5 TRC

Analysis of
Brownfields
Cleanup
Alternatives
(ABCA)

July 2024

Former Sears and Sears
Auto

West 130t Street and Smith
Road

Middleburg Heights, Ohio

Prepared For:

City of Middleburg Heights
15700 Bagley Road
Middleburg Heights, Ohio 44130

Prepared By:

TRC
1382 West Ninth Street, Suite 400
Cleveland, Ohio 44113



% TRC

Table of Contents

1.0 INTRODUGCTION . ..t e e e e e e et e e et e et e e et e e aneeeanaaeanaees 1-1

1.1 Site DeSCription and HISTOMY ........oicuiiiiiiiiiee ittt e st e e b e e e e aaes 1-1

1.2 Surrounding Properties Use and HiStOrY .........occcvviiiiiiiiiiiiiieeee e e ee e 1-1

1.3 Site and SUrrouNding RESOUICE ATCAS ........cuuieiiiiiieee ittt e et sbree e 1-1

1.4 PropOSEA SIE USE ..ooeiiiiiiiieiic ettt e e e e s e e e e e s s st e e e e e e e e snnrnrrneeaaeeean 1-2

15 Purpose and SCOPE Of SEIVICES......ccoiiiiiiiiiii e 1-2

1.6 ODJECHIVES ...ttt ettt e e skt e e ek e e e st b e e e e aabe e e e e sbbeeeeabbeeeeane 1-2

2.0 ENVIRONMENTAL SITE CONDITIONS ... 2-1

21 Previous Environmental INVEStIgatioNS ..........ccoiiuiiiiiiiiiieiie e 2-1

2.2 Regulatory ComplianCe HISIOIY .........vviiiiiiiiiiiiiiiiieiieeieteeeeeeeeeeeee e eeeveseeeeesessseaesesssssesanene 2-7

23 Potential Threats to the Public Health and Environment ............cccccooviiiiiinie e, 2-8

3.0 EVALUATION OF REMEDIATION ALTERNATIVES ..., 3-1

3.1 Remedial Action Objective and Cleanup GOalS..........cceeeiriiiiiiiiiiieeie e 3-1

3.1.1 Applicable Regulations and Cleanup Standards ...........cccccoeeiiieiiiiiiicisneseseeeeennn 3-1

3.2 Identification of Remedial AREINALIVES...........vviiiiiieii e 3-1

3.3 Evaluation and Comparison of Remedial Aernatives.............uuveeveeevereveeeeeieiiieieeereeeennnnns 3-1

3.3.1 Effectiveness, Feasibility, and Cost of Alternatives ............ccccocvveiiiieeeiiiiienens 3-2

3.3.2  EffECHIVENESS ..o e s 3-2

3.3.3 Feasibility and Ease of Implementation ............cccccooiiiiiiiiiiiiiiiicieccc 3-3

G 0 2 o ] 3-3

3.3.6  Overall Comparison to Comparative Evaluation Criteria............ccceeeeeeiiciiieieennnn. 3-4

3.4 Recommended Cleanup ARBINALIVE ........cooueiiiiiiieeee e 3-6

4.0 PROJECT LOGISTICS ...ttt e e et e e et e e e aeeas 4-1

5.0 DOCUMENTATION AND REPORTING ...ttt e e e 5-1

6.0 LIMIT AT IONS L. et et e e e e e e e et e e e e e et e e et e e e eeeens 6-1

7.0 o N {8 0 PP 7-1
FIGURES

Figure 1 — Site Location Map
Figure 2 — Site Plan

Former Sears and Sears Auto, Middleburg Heights, Ohio July 2024
Analysis of Brownfields Cleanup Alternatives i



% TRC

1.0 Introduction

TRC Environmental Corporation (TRC) prepared this Analysis of Brownfields Cleanup
Alternatives (ABCA) report for the Former Sears and Sears Auto property located at West 130™
Street and Smith Road in Middleburg Heights, Ohio (the “Site”) on behalf of the City of Middleburg
Heights (hereinafter, “Middleburg Heights” or “City”) in support of compliance with cleanup funding
under the Northeast Ohio Areawide Coordinating Agency’s (NOACA’s) Brownfields Revolving
Loan Fund Program (RLF) funded by the United States Environmental Protection Agency
(USEPA).

1.1  Site Description and History

The Site is currently comprised of one parcel (parcel number 372-31-006) located at 6950 West
130th Street, Middleburg Heights, Ohio, on approximately 14.93 acres of land. The Site is
depicted as a two-story department store building with a basement built in 1964, with a small
addition made in 1970, and a standalone, two-story automotive shop built in 1964. There are
currently no occupants at the two buildings. The last occupants listed were Sears Department
Store and Sears Automotive Center. Exterior areas are primarily paved, concrete walkways, and
landscaping. The parcel can be accessed by West 130" Street from the east and Smith Road
from the south and west. According to the Cuyahoga County Auditor, the Site is currently owned
by the City of Middleburg Heights.

A Site Location Map is provided as Figure 1. A Site Plan depicting pertinent Site features is
provided as Figure 2.

1.2  Surrounding Properties Use and History

The Site is located in a mixed residential, industrial, and commercial area of Middleburg Heights,
Ohio, a setting with historic industrial uses with surrounding commercial entities and residences.
The adjoining and nearby industrial and commercial uses may have included potentially impactful
operations. The Site is currently bounded to the north by two warehouse buildings; to the east by
West 130" Street/vacant commercial land, followed by commercial uses (restaurants and
storage); to the west by Smith Road followed by a commercial retail plaza and offices; and to the
south by Smith Road followed by Sunoco gas station, multi-tenant residential, and a post office.

1.3 Site and Surrounding Resource Areas

TRC reviewed the Ohio EPA Division of Drinking and Ground Waters, Drinking Water Source
Protection Areas map, obtained online. According to the map, the Site is not located within
designated groundwater protection areas. Per the U.S. Department of Homeland Security FEMA
Flood Map Service Center, the Site is not located within the FEMA 100-year floodplain. The
surface elevation of the Site is approximately 863 feet above mean sea level with the local
topography sloping towards the north-northwest. Shallow groundwater is presumed to flow to the
north toward Lake Erie.
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1.4  Proposed Site Use

Redevelopment of the Site is guided by the 2022 Middleburg Heights Community Master Plan.
The process for creating this plan involved gathering input from residents, business owners,
stakeholders, and interested groups.

