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1. Executive Summary

Lopers & Associates (Lopers) was retained by 13008916 Canada Inc. (Brigil) to complete a Phase
One Environmental Site Assessment (Phase One ESA) of the commercial property with Civic
address Nos. 1299-1315 Richmond Road, Ottawa, Ontario (“Phase One Property”, “Property” or
"Site").

This Phase One ESA is being completed as part of due diligence requirements associated with
the submission and filing of a record of site condition (RSC) for the Property, required as part of
a change to a more sensitive land use. This Phase One ESA can also be used to support the
submission of a Development Application to the City of Ottawa Municipal Planning Department.

The Phase One Property was undeveloped prior to the early 1960's when the 2-storey office
portion of the present-day Site building was constructed on the east portion of the Property.
The 1-storey plaza portion of the Site building was constructed in the early 1980's.

The office portion of the building is leased to Professionals (Doctors, Dentists, etc.), while the
plaza building is leased to commercial businesses who generally use the units for retail sales.
13008916 Canada Inc. (Brigil) purchased the Phase One Property in 2021, and it is understood
that the intended future use is for residential purposes, with potential for commercial use on the
ground floor and two to three levels of underground parking. The Phase One Property is
immediately surrounded by four municipal Right-of-Ways, then residential properties to the
north, south and east, and commercial properties to the west and southwest.

The PCAs identified at the Phase One Property, which are the only PCAs interpreted to be
contributing to the APECs at the Phase One Property are included in Table 1 below.

Table 1: Potentially Contaminating Activities and Areas of Potential Environmental Concern

PCA Report Potentially Contaminating Activity Location APEC Report
Reference No. Reference No.
PCA #1 Operational Dry Cleaner North-Central portion of | APEC #1

) the Phase One
(O.Reg. 153/04 PCA Item 37: Operation of Property

Dry Cleaning Equipment (where chemicals

are used))
PCA #2 Former service garage with associated North portion of the APEC #2
storage tanks Phase One Property

(O.Reg. 153/04 PCA ltem 55: Transformer
Manufacturing, Processing and Use)

(O.Reg. 153/04 PCA ltem 18: and Electricity
Generation, Transformation and Power
Stations)

LOP23-029A Phase One Environmental Site Assessment — 1299-1315 Richmond Road, Ottawa 1
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PCA Report Potentially Contaminating Activity Location APEC Report

Reference No. Reference No.

PCA #3 Hydraulic elevator, hydraulic oil reservoir, North portion of the APEC #3
storage and sump pit Phase One Property

(O.Reg. 153/04 PCA Item 28: Gasoline and
Associated Products Storage in Fixed Tanks)

The presence of an operational Dry Cleaner at the Phase One Property is interpreted as PCA #1
associated with the O.Reg. 153/04 PCA: Operation of Dry Cleaning Equipment (where chemicals
are used) and represents APEC #1 for the Property. The contaminants of potential concern
associated with dry cleaning chemicals are volatile organic compounds (VOCs).

A pad mounted electrical transformer was observed on the north portion of the of the Phase
One Property. The pad mounted electrical transformer is interpreted as PCA #2 associated with
the O.Reg. 153/04 PCAs: Transformer Manufacturing, Processing and Use and Electricity
Generation, Transformation and Power Stations, which represents APEC #2 for the Property. The
CPCs associated with the electrical transformation equipment are polychlorinated biphenyls
(PCBs), petroleum hydrocarbons (PHCs) and benzene, toluene, ethylbenzene and xylenes
(BTEXS).

The presence of a hydraulic elevator, hydraulic oil reservoir, storage and sump pit (PCA #3) are
associated with the O.Reg. 153/04 PCAs "Gasoline and Associated Products Storage in Fixed
Tanks” and "Storage, Maintenance, Fuelling and Repair of Equipment, Vehicles, and Material
used to Maintain Transportation Systems” and have been interpreted to represent APEC #3 for
the Phase One Property. The CPCs associated with the hydraulic elevator are PHCs, BTEXs, and
polycyclic aromatic hydrocarbons (PAHSs).

Previous environmental reports were provided, which document the presence of contaminant
concentrations that exceed the Site Condition Standards at the Phase One Property; the
contaminants are associated with the aforementioned APEC #1.

