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III. EXISTING CONDITIONS

The Wilmington Industrial Park (WIP) is located in the City of Los Angeles, within the
community of Wilmington in the Harbor Cities Area immediately north of the Ports of
Los Angeles and Long Beach. The WIP, historically known as the Wilmington Oil Field,
is 232 acres in size, and has been designated as the third Brownfields Demonstration Site
in the City of Los Angeles.

As shown in Figure 1, the WIP is bounded by Anaheim Street to the north, Alameda
Street to the east, Harry Bridges Boulevard to the south, and Broad Avenue to the west.
Major freeway access to the WIP is from the Harbor Freeway (I-110) approximately one
mile to the west. The Project area is located within one of the most economically
distressed neighborhoods in South Los Angeles.

Bound on its south by the Ports of Los Angeles and Long Beach, the WIP has direct
access to the highest volume of materials and products being imported to and exported
from the West Coast. With the proposed realignment of Harry Bridges Boulevard
providing a legal, direct truck connection to the Harbor Freeway, and the recently
completed Alameda Corridor linking the Port to major inland transportation systems,
the WIP is at the nexus of the local, regional and interstate product distribution network.

To the west of the site, an equally blighted, underutilized land area stretches west to the
Harbor Freeway. To the immediate west and north, the Avalon and Anaheim corridors
provide a valuable commercial core for local residents and businesses. North of the site
is a vital, multi-generational residential community with increasing housing demands.
The east and northeast boundaries of the site suffer from the blight of marginal storage
and salvage yard uses. The Port of Los Angeles has located an auto-shipping terminal to
the Southeast of the site. To the south are major port uses including container terminals,
liquid bulk marine terminals, and the DPW Harbor Power Generating facility.

The site is organized on a block and parcel grid with each block containing
approximately 3.45 acres of land, exclusive of road rights-of-way, but including alley
rights-of-way. Lot sizes range from approximately 6,400 square feet to over five acres.
Over the years, consolidation of lots and development activities have occurred
sporadically resulting in an incongruous mix of large and small land ownership
patterns, lacking the organization and direction of a Specific Plan or master plan to
guide development proposals. Additionally, there has not been a clear, enforceable set
of design and development standards.

Public streetscapes reinforce the urban grid where they exist, however, they are for the
most part poorly maintained. The majority of site infrastructure is contained within
street rights-of-way with the exception of overhead power lines and poles located within
alley rights-of-way. This network of paved streets, paper streets and alleys has long
attracted illegal dumping, illegal business activities, and outright appropriation of
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public right-of-way by adjacent businesses. Previous CRA projects and enforcement
activities have sought to remedy these problems and are ongoing.

Site planning throughout the WIP is equally inconsistent, primarily occurring on a case
by case basis and responding to specific site conditions, operational requirements, and
security concerns. The building stock ranges from high quality industrial facilities to
illegal temporary structures.

HISTORICAL PERSPECTIVE

The WIP contains an incongruent mix of privately owned industrial and some office
structures, scattered residential dwelling units, oil extraction equipment, automobile
salvage yards, and unimproved streets and alleys. Numerous potential code violations
are apparent in the form of scrap metals piled well above the tops of fences and the
occupation of businesses on City rights-of-way. Approximately half of the Wilmington
Industrial Park is underutilized, including automobile and marine salvage yards, oil
extraction sites, and small manufacturing operations located in sheds, tin-sided
buildings, and similar portable structures. In contrast, better-utilized sites within the
WIP include small manufacturing, food processing, warehousing, storage, repair
facilities, metal fabrication, paper products, truck terminals and other transportation-
related service providers.

Efforts to revitalize the area began in 1974 when the Los Angeles City Council voted to
designate the 232-acre WIP as a Redevelopment Area in an effort to generate labor-
intensive industries and reduce blight. At that time, the WIP was in a state of severe
economic decline and physical deterioration. Since then, the Community
Redevelopment Agency (CRA) of Los Angeles has coordinated clean-up and land
assemblage activities that have resulted in 33 new and expanding projects comprising
nearly 700,000 square feet at development, and involving $30 million in private
improvement.
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In addition to major investments on the part of private companies, another $10 million
in public investment has been allocated toward the relocation of underground utility
lines and the improvement of streets, sidewalks, curbs and gutters, storm drains, and
sewers.