The Master Plan goals for the overall Southland area, where the Site is located, include 1) carrying
overall redevelopment and site improvements for all properties in the Southland Shopping Center
Business District; and 2) accommodating the mixing of uses in order refocus the site as a
community space to live, work, shop, dine, and thrive.

The redevelopment plan for the Site itself consists of one main mixed-use building comprising of
375 multifamily rental units and 40,000 to 50,000 square feet of ground-level restaurant and retail
space. Additional retail and restaurant outparcels will also be constructed on the property along
the two main roadways that border the property. Additional public park and gathering space will
also be incorporated into the development for the benefit of the residents of the property as well
as the general public. The total investment is expected to be approximately $120,000,000.

1.5 Purpose and Scope of Services

The purpose of this ABCA is to evaluate potential remedial action alternatives for the Site based
on the Site assessment results and the current proposed future use of the Site and will include
the following:

¢ Evaluate the available remedial alternatives against evaluation criteria as detailed in
Section 3.3;

e Select the remedial alternative that best meets the objectives and considerations of the project
and proposed end use; and

e Present a general plan for implementation of the selected remedial alternative.

1.6  Objectives

Based on the information collected during previous environmental investigations (described in
Section 2.0), remedial options were considered for the Site’'s proposed reuse and evaluated
based on feasibility and ease of implementation, effectiveness and reliability, preliminary cost and
cost effectiveness, and schedule/time to implement the remedy and reach an endpoint of “no
further action.”

Consideration was given to the following remediation goals:

o Eliminate or reduce potential/current exposure pathways to receptors, to the extent possible;

o Eliminate or reduce the risk of exposure to potential future Site users, construction workers,
and trespassers to the contamination identified based on the proposed future reuse of the
Site; and

o Eliminate or reduce potential environmental impacts to off-site receptors, including
environmental receptors.

Sections 4.0 and 5.0 provide a detailed discussion of the evaluation criteria and evaluation of the

proposed remedial alternatives for each impacted media, respectively.

Former Sears and Sears Auto, Middleburg Heights, Ohio July 2024
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2.0 Environmental Site Conditions

2.1 Previous Environmental Investigations

Phase | Environmental Site Assessment, Sears Store #1430 and Sears Auto Center #6340,
6950 West 130" Street, Middleburg Heights, Ohio 44130, dated December 19, 2014 (2014
Phase | ESA) prepared by Terracon Consultants, Inc. (Terracon).

The following recognized environmental conditions (RECs) were identified:

1. The lack of documentation associated with the removal of the underground storage tanks
(USTs) in the 1980s is considered a REC.

2. Based on the absence of maintenance records associated with the remaining in-ground
hydraulic lifts, the presence of in-ground components, the long-term use of the hydraulic lifts,
and historic releases associated with previously removed hydraulic lift (#5) (lifts #1 and #2
were also removed with #5 but required no additional investigation), the remaining in-ground
lifts constitute RECs to the Site.

3. Based on the duration of automotive servicing, unknown historical chemical usage and
hazardous waste management disposal activities, and the absence of service records, the oil-
water separator (OWS) represents a REC for the Site.

4. Based on the up-gradient location, years of operation and the current open release, the former
Sunoco is considered a REC to the Site.

The waste oil UST and the gasoline product piping and dispensers were issued a No Further
Action (NFA) letter from the Ohio Bureau of Underground Storage Tanks Regulations (BUSTR)
in the 1990s and are considered a historic REC (HREC).

The 2014 Phase | ESA also concluded the following:

“Based on the current use of the Site, findings of the ESA, and the findings from the historical and
regulatory records review, the Site is considered to have a potential for vapor migration.”

Phase Il Environmental Site Assessment, Sears Store #1430 and Sears Auto Center #6340,
6950 West 130" Street, Middleburg Heights, Ohio 44130, dated April 7, 2015 (2015 Phase |
ESA) prepared by Terracon.

The 2015 Phase Il ESA consisted of the advancement of fifteen soil borings at the twenty service
bays where the hydraulic lifts were located and three soil borings in or adjacent to the former UST
cavity that were converted to permanent wells for sampling of groundwater. The UST cavity
borings were also used to evaluate for potential impacts from the former adjoining Sunoco as the
cavity is across the street from the former Sunoco location. One soil boring was planned at the
OWS located at the northwest corner of the auto service area; however, the boring was unable to
be advanced due to an undescribed accessibility issue.

The UST cavity soil samples were compared to Ohio BUSTR Soil Class 1 action levels. The lift
soil samples were compared to Voluntary Action Plan (VAP) Generic Direct Contact Soll
Standards for Commercial/Industrial Use, Generic Leach-Based Soil Values, and Generic Indoor
Air Standards Due to Vapor Intrusion. The soil sample results were below applicable action levels;
SB-1 was unable to be analyzed due to the loss of the sample during extraction at the laboratory.
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The UST cavity groundwater samples were compared to VAP Generic Unrestricted Potable Use
Standards (UPUS) and/or BUSTR Site Check Action Levels. The groundwater sample results
were below applicable regulatory standards.

Terracon concluded that RECs 1 (former USTs), 2 (hydraulic lifts), and 4 (former adjoining
Sunoco) are no longer considered RECs due to the results of the 2015 Phase Il ESA. Due to the
accessibility issues which restricted the advancement of a soil boring at the OWS, REC 3 is still
considered a REC.

Hydraulic Lift Closure Report, Sears Auto Center #6340, 6950 West 130" Street, Middleburg
Heights, Ohio 44130, dated September 22, 2017 (2017 Lift Closure Report) prepared by ATC
Group Services, LLC (ATC).

Excavation and removal of six in-ground hydraulic lift cylinders and concrete flooring in Bays 6,
7, 10, 13, 17, and 20 was completed from August 28 through August 31, 2017, by Advanced
Hydraulic Systems (AHS), contracted by Rotary Lift. The concrete debris was placed into a roll-
off dumpster for disposal and the hydraulic lift systems were removed for recycling. AHS returned
the excavated soil to the excavation, as instructed by Sears Holdings Management Corporation
(SHMC). ATC collected samples of visibly impacted soils to determine if removal and disposal
off-property would be required. Soil analytical results of the COCs (total petroleum hydrocarbons
[TPH] Diesel Range Organics [DRO] and polychlorinated biphenyls [PCBs]) were below VAP
Generic Direct Contact Soil Standards for Commercial/Industrial Uses; however, visual impacts
were noted as well as soft clay and wet sands that do not compact well. Lifts in other bays
remained in-place as decommissioning by Sears was still in-progress.