Based on the identification of APECs at the Phase One Property, it is recommended that a Phase
Two Environmental Site Assessment be completed to assess the soil and/or groundwater quality
in the vicinity of the APECs.

LOP23-029A Phase One Environmental Site Assessment — 1299-1315 Richmond Road, Ottawa 2
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2. Introduction

Lopers & Associates (Lopers) was retained by 13008916 Canada Inc. (Brigil) to complete a Phase
One Environmental Site Assessment (Phase One ESA) of the commercial property with Civic
address Nos. 1299-1315 Richmond Road, Ottawa, Ontario (“Phase One Property”, “Property” or
"Site").

The Phase One Property is legally described as Part of Lots 1 & 2 on Registered Plan 408456 in
the City of Ottawa and has a property identifier number of 04282-0660, as obtained from a
Topographical Plan of Survey completed by Annis, O'Sullivan, Vollebekk Ltd., on May 30, 2022,
provided by Brigil; a copy of the Survey Plan is presented in Appendix A.

Based on approximate dimensions obtained from the Survey Plan, the Phase One Property has
an approximate area of 4,142 m? (0.41 Hectares). A zoning designation of AM10, which signifies
an Arterial Mainstreet zone, was obtained from the City of Ottawa’s GIS mapping software. The
approximate elevation of the Phase One Property as obtained from the Survey Plan and
confirmed through City of Ottawa mapping and Google Earth is between approximately 69 to 70
m above mean sea level (m AMSL). The approximate centre of the Phase One Property has
Latitude and Longitude coordinates of 45° 22" 05" N and 75° 47' 09" W and Universal Transverse
Mercator (UTM) coordinates of 438468 m E and 5024147 m N.

The Phase One Property is currently owned by 13008916 Canada Inc., a subsidiary company of
Brigil Construction (“Brigil”). It is Lopers’ understanding that Brigil intends to redevelop the
Phase One Property for residential purposes, including the current concept for construction of
one multi-storey building, with multiple levels of subgrade parking, commercial ground floor
and residential units above. A copy of an artist’s rendering of the current Site development
design concept plan, as provided by Brigil, is presented in Appendix B.

This Phase One ESA was commissioned by Mr. Jean-Luc Rivard, Director of Land Development
and Infrastructure for Brigil Construction (Brigil), operating as 13008916 Canada Inc. Brigil has a
business address of 98 Rue Lois, Gatineau, Quebec, J8Y 3R7 and a business telephone number of
819-243-7392.

LOP23-029A Phase One Environmental Site Assessment — 1299-1315 Richmond Road, Ottawa 3
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3.  Scope of Investigation

This Phase One ESA has been completed as per the details of scope presented in Lopers’ Email
entitled "Estimated Scope, Fees & Schedule for a Phase One ESA @ 1299 Richmond Road,
Ottawa”, dated June 8, 2023.

The Phase One ESA has been prepared in accordance with the technical requirements and
formatting guidance as presented by the Ministry of Environment, Conservation and Parks
(MECP) in Ontario Regulation (O.Reg.)153/04, as amended March 19, 2021. This format is based
on the provincial regulation for brownfields redevelopment and has been adopted as a standard
by the City of Ottawa for development applications.

The scope of work for the Phase One ESA involved the following components:

e Historical Research (Review of available historical reports, public environmental databases,
Fire Insurance Plans (FIPs), City Directories, Aerial Photographs, geological mapping and any
other relevant environmental records which were readily accessible at the time of the Phase
One ESA);

e Requests for Information from the MECP Freedom of Information (FOI), Technical Standards
and Safety Authority (TSSA), and City of Ottawa Historical Land Use Inventory (HLUI);

e Review of subcontracted research of environmental databases through Environmental Risk
Information Services (ERIS);

e Property Title Search (provided by Brigil's Lawyer);

e Physical Site inspection;

e Interviews with persons knowledgeable about the Property and past uses;

e Interpretation of findings; and,

e Preparation of a Phase One ESA report.