Major roadways were also designed and constructed to facilitate truck access, while
other roadways have been narrowed to accommodate rail routes and to allow for
additional new development.

The majority of this investment was made during the 1980s. Private development
activity has slowed considerably since that time until recently. The CRA is currently
expecting a major expansion of American Soccer and the consolidation of State Fish’s
facilities, in addition to the recent expansion of Juanita’s Foods. The latter expansion
required an expenditure of more than $7 million by the CRA, in addition to significant
private investment on the part of Juanita’s Foods (Figure 2).
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LAND USE OVERVIEW

Approximately half of the WIP continues to have underutilized properties including
automobile and marine salvage yards, oil extraction sites, and small manufacturing
operations located in sheds, tin-sided buildings and similar portable structures. Many of
these uses appear to violate design standards, and some illegally occupy City right-of-
way. Few residential uses remain in the area.

COMPOSITION OF IMPROVED PROPERTIES

Among the improved properties are 58 firms occupying a total of 812,000 square feet of
building space. Manufacturing uses account for less than a quarter of these businesses,
but nearly half of all improved building space. Non-manufacturing businesses comprise
an assortment of uses. Table 1 presents a summary of existing uses. Key findings
include:

* Industrial and manufacturing uses include food processing, warehousing,
storage, repair facilities, metal fabrication, paper products, truck terminals and
other truck-related uses.

+ According to the Blight Analysis study3, it is estimated that half of the firms
located in developed areas of the WIP are dependent upon Port activity. These
firms comprise 45 percent of the total building square feet in the WIP, including
four manufacturing businesses and 25 non-manufacturing businesses.

* While several of the businesses that are urelated to Port activity are
manufacturing entities such as American Soccer and Juanita’s Foods, most are
non-manufacturing businesses.  This is indicative of the low-density
transportation and storage uses often associated with the Port.

As a basis for the phasing strategy presented in this report, a systematic approach to
evaluating properties has been implemented. This approach is described in Chapter VI,
Development and Phasing Strategy.

3 Preliminary Draft Economic Blight Analysis, dated February 1, 2002 and prepared by Udewitz Associates &
GRC Redevelopment Consultants, Inc.
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DEVELOPMENT CONSTRAINTS

Many of the blight conditions documented when the redevelopment area was created
continue to exist today, albeit to a less significant degree. The following is a summary of
the constraints that are likely to impact future development at the WIP:

1. Blighted areas create an unwelcome appearance for potential investors.

Lack of enforcement in the area has created areas of the WIP that are dominated by dirt
lots, junkyards, and illegal dumping. Auto/boat salvage and truck repair uses present
the most significant challenges to creating a higher quality appearance. Cars and boats
are stacked well above the allowable limits, and there is a persistent lack of compliance
with regard to fencing. Unlicensed street vending activities, combined with illegal
dumping and other nefarious activities create the perception of an unsafe, deteriorating
neighborhood.

This constraint is particularly complicated by the fact that there is additional blighted
area surrounding the project area to the north and the west. Whereas the boundary of
the WIP redevelopment area is a fixed line, the numerous auto salvage and storage uses
along Anaheim Street directly contribute to the perception of the area. The fact that the
redevelopment area neither extends to the corner of Anaheim Street and Alameda Street,
nor across Anaheim, results in the physical appearance of a prominent site boundary
and entrance that is blighted and not under the regulatory control of the CRA.

In addition, lack of maintenance in public rights-of-way has contributed to the
deterioration of these areas, particularly as it relates to the landscape improvements
along Eubank Avenue and E Street.

Recently, the CRA has implemented a concentrated enforcement effort within the WIP.
This effort must continue at a very high level to sustain development momentum.