Hydraulic Lift Restoration Summary, Sears Auto Center #6340, 6950 West 130" Street,
Middleburg Heights, Ohio 44130, dated December 13, 2017 (2017 Lift Restoration Report)
prepared by ATC.

Excavation of visually impacted and poorly compactable soils at the locations of the six removed
in-ground lifts was performed from November 13 through November 15, 2017. Approximately
45.4 tons of soil was excavated and transported for off-property disposal. Each excavation was
backfilled with compactable pea gravel and finished to grade with four to six inches of concrete.

Environmental Document Review Letter, Sears Store #1430, 6950 West 130" Street,
Middleburg Heights, Ohio 44130, dated August 4, 2022 (2022 Review Letter) prepared by
EBI Consulting (EBI).

This letter includes summaries of the 2014 Phase | ESA and 2015 Phase Il ESA. EBI concluded
that while the 2015 Phase Il ESA did not identify significant impacts to soil or groundwater related
to the RECs, accessibility issues prohibited the completion of a soil boring at the OWS and at
several hydraulic lifts. EBI states that “It is possible that isolated areas with petroleum impacted
soils may be present beneath the building in areas not investigated; however, based on the lack
of impacts identified to groundwater any such impacts are anticipated to be relatively minor. A
soil management plan should be in place prior to any future redevelopment so that any potential
impacted soils may be managed and disposed of appropriately during site construction activities.”
Potential costs to address environmental issues, as necessary, to support multi-family residential
development were estimated to be $30,000 to $50,000.
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Phase | Environmental Site Assessment, 6950 West 130" Street, Middleburg Heights, Ohio
44130, dated September 6, 2022 (2022 Phase | ESA) prepared by EBI.

No RECs were identified; however, the following HRECs were identified:

1. The Sears Automotive Center facility was identified on the UST database due to the former
operation of one 500-gallon waste oil UST. According to an Underground Storage Tank
Removal and Closure Report prepared by Groundwater Technology, Inc. (GT) and dated
April 1, 1994, it was reported that the UST was installed in 1964 and removed on January 5,
1994, from the south side of the automotive center building. Upon removal, the UST had
some pitting and corrosion, and four pea-sized holes. The vent piping was in good condition.
The remote fill piping was in good condition, with no apparent holes or cracks, and minor
pitting and corrosion near the fittings. Confirmatory soil samples were collected from the UST
basin walls and floor for field screening and laboratory analysis. Groundwater was not
observed in the UST basin during the tank closure activities. Laboratory results from the UST
closure indicated that benzene, toluene, ethylbenzene, and total xylenes (BTEX) and total
petroleum hydrocarbons (TPH) compounds were not detected in the soil samples submitted
for analysis. GT had submitted a state notification form to BUSTR, and Release #18000541
- NOOOO1 was assigned to the tank closure. A No Further Action letter for this release case
was issued by BUSTR on August 23, 2000. Based upon the regulatory closure status, this is
considered an HREC, and no further action is recommended.

2. A second release case was opened under Release #18000541 - NOO0OO2. According to
related case files provided to EBI, five 6,000-gallon gasoline USTs were removed from the
south side of the automotive center building in mid-1980s, prior to promulgation of the initial
Ohio underground storage tank regulations; therefore, no documentation for this removal is
available. Former dispensers were located on the south and west sides of the building. In
May 1998, petroleum hydrocarbon-type odors were detected during subsurface work at the
Sears Retail Store and Auto Center. Subsequent investigations in 1998 resulted in the
removal of piping related to the former gasoline UST system. Petroleum hydrocarbon impacts
were detected in soil and groundwater near the former dispenser piping. Tier 1 investigations
were conducted in 1999 through 2001 to delineate the petroleum impacts in soil and
groundwater. These investigations found that residual petroleum impacts in soil were limited
to depths ranging between the surface and 8 feet below ground surface (bgs) in the area of a
former dispenser island. Concentrations of BTEX and MTBE were not detected above
BUSTR standards in groundwater samples. Groundwater was generally encountered at a
depth of approximately 28 feet bgs. A Remedial Action Plan (RAP) was prepared for the site
in 2004, which proposed soil excavation and off-site disposal as the best method to clean up
the site. In 2006, Sears engaged Terracon to conduct the BUSTR-approved 2004 RAP field
activities. Terracon oversaw the RAP activities in July 2006, including sampling of onsite
monitoring wells prior to their abandonment, oversight of the excavation of impacted soil to
final dimensions of 72' by 42' by 9' deep, and the collection of soil confirmation samples. Sail
and groundwater samples collected during the RAP field activities were reported as either
below the laboratory method detection limit or below the Tier | Action Levels that were
applicable to the site. No further action was requested in 2006; however, due to administrative
delays, a No Further Action letter was not issued by BUSTR until January 25, 2010. Based
upon the regulatory closure status, this is considered an HREC, and no further action is
recommended.
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The 2022 Phase | ESA also restated the 2022 Review Letter's recommendation for a soil
management plan. Additionally, visual surveys for asbestos-containing materials (ACM) and mold
were performed. Friable and non-friable suspect ACM were observed. No sampling of ACM was
performed. Suspected mold growth was observed in 75% to 85% of the basement along with
water damage. Moisture content readings were elevated and conducive to further mold growth
in several basement locations.

Ohio Voluntary Action Program Phase | Property Assessment, Southland Properties, 6950
West 130" Street and Unaddressed Parcel Number 372-31-009 along Smith Road,
Middleburg Heights, Ohio 44130, dated July 7, 2023, prepared by TRC.

The Phase | ESA revealed the Identified Areas (IAs) listed below, which are defined under the
Ohio Voluntary Action Program (VAP) as a location on a Site where a release of hazardous
substances or petroleum products has or may have occurred.