The specific objectives of the Phase One ESA are to:

e Provide an overview of the Phase One Environmental Site Assessment conducted with
respect to the Phase One Property.
e Provide an environmental record of the Phase One Property, in a manner that can be
assessed, tested and reconstructed, to document and demonstrate:
* How the objectives of the Phase One ESA were achieved and how the requirements for
the objectives were met;
= Whether further investigation is required to submit a Record of Site Condition (RSC) for
filing;
»  Whether there exists an adequate basis for further investigation; and,
= The basis for required certifications.

LOP23-029A Phase One Environmental Site Assessment — 1299-1315 Richmond Road, Ottawa 4
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4. Records Review

a) General
i.  Phase One Study Area

The Phase One Study Area includes the Phase One Property and properties having any
boundaries within 250 m of the Phase One Property limits. Based on a review of the Phase One
Property and properties in the Phase One Study Area, their associated historical and/or current
uses and operations and physical characteristics of the Phase One Study Area, it was determined
that an assessment of properties within 250 m of the Phase One property was sufficient to meet
the objectives of the scope of this investigation for a Phase One ESA.

ii.  First Developed Use Determination

A land title search was completed by Mazerolle & Lemay Law Firm for the Phase One Property.
The title search indicates that the Phase One Property has been owned by corporations since at
least 1960 to present.

The 1956 aerial photograph does not indicate any developed use of the Phase One Property.
Aerial photographs reviewed from 1965 through 2021 show the presence of the current
commercial plaza building on the Phase One Property. A reference from a previous
environmental report indicated that the Site building was constructed in the early 1960'’s.

Based on the information reviewed as part of this Phase One ESA, specifically the reference to
the historical construction date, title search and aerial photographs, the first developed use of
the Phase One Property is considered to be 1960.

iii.  Fire Insurance Plans

Fire insurance plans (FIPs), were reviewed where available, for the City of Ottawa as part of this
Phase One ESA. The FIPs from 1965 were reviewed as part of this Phase One ESA.

In the 1965 FIP, the Phase One Property was shown to be developed with a commercial building
on the east portion of the Property. The use of the building was indicated to be "Offices &
Electronic Repairs”. No PCAs or APECs were identified at the Phase One Property in the review
of available FIPs.

There were 2 PCAs identified at properties in the Phase One Study Area during a review of the
FIPs; these PCAs are presented in Table 2 below.

LOP23-029A Phase One Environmental Site Assessment — 1299-1315 Richmond Road, Ottawa 5
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Table 2: Potentially Contaminating Activities Identified during FIP Review

Plan PCA Address Orientation APEC
Reference (Y/N)
No.
Auto Service and UST 1325 Richmond Road 20 m southwest N
Garage & Repairs 1377 Richmond Road 240 m southwest N

The aforementioned PCAs are identified by their plan reference numbers, which are depicted on
Figure 3: Surrounding Land Use, and are summarized in Table 9, Section 7. (b). These plan
reference numbers are the same as the PCA #'s for these PCAs, subsequently referenced
throughout this Phase One ESA. None of the PCAs at neighbouring properties were interpreted
to represent APECs for the Property, given their orientations and/or distances with respect to the
Property.

iv.  Chain of Title

A chronological chain of title was prepared by Mazerolle & Lemay Law Firm for the Phase One
Property at the time of Brigil's purchase in 2021. The chain of title provides the names of
historical owners, lessees and dates of ownership for the Phase One Property from 1960 through
to June 30, 2021, when the Property had been transferred to present-day ownership. The legal
description as obtained from the Chain of Title was Part of Lots 1 & 2, Registered Plan 408456 in
the City of Ottawa, with property identifier number of 04282-0660.

Based on additional historical research completed as part of this Phase One ESA and a review of
the chain of title, the Phase One Property was undeveloped with no developed use prior to
1956. A chain of title ownership summary was prepared dating back to 1960 and is presented in
Table 3 below. A copy of the Chain of Title for the Phase One Property, as prepared by
Mazerolle & Lemay Law Firm for the Phase One Property is provided in Appendix C.

Table 3: Chain of Title Ownership Summary

Year(s) Phase One Property Ownership

Prior to 1960 Corporation of the City of Ottawa

1960 to 1979 Ashwood Lands Ltd.