2. Zoning incompatibility makes land assembly difficult.

Small parcel sizes, multiple landowners, and poor parcel configuration represent greater
levels of investment required to assemble industrial sites. The project area is zoned for
light industrial uses but originally plotted for residential development with residential
size lots and streets. While a number of streets have been upgraded to industrial
standards, many streets remain at residential standards or are unpaved. Of 676 total
parcels, 313 are considered small and/or oddly shaped. This is an inefficient situation
from the perspective of creating developable property accommodating a diversity of
manufacturing, light industrial, and specialized warehousing facilities.

Assembling two or three acres of land, which is likely the minimum required for a
significant industrial project, would require a highly coordinated purchase effort
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involving as many as ten to twenty different landowners in portions of the WIP. These
ownership patterns introduce a significant amount of risk to potential developers,
implying a continued major role for the Agency in this regard. Figure 2A shows the
major patterns of land ownership that exist at the WIP.

3. Residential scale streets with deficient and unimproved rights-of-way create access
and vacation issues for potential developers.

Street improvements throughout the site are inconsistent. Some streets, including
Eubank Avenue and E Street, have been improved to industrial standards, while the
majority of streets are either of a residential width and construction grade, or
unimproved. Many of these unimproved paper streets have been illegally appropriated
by surrounding landowners or their tenants. Others, which have been improved, are in
various states of disrepair due to neglect and abuse.

Improving paper streets to industrial standards may require the acquisition of
additional right-of-way, a potentially costly and lengthy process. Vacating these paper
streets requires coordination and agreement with all affected property owners.

4. Developers must navigate a lengthy multi-agency entitlement process.

A significant constraint in any development scenario is length of time it takes to process
entitlements and permits for a project. Currently, the process required to gain
entitlements and permits at the WIP includes a lengthy, multi-agency process. Initially,
project applicants must submit projects to the City of Los Angeles. Once a case manager
is assigned, the applicant is let through a process that includes CEQA initial studies with
mitigated negative declarations at a minimum, as well as all of the traditional City
departments, design review, and review by the CRA and it's community organizations.
This process is compounded by the necessity of navigating the various agencies
associated with remediation requirements. The result is a process that inhibits
development at all levels.

5. Prevailing wage and Union requirements could affect the rate of development.

If RDA resources are in use, State law requires prevailing wage in Redevelopment
Agency construction contracts. Receiving Agency assistance does not always alleviate
the situation. Also, the jurisdiction of the International Longshoreman Worker’s Union
(ILWU) may affect certain uses through Union wage-rate pressures.

While these factors could potentially restrict the amount and type of development
interested in locating in the WIP, the dwindling supply of industrial sites in the area is a
far more important factor that could over-ride any prevailing wage and Union effects on
absorption.

6. The area needs improved late night/morning police patrols.
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Historically, there has been spotty coverage during late night and early morning hours,
despite the presence of a substation approximately one mile to the northwest of the WIP.
Recent efforts to improve coverage must be sustained and expanded. Approximately
half the business owners and tenants interviewed for the Economic Blight Analysis
responded that they were experiencing problems with crime. The most frequently
reported problems were vandalism, graffiti and theft, followed by robberies and
burglaries. Regular police patrols are imperative if significant investment is to be
attracted to the area.

7. The area needs more amenities.

The area needs consistent landscaping and fencing, and possibly the introduction of
public space in key areas. Eubank Avenue and E Street have improvements within the
public right of way. However, the impact of these improvements is significantly
diminished as a result of no irrigation, lack of maintenance, and substandard
improvements by many of the property owners. The remaining streets within the site
have little or no improvements degrading the overall appearance and inhibiting
pedestrian activity. Additionally, there are no public spaces of any kind to support an
active urban landscape. Industrial developments, particularly in communities where a
great number of employees walk or take mass transit to work, must incorporate public
space improvements to attract and retain vital, employment intensive development.

8. Many property owners in the Study Area currently have little incentive to invest in
developing “higher and better uses.”