Identified Area 01

IA-01 is the Historic Sears Auto Shop Operations. While subsurface investigations and closure
activities have been performed at the auto shop, specifically regarding the prior underground
storage tanks (USTs) and hydraulic lifts, the oil-water separator (OWS) was unable to be
adequately investigated due to accessibility limitations. Additionally, the prior samples collected
were not analyzed for all potential Chemicals of Concern (COCs). COCs at IA-01 are volatile
organic compounds (VOCs), semi-volatile organic compounds (SVOCs), polychlorinated
biphenyls (PCBs), metals, and total petroleum hydrocarbons (TPH) — Gasoline Range Organics
(GRO), and TPH — Diesel Range Organics (DRO). Potentially affected media are soil,
groundwater, and vapor.

Identified Area 02

IA-02 is the Adjoining Historic and Current Gas Stations across West 130" Street to the east and
across Smith Road to the south. This IA includes areas along the southeast and eastern Property
boundaries. COCs at IA-02 are VOCs, SVOCs, metals, TPH-GRO, and TPH-DRO. Potentially
affected media are soil, groundwater, and vapor.

Identified Area 03

IA-03 is the Adjoining Historic Dry Cleaners that were located at a former north adjoining building.
This 1A includes the area at the northeast corner of the main Sears building. COCs at IA-03 are
VOCs. Potentially affected media are soil, groundwater, and vapor.

Based on the |As identified, the VAP Phase | revealed evidence of potential releases of hazardous
substances and/or petroleum products to soils, vapor, and shallow groundwater beneath the
Property. Consequently, TRC recommended undertaking Phase Il activities to define the need
for and, if necessary, the extent of remediation at the IAs.

Limited Phase Il Environmental Site Investigation, Former Sears Property, 6950 West 130"
Street, Middleburg Heights, Ohio 44130, dated August 25, 2023, prepared by TRC.

The Limited Phase Il ESA was performed to assess potential environmental impacts from former
operations at the Site and to determine if environmental impacts from the adjacent and
surrounding property have affected the environmental condition of the Site. The conclusions were
as follows.
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IA-1: Historic Sears Auto Shop: Based on the soil results from SB-04 through SB-10, several
COCs (Arsenic, Benzene, 1,2-Dichloroethane, Ethylbenzene, Naphthalene, and TPH-GRO
(C6C12) were observed to be above applicable regulatory standards. Arsenic was found to
exceed the residential land use standard while Benzene, 1,2-Dichloroethane, Ethylbenzene, and
Naphthalene were found to exceed the Ohio VAP leach-based standard. The Ohio VAP residual
saturation petroleum concentration standards are assigned based on the geotechnical
classification of the soils in one of three classes: Soil Type I, Soil Type Il and Soil Type Ill. Silty
or silty clay soils, like those present at the Site, are representative of Soil Type Il. Geotechnical
analysis of soils at the site would need to be completed to verify soil type, however, TRC is
comfortable comparing Site results against the Soil Type Il screening values. TPH results
presented here do not exceed Soil Type Il soil screening values. All COCs were found to be
below standards for commercial/industrial land use and construction/excavation activities.
Additionally, several VOC vapor concentrations were detected above applicable regulatory
standards from a soil-gas sample (SG-04: 1,2,4-Trimethylbenzene, Benzene, Ethylbenzene, and
Xylenes (Total)). It is understood that at least six USTs have been removed from the Historic
Sears Auto Shop: one 500-gallon waste oil UST in 1994 (No Further Action (NFA) - 2000) and
five 6,000-gallon gasoline USTs and associated piping/dispensers in the mid1980s. Petroleum
hydrocarbon-type odors were detected in May of 1998, while doing work to the subsurface of the
Sears Department Store and Auto Shop. Investigations in 1998 resulted in the removal of pipes
associated with the former gasoline UST systems. Petroleum hydrocarbon impacts were found
in the soil and groundwater near the former fuel dispensers. Investigations conducted in 1999
and 2000 found residual petroleum impacts in the soil were ranging in depths from the surface to
eight feet below ground surface. A Remedial Action Plan (RAP) was developed in 2004 to clean
up the Site. In 2006, Terracon oversaw the RAP actions and an NFA was granted in 2010.

TRC could not rule out the possibility that petroleum impacted vapors and soils could be
encountered during construction related activities. Should construction related activities take
place in the future, passive ventilation practices or vapor barrier materials may be used to mitigate
impacts to new construction. A soil management plan (SMP) should be prepared to address any
isolated subsurface contamination encountered during construction related activities surrounding
the former Sears Auto Building. The City should be prepared to maintain a cost reserve of
$30,000 to $50,000 to address the removal and disposal of limited contaminated soils, if
encountered in the future.

1A-2: Adjoining Historic and Current Gas Stations: Based on soil results from SB-02, arsenic was
found to exceed the residential land use standard. Historic gas stations operated adjoining the
Site to the east from at least 1973 to at least 1986 and to the south from at least 1971 through
the present. The historic gas station located east of the Site operated prior to the inception of
BUSTR. A Phase Il ESA completed in 2015 concluded that the south adjoining Sunoco was not
a concern based on sampling results.

Based on soil results completed along the east and south boundaries of the Site, the arsenic
exceedance is suspected due to background levels naturally occurring in the environment and
not due to current or historical Site operations. Additionally, TRC cannot rule out the possibility
that petroleum impacted vapors could be encountered during construction related activities.
Should construction related activities take place in the future, passive ventilation practices or
vapor barrier materials may be used to mitigate impacts to new construction.
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IA-3: Adjoining Historic Dry Cleaners: Historic dry cleaners located in the adjoining building north
of the Site operated from at least 1973 to at least 1980 with operation likely to at least 1995 based
on available city directories.

Based on groundwater results, arsenic was detected above UPUS. It is understood that
groundwater is not currently being used at the Site and will not be used into the future. The
observed exceedance of arsenic does not pose a risk to human health or the environment;
therefore, no further investigation is warranted.

Asbestos-Containing Building Material Inspection, Middleburg Heights/Cleveland Sears,
Middleburg Heights, Ohio, Store #1430, dated November 1994, prepared by Environmental
Science & Engineering, Inc. (ESE).

After identifying homogeneous areas of suspect asbestos containing material (ACM), ESE
collected a minimum of three (3) samples from each homogeneous area. A total of
49 homogeneous areas of suspect ACM were observed to be present by ESE personnel. Of
these, 48 areas were sampled for analysis. Those that were not sampled should be assumed to
be ACM until such time that they are sampled. Of the areas sampled, 15 were found to be
asbestos containing. The USEPA National Emission Standards for Hazardous Air Pollutants
(NESHAP) regulations require that those materials which contain less than 1% asbestos must be
verified by point counting or assumed to be ACBM.