1979 to 1996 Bhagwan Gambhir Enterprises In Trust Ltd.
1996 to 2007 3244628 Canada Inc.

2007 to 2021 1230367 Canada Inc.

June 30, 2021 to Present 13008916 Canada Inc.

There were various commercial leases registered at the Phase One Property; one of the lessees is
associated with a PCA:

e NS83896 — April 16, 2980 — Superior Cleaners & Dryers of Ottawa Limited

LOP23-029A Phase One Environmental Site Assessment — 1299-1315 Richmond Road, Ottawa 6
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The Chain of Title, as well as other environmental research, has revealed that the central portion
of the Phase One Property has been occupied by a Dry Cleaner from approximately 1980 to
Present. The presence of an operational Dry Cleaner at the Phase One Property is interpreted as
PCA #1 associated with the O.Reg. 153/04 PCA: Operation of Dry Cleaning Equipment (where
chemicals are used) and represents APEC #1 for the Property.

There were no other PCAs known to be associated with the ownership or leasing of the Phase
One Property based on the chain of title ownership summary.

v.  Environmental Reports
Brigil provided the following three reports for review as part of this Phase One ESA:

1. “Revised - Phase | Environmental Site Assessment, 1299-1315 Richmond Road, Ottawa,
Ontario”, dated January 31, 2017, completed by Pinchin Ltd. for Look Property
Management Inc.

2. "Groundwater Monitoring and Sampling Program, 1299-1315 Richmond Road, Ottawa,
Ontario”, dated March 10, 2017, completed by Pinchin Ltd. for Look Property
Management Inc.

3. "Phase | Environmental Site Assessment, 1299-1315 Richmond Road, Ottawa, Ontario”,
dated December 16, 2022, completed by Pinchin Ltd. for 11034936 Canada Inc.

No reports have been provided to Brigil documenting the 2007 investigations, however, some of
their findings are summarized in 2017 Phase | ESA, 2017 Groundwater Monitoring and Sampling
Program and 2022 Phase | ESA.

2017 Revised - Phase | Environmental Site Assessment by Pinchin (2017 Phase | ESA)

The 2017 Phase | ESA stated that the Phase One Property was originally developed in the early
1960s and was used for commercial purposes since that time until present. The 2017 Phase |
ESA stated that the plaza addition to the Site building was constructed in the late 1960s.

e Lopers notes that the actual date of construction of the building addition was in the early
1980s, as only the original portion of the building was present in the 1976 aerial
photograph.

The 2017 Phase | ESA also states that the Phase One Property was developed with 3 residential
buildings in 1946 and 1958.

e Lopers notes that the Phase One Property was shown to be undeveloped during a review
of the 1958 aerial photograph and no FIPs existed for the Site in 1956. Lopers
interpretation is that the Site was first developed in the 1960's and the reference to the
former residential buildings may be erroneous.

LOP23-029A Phase One Environmental Site Assessment — 1299-1315 Richmond Road, Ottawa 7
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The presence of an operational Dry Cleaner was identified in the central portion of the Site
building since at least 1982. A summary of the on-Site dry cleaner operations, as observed and
reported by Pinchin, were as follows:

“Spic n” Span 2000 operates a dry cleaning business in the central portion of the Site
Building. Clothes dropped off by customers are either dry cleaned or put through a
standard laundering process. The dry cleaning process generally involves spot-treating
heavily stained clothes with perchloroethylene (PCE).

The clothes are then placed in a “fourth generation”, wet-to-dry cleaning plant. The
clothes are washed in one compartment containing PCE, and then manually transferred
to a second compartment where they are dried. The waste PCE is stored in metal drums
and disposed of off-Site on an as-needed basis by Recyclex. Secondary spill containment
was in-place for the metal drums.

During the drying process, air emissions from the dry cleaning plant are vented through
a double-carbon filtering system. The carbon is used to “capture” PCE from the warm air
emitted by the dryer. The adsorbed PCE is recovered by passing low-pressure steam
through the carbon bed. The mixed steam and solvent vapours are then passed through
a water-cooled condenser and collected in a phase separator. The carbon is dried and
reused, and the recovered PCE is returned to the dry cleaning system.