There are various property owners in the Study Area who have not taken advantage of
the market for higher and better industrial uses or the potential profit from renewed
investment in their current properties, as concerns exist regarding the additional costs of
upgrading buildings to satisfy current building codes. Property owners, by maintaining
the status quo, are making profits without having to invest large sums of money into
more risky endeavors. The vacant and underutilized parcel map in Figure 3 identifies
properties operating with marginal uses and low level improvements.

Property owners may be receptive to converting to “higher and better uses” if the CRA,
through this effort, provides information and financial incentives encouraging
redevelopment. Some property owners have expressed a desire to work collaboratively
with the CRA and would consider greater investment in their properties or land use
conversion if steps could be taken to reduce the risks and/or costs associated with
environmental remediation, parking, infrastructure improvement, demolition, and
tenant identification and negotiation.

9. Oil wells and surface rights limit development potential of many properties.

The Economic Blight Analysis indicates that there appears to be little likelihood of a
significant reduction in the amount of land used for oil extraction activity within the
WIP. The former oil operating company, Exxon, made considerable strides toward
consolidating and centralizing their activities in past years. If further consolidation is
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not physically or economically feasible, it could significantly inhibit development
opportunities.

Even more important than existing drilling activities, however, are the extensive surface
rights granted to oil companies in lease agreements made six decades ago. These rights
cover the entire land area of individual parcels, and are considered a significant factor
affecting the opportunity for new building activity.

10. Inadequate subsurface soils and soil contamination increase cost and risk for
potential developers.

The Environmental Impact Report prepared in 1994 identifies an extensive list of
properties that are impacted by subsurface soils that are inadequate to support standard
foundations. Rectifying this situation requires the removal of inadequate soils, and soil
replacement and recompaction. A significant constraint associated with development in
a large portion of the site is the potential for liquefaction. The requirements currently
required in the City of Los Angeles to mitigate this hazard during earthquakes are often
cost prohibitive. Additional problems are associated with soil contamination as a result
of former uses involving toxic chemicals, automobile related oils, chemical spills, and
petroleum products. This issue will be partially addressed by the CRA’s efforts to
document subsurface conditions.

11. There is considerable uncertainty regarding groundwater contamination and
clean-up requirements.

There is a high probability that much of the groundwater below potential development
sites has been contaminated due to oil extraction and other sources of pollution. The
problems associated with cleaning up underground water are compounded due to the
continual movement of water north of the fresh water barrier, and the possibility of off-
site pollutants continuing to migrate onto the site. Of primary concern will be how the
City and the Regional Water Quality Control Board coordinate their clean-up
requirements.

12. Lack of comprehensive regulatory framework inhibits development.

In designing or developing a site or facility, the regulatory processing of entitlements,
site plan approvals, and building permits needs a comprehensive framework to guide
applicants and provide clear criteria for approvals. The instruments that should be
produced to facilitate a consistent level of development should be supplements to the
Redevelopment Plan that describe specific permitted uses, and design standards and
guidelines. Currently within the City of Los Angeles, the General Plan is less restrictive
than the requirements of the CRA’s Implementation Plan, and the goals of the
Neighborhood Plan. The CRA’s Implementation Plan, for example, does not allow auto
salvage uses in the WIP, while these uses are allowed in the zoning ordinance of the
City’s General Plan. Additionally, the CRA’s Implementation Plan has identified a
number of paper streets in the WIP for vacation that are identified as local streets in the
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1999 General Plan. The lack of a comprehensive Design for Development Plan and EIR
creates entitlement uncertainties and hinders development of the site.
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EXISTING INFRASTRUCTURE & RECOMMENDED UPGRADES

The existing underground infrastructure serving the WIP is generally adequate for the
anticipated development densities and types; however, much of it is aging and will
require ongoing maintenance and repair. Above ground electrical service is located
within alley rights-of -way. It is possible that some of these above ground power lines
will be relocated underground as development, particularly on larger assembled parcels,
occurs.