The 16 areas of confirmed and assumed ACM include eight (8) areas of pipe fitting insulation,
three (3) areas of mastic under floor tile, three (3) areas of floor tile and mastic, one (1) area of
floor tile, and one (1) area consisting of vibration dampers on air handling equipment.

In addition to the above-noted materials, materials were identified in the course of this survey
which were suspect for asbestos content but were not sampled due to the destructive nature of
the sample collection technique involved. These materials have been assumed to be ACM and
include fire doors, built-up roofing, flashing, and, if present, cooling tower panels and slats.

Updated Asbestos Inspection Survey, Sears Unit #1430 and Auto Center Unit #6340, 6950
West 130" Street, Middleburg Heights, Ohio, dated March 19, 2008, prepared by Watterson
Environmental Group, LLC.

An Updated Asbestos Inspection Survey was performed at Sears Unit #1430 and Sears Auto
Center Unit 6340 located at 6950 West 130" Street in Middleburg Heights, Ohio, at the request
of Sears Holdings Management Corporation (Sears). A flooring survey was conducted on
February 13, 2007. Watterson incorporated the results from the Environmental Science &
Engineering, Inc. (ESE) November 1994 Asbestos-Containing Building Material Inspection report.

The facility is a two-level building. Based upon information provided to Watterson, the Site
building is approximately 296,092 square feet in size. The facility open date is 1964. Sears Auto
Center #6340 is a single store building of approximately 5,500 square feet in size. The facility
open date is unknown.

Sears Unit #1430 is block construction on a concrete slab, corrugated metal decking with steel
beams and columns. The interior consists of stud walls with drywall and plywood covering
throughout. Floor coverings consist of floor tile, carpet, ceramic, and concrete. Ceilings are
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suspended with grid and lay-in ceiling panels throughout the retail areas. The piping systems are
covered with paper wrap and mudded fittings.

Auto Center Unit #6340 is concrete block construction on a concrete slab, corrugated metal
decking with steel beams and columns. The interior consists of stud walls with drywall and
plywood covering throughout. Floor coverings consist of floor tile, carpet and concrete. Ceilings
are suspended with grid and lay-in ceiling panels throughout the showroom and office areas.

The updated asbestos survey was performed by identifying suspect flooring ACM in accessible
areas within the facility. The suspect ACM were then grouped into Homogeneous Sampling Areas
(HSAs). An HSA is a material that exhibits similar physical characteristics and that was installed
at the same time as observed by the licensed inspector. The suspect ACM were then quantified
and documented on Watterson’s HSA worksheets. Roofing materials, vibration dampeners,
caulking, glazing, and fire doors were not sampled as part of this project and should be assumed
to be asbestos containing. In addition, ceramic tile was not accessed for surveying or sampling
procedures. If ceramic tile is to be removed, additional testing should be performed.

Results of the survey included identification of ACM in pipe fitting insulation, black/yellow mastic,
vibration dampener (assumed to be ACM), beige carpet glue, beige second layer floor tile, 9-inch
by 9-inch white floor tile with black specks, 9-inch by 9-inch gray floor tile, unknown 2" layer white
floor tile under carpet, and 12-inch by 12-inch tan floor tile with tan streaks.

ACM Confirmation Survey and Hazardous Materials Inventory, 6950 West 130" Street,
Middleburg Heights, Ohio 44130, dated August 2023, prepared by TRC.

TRC conducted a confirmation survey of the former Sears buildings. Results of the survey
included identification of ACM in yellow/black mastic, wall mounted black mastic, beige second
layer floor tile, 9-inch by 9-inch white floor tile with black specks, 9-inch by 9-inch gray floor tile,
unknown 2" layer white floor tile under carpet, pipe fitting insulation, vibration dampener
(assumed to be ACM), beige carpet glue, boiler insulation, plaster ceiling (assumed), condensate
tank insulation, red piping gaskets, and white/gray 9-inch by 9-inch floor tile and mastic.

The following universal wastes were identified within the buildings: fire extinguishers, fluorescent
bulbs, fluorescent light ballasts, emergency light units, emergency exit signs, drinking fountain,
refrigerator, high intensity discharge lights, cardboard bailer, transformers, air conditioning units-
IT room, loading dock HID lights, air compressor, miscellaneous chemicals, electrical control
cabinets, freight elevator equipment/cabinets, equipment fluids, and residual lube/oils.

2.2 Regulatory Compliance History
The Site has the following regulatory compliance history.

Sears, located at 6950 West 130" Street, Middleburg Heights, Ohio 44130, was listed in the
Leaking Underground Storage Tank (LUST), Underground Storage Tank (UST), Facility Index
System (FINDS), Enforcement and Compliance History Online (ECHO), Resource Conservation
and Recovery Act Very Small Generator (RCRA-VSQG), and ARCHIVE UST databases as
summarized below.
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e The UST database listing pertains to a 500-gallon used oil tank installed on January 1, 1964.
The tank was removed on December 21, 1993. No further pertinent information was provided.

e The ARCHIVE UST database listing pertains to expired permits issued on November 13,
1995, and May 27, 1998, for unspecified USTs. The tank status is listed as removed.

e The LUST database listings pertain to a leak identified on January 27, 1994. The leak was
granted an No Further Action (NFA) on August 28, 2000. No further pertinent information was
provided. An additional leak was identified on February 25, 1999. The leak was granted an
NFA on January 25, 2010. No further pertinent information was provided.

e The FINDS and ECHO database listings pertain to general facility compliance and
enforcement information. No further pertinent information was provided.

e The RCRA-VSQG database listings pertain to the facility’s generation and transportation of
hazardous waste identified as ignitable waste, corrosive waste, barium, cadmium, chromium,
lead, silver, dichlorophenoxyacetric acid, methyl ethyl ketone, and tetrachloroethylene with no
violations listed.

2.3 Potential Threats to the Public Health and Environment

The ACM Confirmation Survey and Hazardous Materials Inventory conducted by TRC in 2023
indicated the presence of friable and non-friable ACM within the two Site buildings. Future Site
redevelopment would disturb ACM and other hazardous materials at the Site. Disturbance of
ACM would result in asbestos being made airborne which would result in an increased potential
for human exposure via inhalation to construction workers and nearby public. Environmental
response activities, including the proper abatement and disposal practices of asbestos and other
regulated hazardous materials, are required prior to redevelopment activities, which may include
demolition, that will disturb these materials at the Site.
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3.0 Evaluation of Remediation Alternatives

3.1 Remedial Action Objective and Cleanup Goals

The objective of remediation at the Site is to abate the identified hazardous materials in
preparation for redevelopment, which may include demolition, of the Site.