The water generated in the phase separator is discharged into the sanitary sewer system.
Wash water is discharged into the sanitary sewer system.”

Pinchin summarized a 2007 Phase Il ESA (report not available for review as part of this Phase One
ESA) completed at the Site. The summary stated that soil and groundwater samples collected
from 3 boreholes/monitoring wells were in compliance with the MECP Table 3 Standards, "with
the exception of a groundwater sample (MW-2), which reported a concentration of
tetrachloroethylene that exceeded the 2011 Table 3 Standard (2.4 micrograms per litre (ug/L)
versus (vs) the standard of 0.5 ug/L).”

e Lopers interpretation is that the presence of PCE in the groundwater at the Phase One
Property is a result of discharge from the on-Site dry cleaner. As noted above, the
presence of an operational Dry Cleaner at the Phase One Property is interpreted as PCA
#1 associated with the O.Reg. 153/04 PCA: Operation of Dry Cleaning Equipment (where
chemicals are used) and represents APEC #1 for the Property.

e Lopers also notes that very little information regarding the subsurface conditions were
provided as part of the summary of the 2007 Phase Il ESA, including no
borehole/monitoring/geological record, no reference to grain size testing to determine
coarse vs. fine grain soil condition standards (which also applies to groundwater quality).
Pinchin has assumed fine grain size soil standards were appropriate, which are less
stringent than coarse grain soil condition standards.

LOP23-029A Phase One Environmental Site Assessment — 1299-1315 Richmond Road, Ottawa 8
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Pinchin identified the presence of a pad-mounted transformer on the north portion of the Phase
One Property. This was not identified as a PCA by Pinchin.

e Lopers notes that this transformer is interpreted as PCA #2 associated with the O.Reg.
153/04 PCAs: Transformer Manufacturing, Processing and Use and Electricity Generation,
Transformation and Power Stations, which represents APEC #2 for the Property.

Pinchin identified the presence of an “elevator pit” and a steel reservoir that stores hydraulic oil
in the northeast portion of the Site building at Phase One Property. This was not identified as a
PCA by Pinchin.

e Lopers noted the presence of the steel reservoir and elevator pit at the time of the Site
Inspection (detailed further in Section 6). This equipment is interpreted as PCA #3
associated with the O.Reg. 153/04 PCA: Gasoline and Associated Products Storage in
Fixed Tanks and Use represents APEC #3 for the Property.

A historical retail fuel outlet was identified approximately 30 m west of the Phase One Property;
based on the distance of this operation and its hydraulically cross-gradient orientation with
respect to the property, Pinchin did not interpret this operation to result in an APEC at the Phase
One Property. This historic retail fuel outlet and automotive service garage has been interpreted
as PCA #2, associated with the O.Reg. 153/04 PCAs: Gasoline and Associated Products Storage
in Fixed Tanks and Storage, Maintenance, Fuelling and Repair of Equipment, Vehicles, and
Material used to Maintain Transportation Systems.

e Because of its distance and interpreted cross-gradient orientation, this PCA #4 does not
represent an APEC for the Phase One Property.

Pinchin recommended completing a groundwater sampling program of the existing (2007)
groundwater monitoring wells.

2017 Groundwater Monitoring and Sampling Program by Pinchin (2017 GWMSP)

Pinchin redeveloped and re-sampled the monitoring well MW-2 in February 2017. The
analytical results from MW-2 were in compliance with the MECP Table 3 standards for the water
sample collected in 2017, with PCE not detected above the laboratory method detection limit.
Pinchin concluded that: “Based on the findings of this Groundwater Monitoring and Sampling
Program, it is Pinchin’s opinion that no further subsurface investigation is required for the Site in
relation to the findings of the Phase | ESA. However, the Client may wish to undertake additional
groundwater monitoring and sampling in the future to assess whether groundwater conditions at
the Site have changed.”