Alameda Street and its parallel rail line define a diagonal southeast boundary of the site
creating numerous triangulated and truncated blocks with irregular shaped parcels, and
compromise north/south and east/west street intersections at this important
transportation corridor. Anaheim Street, to the north, provides multiple entrances to the
site, although truck access is restricted. Broad Avenue, to the west, is a residential-
quality street. Additionally, a rail line runs the length of McFarland Avenue.

The descriptions below identify site infrastructure types, service providers and general
conditions.

REGIONAL TRANSPORTATION INFRASTRUCTURE

The Alameda Corridor, one of the nation’s largest public works projects, significantly
affected the logistics sector in Los Angeles when it opened for use in Spring 2002 (see
Figure 11 of the Market Analysis in Volume II). This 20-mile railway project runs
parallel to Alameda Street from the ports to the downtown rail yards, consolidating 90
miles of rail operations into a single high-capacity route. It has created a faster and more
efficient way to distribute cargo throughout the United States and to move U.S. exports
to overseas markets. This $2.4 billion dollar project relied on funding from a variety of
sources, such as revenue bonds, a federal loan, the ports, the Metropolitan
Transportation Authority, the railroads, and other institutions.

This facility addresses increasing congestion connected to growing freight movement.
As a result, the operational efficiency of the Ports has been enhanced, and more
opportunities for firms providing supplies and equipment to growing logistics
operations in the area will result, potentially benefiting sites like the WIP.

LOCAL CIRCULATION & STREET CATEGORIZATIONS

If the WIP realizes its development potential over the next 10-15 years, there will be a
substantial increase in vehicular circulation throughout the site. The opportunity exists
to create a comprehensive circulation network of primary and secondary routes that
support the WIP’s land use organization and decrease the overall number of street and
alley rights-of-way. The intent is to create safe, efficient movement of goods throughout
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the site, and direct truck traffic away from Anaheim Street and toward the Alameda
Street corridor.

Consolidating the circulation routes in the WIP will require street vacations,
incorporating careful coordination with the land use strategy. Selectively vacating
streets provides the opportunity to consolidate larger parcels of land more consistent
with industrial land use patterns. The plan will need to recognize and support the
limitations of relocating underground infrastructure systems, as well as the ability of the
remaining streets to handle the projected vehicle volume. Traffic modeling will be
necessary to determine the specific engineering requirements for the roads and
intersections.

Most of the street rights-of-ways have some form of infrastructure under them. Because
the intensity of underlying infrastructure varies significantly, street rights-of-way have
been organized into three categories. This categorization has been taken into account in
determining future circulation improvements and street vacation recommendations.

Level one has been assigned to rights-of-way that have major infrastructure
improvements within them. These include:

* Anaheim Street

e G Street

e E Street

e D Street west of McFarland Avenue
e C Street west of Eubank Avenue

* Harry Bridges Boulevard

e Alameda Street

* Sanford Avenue

e Eubank Avenue

e Lecouvreur Avenue from D Street to C Street
* Broad Avenue

Level two corresponds to rights-of-way that have limited infrastructure improvements.
They include:

* F Street

* CStreet from Lecouvreur Avenue to Eubank Avenue

* Lakme Avenue from Anaheim Street to G Street

* Lakme Avenue from D Street to Harry Bridges Boulevard

* Quay Avenue from G Street to Harry Bridges Boulevard

* Banning Avenue from Anaheim Street to G Street

* Banning Avenue from F Street to D Street

* Banning Avenue from C Street to Harry Bridges Boulevard
* Lecouvreur Avenue from Anaheim Street to D Street

* McFarland Avenue
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¢ Flint Avenue
e Pioneer Avenue
*  Watson Avenue

Level three is assigned to rights-of-way that have minor or no infrastructure
improvements. These segments include:

e D Street from McFarland Avenue to Alameda Street
e Lakme Avenue from G Street to D Street

* Banning Avenue from G Street to F Street

* Banning Avenue from D Street to C Street

* Dominguez Avenue

Circulation and Street Vacation Recommendations

The strategy for improving streets to specific standards or abandoning them takes into
account the above infrastructure improvements, the anticipated development
opportunity areas, and capacity for facilitating efficient vehicle movement. The
objective is to discourage truck access and movement along Anaheim Street by limiting
vehicle access into the WIP from Anaheim, and to encourage truck access into the WIP
from Alameda Street and Harry Bridges Boulevard along G Street, E Street, Eubank
Avenue, and Quay Avenue. These four streets will form the backbone circulation to
allow for flexible development patterns as the area is built out over time over time.