3.1.1 Applicable Regulations and Cleanup Standards

The City of Middleburg Heights, as the Site owner, will undertake responsibility to remediate ACM
and other regulated hazardous materials at the Site following applicable federal, state, and local
regulation. Applicable regulations and cleanup standards include at a minimum the following:

¢ National Emissions Standards for Hazardous Air Pollutants (NESHAP) 40 Code of Federal
Regulations (CFR) 61;

o EPA Asbestos Hazard Emergency Response Act (AHERA) 40 CFR 763;

¢ Occupational Safety and Health Administration (OSHA) 29 CFR 1910.1101;
OSHA 29 CFR 1926.26 Safety and Health Regulations for Construction, Occupational Health
and Environmental Controls, Lead; and

e Ohio Administrative Code (OAC) 3745-20.

3.2 Identification of Remedial Alternatives

Several potential alternatives were evaluated for addressing the ACM and other hazardous
materials at the Site. TRC identified a limited number of practicable remedial alternatives that
could be implemented at the Site based on available Site data and TRC experience. The “No
Action” alternative was also included as part of the evaluation to establish a basis for conducting
remedial actions at the Site. The remedial alternatives identified for consideration under this
alternatives analysis include:

1. No Action;
2. Abate ACM and removal of hazardous materials.
3. Encapsulate ACM and removal of hazardous materials within the buildings.

3.3  Evaluation and Comparison of Remedial Alternatives

Each remedial alternative identified above was first evaluated to determine whether it could
facilitate the redevelopment of the Site. Those alternatives that were deemed capable of allowing
for redevelopment were further evaluated using the comparative evaluation criteria including:
effectiveness, short- and long-term reliability, difficulty of implementation, cost, resiliency to
climate change, potential risks, and timeliness. The cost estimates presented in this document
are preliminary estimates, based on estimates provided by Precision Environmental Co. that were
prepared solely as preliminary cost estimated in support of the future site redevelopment and are
used herein for the relative comparison of the identified alternatives and should not be used as
final design-level estimates. A description of each alternative and the results of the comparative
analysis are presented in the following subsections.
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Remedial Alternative #1: No Action

A “No Action” alternative indicates that no remedial activities will be conducted at the Site. The
“No Action” alternative does not include activities to mitigate, eliminate or reduce exposure to
contaminated material: therefore, the potential for human exposure through direct contact,
ingestion, and inhalation has not been controlled and continues to exist for potential future Site
visitors, Site workers (construction/utility), and or trespassers.

The “No Action” alternative does not involve any remedial activities; therefore, the “No Action”
response is not protective of human health and the environment and does not meet the threshold
criteria as previously discussed. However, this alternative has been included to demonstrate a
comparison between the alternatives. Also “No Action” does not meet the remedial action
objectives and cleanup goals as the Site plan is redevelopment.

Remedial Alternative #2: Abate the ACM and Removal of Hazardous Materials

This alternative involves abatement of ACM and removal of hazardous materials in order to
reduce exposure risks during future Site redevelopment. An environmental contractor licensed in
Ohio for asbestos and hazardous material removal would be hired to perform the work and would
abate the identified ACM and other hazardous materials in compliance with federal, state, and
local regulations.

Remedial Alternative #3: Encapsulate ACM and Removal of Hazardous Materials in the
Buildings

This alternative involves encapsulation of ACM and removal of other hazardous materials at the
Site following applicable federal, state, and local regulations in order to reduce the risk of exposure
for future site users.

Under this alternative, however, encapsulation would leave ACM in place. Abatement of ACM
will be required prior to any future demolition in support of Site redevelopment. Because
demolition is likely required to support redevelopment, this option incurs greater future expense
and additional treatment/handling of the materials.

3.3.1 Effectiveness, Feasibility, and Cost of Alternatives

The effectiveness, feasibility, and cost of each alternative were considered prior to selecting a
recommended cleanup alternative, in accordance with the U.S. EPA requirements.

3.3.2 Effectiveness
o Remedial Alternative 1 (No Action): This alternative is not effective in controlling or preventing

the exposure of receptors to contamination at the Site, or in the elimination of a potential
continuing contaminant source at the Site.

¢ Remedial Alternative 2 (Abate): This alternative, which includes abatement of ACM and
removal of hazardous materials, is an effective alternative for eliminating the direct contact
exposure pathway. The alternative will be effective at removing the source of contamination
and minimizing potential exposure while protecting the nearby environmental receptors.
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o Remedial Alternative 3 (Encapsulate): This alternative, which includes encapsulation of ACM
and removal of hazardous materials is an effective alternative for eliminating the direct contact
exposure pathway if the ACM were to stay in place. The alternative will be effective at
minimizing potential exposure while protecting the nearby environmental receptors. However,
upon demolition or renovation required to support redevelopment, this alternative would no
longer be protective to environmental receptors.

3.3.3 Feasibility and Ease of Implementation

e Remedial Alternative 1 (No Action): Easy to implement as no remedial actions will be
conducted at the Site.

¢ Remedial Alternative 2 (Abate): This remedial alternative would utilize readily available
standard construction techniques for ACM abatement and removal of hazardous materials.
This alternative is technically practical and easily implementable at the Site.

¢ Remedial Alternative 3 (Encapsulate): This remedial alternative would utilize readily available
standard construction techniques for removal of hazardous material and ACM encapsulation.
This alternative is technically practical and easily implementable at the Site.