The following statement was included in the limitations of the 2017 GWMSP report: “The scope
of work completed by Pinchin, as part of this Groundwater Monitoring and Sampling Program, is
not sufficient (in and of itself) to meet the requirements for the submission of a Record of Site
Condition (RSC) in accordance with Ontario Regulation 153/04 (as amended). If an RSC is an
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intended end product of work conducted at the Site, further consultation and/or work will be
required.”

e Lopers’ interpretation is that PCE is present in the subsurface groundwater and possibly
also soil at the Phase One Property. Lopers’ opinion is that inadequate sampling and
delineation was completed as part of the 2017 GWMSP (and 2007 Phase Il ESA) to
conclude that further investigation and assessment of PCE at the Phase One Property
was not required.

2022 Phase | Environmental Site Assessment by Pinchin (2022 Phase | ESA)

The 2022 Phase | ESA was essentially an update of the 2017 Phase | ESA; the majority of the
findings were identical to the report from 2017, including the observations and statements
regarding the operational dry cleaner, PCE use and waste storage at the Phase One Property.
Pinchin completed supplemental groundwater monitoring and sampling of MW-2 in August
2022, which was discussed in the 2022 Phase | ESA; there were no detectable VOC
concentrations in the groundwater sample.

The 2022 Phase | ESA concluded that “Based on the results of the Phase | ESA completed by
Pinchin, nothing was identified that is likely to result in potential subsurface impacts at the Site. As
such, no subsurface investigation work (Phase Il ESA) is recommended at this time.”

b) Environmental Source Information

A review of the readily available environmental source information records was completed as
part of this Phase One ESA.

As part of environmental source information review, a review of a recently completed
Environmental Risk Information Systems (ERIS), who completed a search of their records of
environmental data bases at the Site, was conducted. The pertinent search results to this Phase
One ESA are presented in the following subsections. A copy of the ERIS database search dated
July 25, 2022 is included as Appendix D.

National Pollutant Release Inventory

The National Pollutant Release Inventory (NPRI) is a database maintained by Environment and
Climate Change Canada (ECCC). Reporting of releases of pollutants into the natural
environment are reported annually by corporations and/or their representatives and posted for
public record by ECCC. Presently, data is available and posted for the years 1994 through 2021.
No records were identified within 250 m of the Phase One Property during a review of the
posted NPRI data on the ECCC electronic website on June 10, 2023.

Polychlorinated Biphenyl (PCB) Inventories

The MECP, formerly known as the Ministry of Environment and Energy, published the “Ontario
Inventory of PCB Storage Sites”. The inventory documented the company information, physical
address, number of tonnes of liquid PCBs by region. No records were identified within 250 m of
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the Phase One Property during a review this document and the results were confirmed through
a recently completed ERIS search, dated July 25, 2022.

Environmental Instruments

Environmental Instruments, such as Environmental Compliance Approvals (ECAs), Certificates of
Approval (CAs), Environmental Activity and Sector Registry (EASR), Environmental Registry (EBR),
Permits to Take Water (PTTWs), Risk Management Plans (RMPs), and Certificates of Property Use
(CPUs) are maintained by the MECP on a property specific basis and can generally be obtained
by submitting a Freedom of Information (FOI) request. If records exist, they can generally be
obtained through the MECP through additional communications. The subcontracted ERIS
search can also confirm the filing of any such records associated with properties.

A FOI request was submitted to the MECP for Phase One Property as part of this Phase One ESA.
There were no records of environmental instruments for the Phase One Property in the MECP
FOI response. A copy of the FOI response from July 12, 2023 is included as Appendix E. The
databases reviewed in the subcontracted ERIS search did not include a review of environmental
instruments. There were no records of this nature reported in the 2017 Phase | ESA or 2022
Phase | ESA and it is not expected that any such records exist for the Phase One Property.

Inventory of Coal Gasification Plants

The document “Inventory of Industrial Sites Producing or Using Coal Tar and Related Tars in
Ontario, Volume II", produced by Intera Technologies Ltd. for the Ontario Ministry of the
Environment, dated July 1988 was reviewed as part of this Phase One ESA. No records were
identified within 250 m of the Phase One Property during a review of this document.

Environmental Records of Incidents, Orders, Offences, Spills, Discharges of Contaminants
or Inspections maintained by the Ministry

Environmental records of incidents, orders, offences, spills, discharges of contaminants or
inspections are maintained by the MECP on a property specific basis and can generally be
obtained by submitting a Freedom of Information (FOI) request. If records exist, they can
generally be obtained through the MECP through additional communications. The
subcontracted ERIS search also confirms the filing of such records associated with properties.