The existing and proposed circulation diagrams (Figures 4 and 5) demonstrate how
these backbone streets establish connections to Broad Avenue, Alameda Street, and to a
smaller extent, Anaheim Street, and how they serve to organize the internal vehicular
circulation. Several streets are shown as abandoned, but because of the prohibitive cost
of relocating the infrastructure under them, the rights-of-way should be maintained as
utility easements. Development scenarios should accommodate these easements within
parking areas, truck courts, or landscape and open space areas. In larger land
assemblies, it may be advantageous to relocate infrastructure and abandon the utility
easements to support logical development patterns. Development projects that propose
abandoning these easements should be evaluated with regard to how this requirement
supports the WIP's overall infrastructure functionality and the ultimate cost/benefit
relationship.
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SEWER INFRASTRUCTURE

The City of Los Angeles provides sewerage. Within the WIP, there are two sewerage
drainage areas generally split in the east and west sides of Lakme Avenue. The area east
of Lakme drains to a pump station at the northeast corner of the intersection of Alameda
and McFarland. This pump station is relatively new and has the capacity necessary to
allow for the development levels programmed in this strategy. The area west of Lakme
drains through mains more than 50 years old to a pump station that is also older and at
capacity. Without significant improvements, development in this area will be restricted
to low-impact uses. However, this area represents less than five percent of the WIP’s
developable acreage.

Sanitary sewer mains are located in nearly all streets. The main lines are 8 inches or
larger, and provide the local capacity required for individual site development. In those
streets that do not have sewer mains, connections for future development will need to
travel one block at most. There are currently long range City plans to replace the older
mains within the WIP.

WATER INFRASTRUCTURE

The City of Los Angeles also provides water service. The WIP is relatively flat and
consequently there is little flow rate or pressure difference over the site. Static pressure
is approximately 65-70 psi. Because large main lines for fire and domestic flows
surround and run throughout the site, flow is not considered a constraint to
development. If a particularly high water demand user proposes a development in the
site, a site-specific study will be required. In those streets that do not have water mains,
travel distances for new mains will be at most one block.

STORM DRAINAGE INFRASTRUCTURE

Storm drainage, provided by the City of Los Angeles, is inconsistent. While the site is
relatively flat, surface runoff drains through a circuitous route to the south on the
surface and to the east in the available subsurface drains. None of the site is in the
FEMA 100-year flood zone, however, the areas south of D Street and along Alameda are
in a 500-year flood zone. Because many of the streets are unpaved, there is the potential
for localized flooding, however careful consolidation of the existing street pattern and
comprehensive on-site bio-swale retention and drainage should reduce this potential to
insignificant. While there are many streets without underground storm drains, there
appears to be sufficient storm drainage conveyance for the area to satisfy future WIP
development potential. The City has no plans for the design or installation of additional
storm drains on the site.
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ELECTRICAL AND GAS INFRASTRUCTURE

Electrical service is provided by the City’s Department of Water and Power. While there
is very little subsurface electrical infrastructure (mainly in Anaheim Street and Broad
Avenue), DPW has an extensive overhead electrical service system throughout the site.
A large percentage of these overhead lines are within alley rights-of-way, and must be
taken into consideration during development.