3.34 Cost

¢ Remedial Alternative 1 (No Action): No cost as no remedial activities will be implemented.

o Remedial Alternative 2 (Abate): Cost of Alternative 2 is estimated to be approximately
$1,100,000. Assumptions for preliminary costing purposes include:

Abatement of interior ACM and hazardous materials

Abatement of exterior ACM and hazardous materials

Removal of Hazardous materials

Consultant and oversight costs

Temporary structures and closure measures

Mobilization

Project design, bidding, and procurement time and cost related to the abatement

project

o Potential for additional waste disposal and transportation cost

O O O O O O O

¢ Remedial Alternative 3 (Encapsulate): Cost of Alternative 3 is estimated to be approximately
$920,000. Assumptions for preliminary costing purposes include:
o Encapsulation of interior ACM
Encapsulation of exterior ACM
Removal of Hazardous materials
Consultant and oversight costs
Temporary structures and closure measures
Mobilization
Project design, bidding, and procurement time and cost related to the encapsulation
project

O O O O O O
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3.3.5 Resiliency to Climate Change

o Remedial Alternative 1 (No Action): This alternative impedes plans to redevelop the Site,
subsequently prohibiting efforts to save and rebuild the Site in a way that is resilient to the
changing climate. In the case of flooding related to climate change impacting the Site
buildings, ACM abatement may be necessary in the recovery effort regardless. This
alternative is not effective in controlling or preventing the exposure of receptors to
contamination at the Site, or in the elimination of a potential continuing contaminant source at
the Site. This alternative does not provide a reduction in risk.

o Remedial Alternative 2 (Abate): This alternative, which includes abatement of ACM and
removal of hazardous materials, supports and facilitates plans to redevelop the Site,
effectively re-using or rebuilding a structure that is resilient to the changing climate.

o Remedial Alternative 3 (Encapsulate): This alternative, which includes encapsulation of ACM
and removal of hazardous materials, limits plans to redevelop the Site due to the need to
address ACM and other hazardous materials in the future prior to redevelopment. This does
not support a structure that is resilient to the changing climate in the short term.

3.3.6  Overall Comparison to Comparative Evaluation Criteria

This section presents a relative comparison of the selected remedial alternatives. See Table 2
for the remedial alternatives evaluation matrix.

Effectiveness — Remedial Alternative #2 is the most effective means to mitigate potential issues
with the structure as it permanently removes ACM and other hazardous materials from the Site.
Remedial Alternative #3 will require abatement in the future prior to initiating Site redevelopment
plans, which likely include demolition. Remedial Alternative #1 is considered the least effective
as exposure is not mitigated.

Reliability — Remedial Alternatives #2 and #3 are more reliable than Remedial Alternative #1 in
preventing exposure to future users of the Site because the direct contact exposure pathway to
ACM and other hazardous materials is removed. Remedial Alternative #1 is not reliable as no
remedial action is implemented.

Difficulty of Implementation — There is no difficulty associated with Remedial Alternative #1, as no
actions are taken. There is more difficulty associated with Remedial Alternative #3 than Remedial
Alternative #2, as additional measures will be required prior to redevelopment in the future.
Remedial Alternative #2 is relatively easy to implement as ACM and hazardous materials are
permanently removed and no future Site redevelopment would be impeded by remaining ACM
and hazardous materials.

Cost— The cost to implement Remedial Alternative #3 is less than Remedial Alternative #2;
however, future significant costs would be incurred during redevelopment of the Site under
Remedial Alternative #3. There is no cost associated with Remedial Alternative #1 as no remedial
activities would occur.
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Potential Risks — The potential short-term and long-term risks associated with each alternative
are considered low to moderate with the exception of Remedial Alternative #1, which is a No
Action Alternative, and therefore no remedial activities are conducted. Potential long-term risks
associated with Remedial Alternative #3 include risk of exposure to future construction workers
associated with Site redevelopment, which may include demolition.

Timeliness — The following estimated time frames are associated with implementation of each
alternative:

¢ Remedial Alternative #1: No associated timeframe.
Remedial Alternative #2: The associated timeline is comparable to Remedial Alternative #3,
which would be 30 to 35 working days for abatement and 20 to 25 days for removal of
universal and hazardous waste.

¢ Remedial Alternative #3: The associated timeline is comparable to Remedial Alternative #2
which would be 30 to 35 working days for encapsulation and 20 to 25 days for removal of
universal and hazardous waste.

Based on the above, Remedial Alternative #1 is the timeliest of the alternatives. However, the
additional time required for Remedial Alternatives #2 and #3 are associated with greater
protection of future Site use and protection of Site construction workers.

Resiliency to Climate Change — Remedial Alternative #2 supports and facilitates future plans to
redevelop the Site. Remedial Alternative #3 would require an additional abatement activity prior
to redevelopment. Remedial Alternative #1 prohibits redevelopment of the Site, leaving it
vulnerable and at-risk to the changing climate.

Conclusion — Remedial Alternative #2 is the best selection as it is the most effective and reliable
alternative while also the least difficult to implement and having the least potential risks, compared
to Remedial Alternative #3. Remedial Alternative #1 is not recommended because it does not
address the risks posed by ACM and other hazardous materials. Remedial Alternative #3 would
leave ACM in place in would require abatement in the future should the buildings undergo
renovation or demolition.

Green and Sustainable Remediation — The following measures will be implemented where
applicable, beneficial, or feasible to improve the overall sustainability of the proposed remedial
alternative as recommended by the U.S. EPA Region 1 Green and Sustainable Remediation
Guidance.

Administrative

o Green remediation principles will be incorporated into the contracting process, as possible.

¢ Interim and final documents will be submitted in digital rather than hardcopy format, unless
otherwise requested by EPA or required by law, in an effort to save paper. This is especially
applicable to voluminous data reports.

e OQutreach to the local community will utilize electronic and centralized communication.
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General Site Operations

Use energy efficient equipment.

Reuse or recycle waste in the visual and access control berms.

Protect and conserve water.

Use alternative fuel vehicles (hybrid-electric, biodiesel, ultra-low sulfur diesel).
Carpool for Site visits and project meetings and/or use public transportation.
Schedule activities efficiently so as to minimize travel to and from the Site.

Remediation Operations

Encourage use of fuel-efficient / alternative fuel vehicles and equipment.

Minimize mobilizations.

Provide for erosion control to minimize runoff into environmentally sensitive areas.
Encourage use of diesel engines that meet the most stringent EPA on-road emissions
standards available upon time of project’s implementation.

Have idle reduction policy and idle reduction devices installed on machinery.

Use ultra-low sulfur diesel and/or fuel-grade biodiesel as fuel on machinery.

Maximize use of machinery equipped with advanced emission controls.

Maximize efficiency in transport/disposal of soils and backfill, utilizing practices such as
backloading.