A FOI request was submitted to the MECP for Phase One Property as part of this Phase One ESA.
There were no records of environmental spills at the Phase One Property in the MECP FOI
response. A copy of the FOI response from July 12, 2023 is included as Appendix E. The ERIS
search did not identify any records of spills/discharges at the Phase One Property.

There were 5 reported spills identified at properties in the Phase One Study Area at the time of
the July 25, 2022 ERIS search. The spills interpreted to be associated with PCAs included:
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e Three fuel spills at 1325 Richmond Road (Shell Canada Products Ltd.), approximately 20
m west-southwest of the Property — PCA #4 associated with O.Reg. PCA: Gasoline and
Associated Products Storage in Fixed Tanks.

e A hydraulic oil spill at 1320 Richmond Road, approximately 30 m south of the Property —
PCA #6 associated with O.Reg. PCA: Gasoline and Associated Products Storage in Fixed
Tanks.

The PCAs associated with spills identified at properties in the Phase One Study Area are not
considered to represent APECs for the Property based on their distances and/or orientations
with respect to the Phase One Property.

Waste Management Records

Waste management records, including current and historical waste storage locations and waste
generator and waste receiver information maintained pursuant to Regulation 347 of the Revised
Regulations of Ontario, 1990 (General — Waste Management) made under the Act, or its
predecessors are maintained by the MECP on a property specific basis and can generally be
obtained by submitting a Freedom of Information (FOI) request. If records exist, they can
generally be obtained through the MECP through additional communications. The
subcontracted ERIS search also confirms the filing of such records associated with properties.

A FOI request was submitted to the MECP for Phase One Property as part of this Phase One ESA.
There were no records of environmental instruments for the Phase One Property in the MECP
FOI response. A copy of the FOI response from July 12, 2023 is included as Appendix E. The
ERIS search identified 5 records of environmental waste generators at the Phase One Property.

e Spic & Span 2000 Inc./Carling Richmond Cleaners with a property at 1315 Richmond
Road, Unit #9, was listed as a generator of halogenated solvents from 1986 to 2022. This
waste generator registration was associated with the active on-Site dry cleaner and is
related to the O.Reg. 153/04 PCA of “Operation of Dry Cleaning Equipment (where
chemicals are used) and represents APEC #1 for the Property.

e Dymon Capital with a property at 1315 Richmond Road, was listed as a generator of oil
skimmings & lubricants from 2002 to 2004. This waste generator registration was
registered to a corporate office, and is not suspected to be associated with generation of
wastes at the Phase One Property. This registration has not been interpreted as a PCA or
APEC for the Phase One Property.

e Richmond Technical Services with a property at 1303 Richmond Road, was listed as a
generator of photoprocessing wastes from 1994 to 2003. This registration has not been
interpreted as a PCA or APEC for the Phase One Property.

e Lincoln Heights Medical Centre. with a property at 1315 Richmond Road, Suite 201, was
listed as a generator of pharmaceuticals and pathological wastes from 2013 to 2018.

This waste generator registration was associated with doctors’ offices, which has not
been interpreted as a PCA or APEC for the Phase One Property.
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e |CMT/NutriChem Pharmacy Ltd. with a property at 1315 Richmond Road, Suite 205, was
listed as a generator of organic laboratory chemicals, inorganic laboratory chemicals,
aromatic solvents, pharmaceuticals and pathological wastes from 1995 to 2019. This
waste generator registration was associated with a former research laboratory, which has
not been interpreted as a PCA or APEC for the Phase One Property.

Registered Waste Generators at neighbouring properties within the Phase One Study Area are
summarized in Table 4 below.