There is a fairly extensive gas main system in the WIP, although its distribution
throughout the site is less than other infrastructure systems. Development potential will
not be inhibited by service limitations; however, specific development may require
service extensions.
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GEOTECHNICAL AND ENVIRONMENTAL CONDITIONS

The site is relatively flat with no significant topographic or geographic features. Trees
are scarce and other vegetation is limited to sparse, poorly maintained streetscape
improvements, as shown by the aerial photograph in Figure 1.

The geologic and human history of the formation and development of the WIP project
site and surrounding area have shaped and defined considerable geotechnical and
environmental considerations affecting development. As noted in the attached
geotechnical report, considerable investigation work has been undertaken, and the data
from that work, along with the natural and man-made history of the site, and the current
state of practice, indicate the following:

HISTORIC GEOLOGICAL FEATURES

The following findings have been made relative to the area’s geologic history:

* Most of the site was an estuary -- part of the delta of the Dominguez Channel
behind the barrier sand spit known as Rattlesnake Island.

* Most of the project area was below sea level with the shoreline cutting across the
northwestern portion of the site.

* The northeast corner of the site had marsh deposits.

* The estuary deposits consisted of soft fine-grained soils (silts and clays) and
sands. These fine-grained soils are weak and compressible.

* The site, like most of southern California, is subject to strong ground shaking
during major earthquakes. The site is not within any fault special studies zones
so the risk of fault rupture is considered low. Loose sands have the potential to
liquefy during strong earthquakes. The westerly and southwesterly portions of
the WIP are mapped as potentially liquefiable on the seismic hazard maps in the
geotechnical report in Volume III of this report. Current building codes require
that liquefaction be addressed and mitigated for new occupied building
construction.

MANMADE ENVIRONMENTAL FEATURES

Initial development on the site consisted of constructing a railroad roughly along the
shore line followed by filling the estuary and marsh using material dredged as part of
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the reclamation of the marsh and channel in support of the Port of Los Angeles’
development needs. In addition, there was some dry land fill used for the rail line. This
eventually resulted in reclaimed land over the project area up to 15 feet above sea level.
The resulting fill depths range from less than five feet near the northwest corner of the
site, to over 15 feet in the southeast portion of the site. With the exception of recently
placed fills for new construction, all of the fill should be assumed to be uncertified and
not acceptable for foundation support under current codes.

The area was a major oil field with approximately 115 oil wells in the project area. As of
May 2002, 19 of the wells were still active. The remaining wells have either been
abandoned, or converted to water injection wells to alleviate subsidence.

Over the years, oil field development has resulted in areal subsidence of as much as 29
feet in the Long Beach Harbor area, with subsidence in the WIP of two to six feet. To
arrest the subsidence, water has been continuously injected into the underlying
formations. Records indicate that three to five of the oil wells in the project area were
converted to injection wells and recent monitoring data from 2000/2001 indicates that
the results of this effort have been successful in stopping the subsidence.

Domestic groundwater pumping from the inland aquifers has resulted in drawing the
aquifers down below sea level, resulting in salt-water intrusion into the aquifers. This
intrusion is being controlled by lines of fresh water injection wells that result in
interconnected fresh water mounds that form a continuous barrier to the salt-water
intrusion. Within the WIP, this fresh water barrier extends across the site. Water
injection along the barrier creates a continuous flow of groundwater from the barrier
alignment towards the North, where the water table declines in elevation. Water table
elevations beneath the WIP range from sea level beneath the Southern half of the project
area to 10 to 12 feet below sea level along the northern margin. The depth to
groundwater beneath the WIP ranges from approximately eight to 20 feet across the site
deepening from south to north. Thus, the groundwater level is near sea level from the
barrier toward the South, and deepens to a maximum of approximately 10 to 20 feet
below the surface to the north within the project site. The groundwater beneath the site
is not used as a potable aquifer. Due to these unique groundwater conditions, remedial
pumping of groundwater in the area would not be practical.

Much of the near surface soils in the project area have been contaminated from the oil
field operations. Other contamination has occurred from land uses such as auto salvage,
vehicle repair, maintenance facilities and manufacturers. In general, soil contamination
is anticipated throughout the site in near surface soils.
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