3.4 Recommended Cleanup Alternative

Remedial Alternative #2 is the recommended cleanup alternative for the abatement of ACM
and hazardous materials at the Site. It is considered to be the most practical alternative to
mitigate the risk posed by the contamination considering the proposed Site redevelopment
scenario, reliability, effectiveness, ease of implementation, and overall cost.

Remedial Alternative #1 is not recommended because it does not allow for the abatement and
future development of the Site buildings.

Remedial Alternative #3 is not recommended because it would require future abatement prior to
redevelopment. Redevelopment likely includes demolition, so implementation of this alternative
would ultimately require future abatement of ACM..
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4.0 PROJECT LOGISTICS

Remedial activities subject to this ABCA will comply with federal, state, and local regulations
including construction noise ordinances and approved truck routes. The contractor will put
together a Health and Safety Plan (HASP), project transportation plan, environmental monitoring
and dust mitigation plan, and host a pre-construction meeting with subcontractors to ensure that
construction occurs per regulation and work plans. These plans will be provided to the City of
Middleburg Heights and will be available to the public at the following city website:
https://middleburgheights.com/. Residents can review project news, updates and information
regarding the project logistics at the link above or by contacting the project spokesperson as listed
below.

The project logistics are listed as follows:

¢ Noise — Work will abide by local noise ordinances and noise prior to 7AM will be limited.

o Hours of Onsite Work — Work hours will be Monday-Saturday between the hours of 7AM and
5PM.

e Site Security — The Site will be secured by chain link construction fencing with “scrim” or
privacy screening. Access to the Site will be through a gate which will be closed and locked
at the end of each workday and over weekends.

e Air Quality — The abatement work will occur in hegative air containments and exhaust air will
be run through high efficiency particulate filters (HEPA) units. A third-party Ohio licensed
asbestos project monitor will be onsite collecting perimeter area asbestos in air samples for
Phase Contrast Microscopy (PCM) analysis. The samples will be collected over 4-hour
periods and will be analyzed on site following sample collection. If PCM fiber exceedances
are noted, the contractor will stop work until corrective actions, such as repairing breaches in
containment etc., are taken. In the event a breach in containment occurs, reportable
conditions must be reported to Ohio EPA and the City.

¢ General Site Housekeeping — Maintaining good housekeeping on and around the Site is an
obligation. Housekeeping is the responsibility of all subcontractors and personnel and will be
done daily and will be discussed during daily tailgate meetings.

e Communication — During the abatement period, the City will update the online information
repository listed above with project information, as appropriate. As stated in the Brownfields
Cleanup Community Involvement Relations Plan prepared by TRC, Charles Bichara, Director
of Economic Development with the City, will be the spokesperson for the project and can be
contacted at the following address and phone number:

Charles Bichara, Director of Economic Development

City of Middleburg Heights Department of Economic Development
15700 Bagley Road

Middleburg Heights, Ohio 44130

(440) 234-8811

cbichara@middleburgheights.com

o Community members interested in receiving periodic project email updates may contact the
spokesperson to be added to an email distribution list, if requested.
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5.0 DOCUMENTATION AND REPORTING

Hazardous materials abatement activities will be performed in accordance with a set of technical
specifications to be developed. Following abatement activities, hazardous material abatement
closure reports will be provided to the City of Middleburg Heights, Ohio.
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6.0 LIMITATIONS

TRC's study was performed in accordance with generally accepted practices of other consultants
undertaking similar studies at the same time and in the same geographical area, and TRC
observed that degree of care and skill generally exercised by other consultants under similar
circumstances and conditions. TRC's findings and conclusions must be considered not as
scientific certainties, but rather as our professional opinion concerning the significance of the
limited data gathered during the course of the study. No other warranty, express or implied is
made. Specifically, TRC does not and cannot represent that the Site contains no hazardous
material, oil, or other latent condition beyond that observed by TRC during its study. Additionally,
TRC makes no warranty that any response action or recommended action will achieve all of its
objectives or that the findings of this study will be upheld by an Ohio EPA audit.

The observations described in this report were made under the conditions stated therein. The
conclusions presented in the report were based solely upon the services described therein, and
not on scientific tasks or procedures beyond the scope of described services or the time and
budgetary constraints imposed by Client. The work described in this report was carried out in
accordance with the Terms and Conditions referenced in our contract with the Client.

In preparing this report, TRC has relied on certain information obtained from previous reports,
and on information contained in the files of state and/or local agencies available to TRC at the
time of the study. Although there may have been some degree of overlap in the information
provided by these various sources, TRC did not attempt to independently verify the accuracy or
completeness of all information reviewed or received during the course of this evaluation.

No specific attempt was made to check on the compliance of present or past owners or operators
of the Site with federal, state, or local laws and regulations, environmental or otherwise. The
conclusions and recommendations contained in this report are based in part upon the data
obtained from a limited number of soil samples and groundwater samples obtained from widely
spread subsurface explorations. The nature and extent of variations between these explorations
may not become evident until further exploration. If variations or other latent conditions then
appear evident, it will be necessary to reevaluate the conclusions and recommendations of this
report.

TRC has relied upon the quantitative laboratory analyses data provided by various laboratories
and has not conducted an independent evaluation of the reliability of these data.

The conclusions and recommendations contained in this report are based in part upon various
types of chemical data and are contingent upon their validity. These data have been reviewed
and interpretations made in the report. Moreover, it should be noted that variations in the types
and concentrations of contaminants and variations in their migration pathways may occur due to
seasonal water table fluctuations, past disposal practices, the passage of time, and other factors.
Should additional chemical data become available in the future, these data should be reviewed
by TRC and the conclusions and recommendations presented herein modified accordingly.

Historic chemical analyses have been performed for specific parameters as described in the text.
However, it should be noted that additional chemical constituents not searched for during the
referenced studies might be present at the Site. Nothing herein limits, changes or modifies TRC'’s
contract with the Client.
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7.0 REFERENCES
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Group Services, LLC (ATC).
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Street, Middleburg Heights, Ohio 44130, dated August 25, 2023, prepared by TRC.

Asbestos-Containing Building Material Inspection, Middleburg Heights/Cleveland Sears,
Middleburg Heights, Ohio, Store #1430, dated November 1994, prepared by Environmental
Science & Engineering, Inc. (ESE).

Updated Asbestos Inspection Survey, Sears Unit #1430 and Auto Center Unit #6340, 6950 West
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