene and 
an adjacent monitoring well, W-5, remained impacted with the majority of the 1,2 DCA. The 
groundwater monitoring from 1992 showed that source removal successfully reduced site 
contaminant levels to a point where water quality objects were expected to be achieved in the 
two remaining impacted wells in a timely manner without risk to public health or the environment 
through the processes of natural attenuation.  

Regulatory closure for the former USTs was issued by the Orange County Health Care Agency 
(OCHCA) on June 26, 1996. At the time of closure, residual contamination was reported in soil and 
groundwater. Soil concentrations included TPH-g at 0.55 ppm, benzene at 0.60 ppm, toluene at 
0.37 ppm, xylene at 0.51 ppm, and ethylbenzene at 0.25 ppm. Groundwater concentrations 
included TPH-g at 0.16 ppm, benzene at 0.70 ppm, toluene at 0.002 ppm, 1,2-dichloroethane 
(DCA) at 0.29 ppm, xylene at 0.033 ppm, ethylbenzene at 0.002 ppm, and MTBE at 0.32 ppm. No 
groundwater monitoring wells were observed during the site reconnaissance. The case closure 
summary stated that if land use changes in the future, corrective action should be reviewed by 
OCHCA. Based on the removal of the tanks, the limited residual contamination, and the regulatory 
closure with a land use stipulation, the site is considered a Controlled Recognized Environmental 
Condition (CREC). 

Historical Recognized Environmental Condition 

A historical recognized environmental condition (HREC) refers to a previous release of hazardous 
substances or petroleum products affecting the subject property that has been addressed to the 
satisfaction of the applicable regulatory authority or authorities and meeting unrestricted use criteria 
established by the applicable regulatory authority or authorities without subjecting the subject property 
to any controls (for example, activity and use limitations or other property use limitations).  The following 
was identified during the course of this assessment:  
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9.0 SIGNATURES OF ENVIRONMENTAL PROFESSIONALS 

Partner has performed a Phase I Environmental Site Assessment Update of the property located at 4961 
Katella Avenue in Cypress, Orange County, California in conformance with the scope and limitations of the 
protocol and the limitations stated earlier in this report. Exceptions to or deletions from this protocol are 
discussed earlier in this report.   

By signing below, Partner declares that, to the best of our professional knowledge and belief, we meet the 
definition of Environmental Professional as defined in §312.10 of 40 CFR §312. Partner has the specific 
qualifications based on education, training, and experience to assess a property of the nature, history, and 
setting of the subject property. Partner has developed and performed the all appropriate inquiries in 
conformance with the standards and practices set forth in 40 CFR Part 312. 

Prepared By: 
 
 

 
Brooklynn Marcus 
Environmental Scientist 
 
 
Reviewed By: 
 
 

 
Richard Kim 
Environmental Professional 
 
 
 



 

 

Phase I Environmental Site Assessment Update 
Project No. 23-428187.2 
July 17, 2025 
Page 52 

10.0 REFERENCES 

Reference Documents 

American Society for Testing and Materials, Standard Practice for Environmental Site Assessments: Phase I 
Environmental Site Assessment Process, ASTM Designation: E1527-13 and E1527-21. 

Environmental Risk Information Services (ERIS), Radius Report, July 2025  

Federal Emergency Management Agency, Federal Insurance Administration, National Flood Insurance 
Program, Flood Insurance Map, accessed via internet, July 2025 

United States Department of Agriculture, Natural Resources Conservation Service, accessed via internet, 
July 2025 

United States Department of Agriculture, Natural Resources Conservation Service, Web Soil Survey, 
accessed via the internet, July 2025 

United States Environmental Protection Agency, EPA Map of Radon Zones (Document EPA-402-R-93-071), 
accessed via the internet, July 2025 

United States Geological Survey, accessed via the Internet, July 2025 

United States Geological Survey Topographic Map 1995, 7.5-minute series, accessed via internet, July 
2025 

Phase I Environmental Site Assessment Report prepared by Partner Engineering and Science, Inc. for the 
Subject Property dated February 2024 

 



 

 

FIGURES 

1 SITE LOCATION MAP 

2 SITE PLAN 

3 TOPOGRAPHIC MAP 
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FIGURE 2: SITE PLAN 
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APPENDIX A:  SITE PHOTOGRAPHS 



1. Southern exterior of grand stand 2. Southern exterior of grand stand

3. Western exterior of grand stand 4. Eastern exterior of grand stand

5. Interior of grand stand 6. Interior of grand stand

Appendix A: Site Photographs
Project No. 23-428187.2
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