Table 4: Waste Generators Summary

PCA Address Generator Waste Classes Distance from
Report Site
Reference
No.
PCA #4 1325 Shell Not Specified 20 m southwest
Richmond Canada
Road Products
Ltd.
N/A 1285 Homestead Waste Crankcase Oils & Lubricants, Misc. 35 m northeast
Richmond Land Waste Organic Chemicals, Misc. Wastes
Road Holdings Inorganic Chemicals, Acid solutions
Ltd. containing metals and non-metals, Organic
non-halogenated pesticide and herbicide
wastes, Waste compressed gases including
cylinders, Wastes from the use of pigments,
coatings and paints, Wastes from the use of
pigments, coatings and paints, Organic non-
halogenated pesticide and herbicide wastes
PCA #7 1290 Hydro One Waste oils/sludges (petroleum based), Oil 60 m east
Richmond Networks Skimmings & Sludges
Road Inc.
N/A 1365 Pinecrest- Pharmaceuticals and Pathological wastes 180 m southwest
Richmond Queensway
Road Community
Health Care

None of the aforementioned off-Site waste generator registrations have been interpreted to
represent APECs for the Phase One Property based on their distances/orientations with respect
to the Property and/or nature of the operations at these properties.

The locations of these PCAs are depicted on Figure 3: Surrounding Land Use and are

summarized in Table 9 in Section 7. (b).
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MECP Property Specific Reports

Reports submitted to the Ministry related to environmental conditions are maintained by the
MECP on a property specific basis and can generally be obtained by submitting a Freedom of
Information (FOI) request. If records exist, they can generally be obtained through the MECP
through additional communications. The subcontracted ERIS search also confirms the filing of
such records associated with properties.

A FOI request was submitted to the MECP for Phase One Property as part of this Phase One ESA.
There were no records of property specific reports for the Phase One Property in the MECP FOI
response. A copy of the FOI response from July 12, 2023 is included as Appendix E. The ERIS
search did not identify any records of environmental reports at the Phase One Property.

Technical Standards and Safety Authority

Records of retail fuel storage tanks, retail fuel outlets, spills, releases, and other associated
information is maintained by the Technical Standards and Safety Authority (TSSA). These
records can be obtained through electronic communications with the TSSA. The subcontracted
ERIS search also confirms the filing of such records associated with properties.

The TSSA was contacted by email to complete a search of available records associated with the
current property address and addresses of surrounding properties with historical environmental
listings (based on other historical research). The TSSA response, received on June 12, 2023, did
not identify any records at the Phase One Property. The TSSA response did identify the
presence of 6 abandoned USTs, an abandoned gasoline service station at 1325 Richmond Road,
approximately 20 m west-southwest of the Phase One Property; the TSSA records for this
property are associated with PCA #4. A copy of the TSSA response is included as Appendix F.

The subcontracted ERIS search confirmed the TSSA records of private and retail fuel storage
tanks and/or historic incidents at neighbouring properties in the Phase One Study Area.

e The property at 1325 Richmond Road, approximately 20 m southwest of the Phase One
Property, was identified with historical fuel storage tanks, which were installed starting in
1974 and were decommissioned in 2012. These historical fuel storage tanks were
associated with a historical gasoline service station; these records are associated with
PCA #4.

Registry Filings

Records of notices and instruments, including records of site condition (RSC), which have been
posted in the environmental registry, are maintained by the MECP. These records can be
reviewed electronically on the MECP Environmental Site Registry (ESR) website. The website was
reviewed for RSCs filed at the Phase One Property and in the Phase One Study Area; no RSCs
have been filed for the Phase One Property or at properties in the Phase One Study Area.
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Areas of Natural and Scientific Interest

Records of areas of natural and scientific interest (ANSIs) formerly referred to as areas of natural
significance, are maintained by the Ministry of Natural Resources and Forestry (MNRF), and are
available for review on the Ontario GeoHub website. The website was reviewed on June 11,
2023 for records of ANSIs in the Phase One Study Area. There were no ANSIs identified within
250 m of the Phase One Property. The Britannia Conservation Area was identified approximately
320 m north-northwest of the Phase One Property.

Current and Historical Landfills

Records of historical and operating landfills is maintained by the MECP. The document “Waste
Disposal Site Inventory”, produced by the Ontario Ministry of the Environment, dated June 1991
was reviewed as part of this Phase One ESA. The City of Ottawa contracted Golder Associates
Ltd. to conduct an inventory and assessment of former waste disposal sites in within the City of
Ottawa. The document “Old Landfill Management Strategy, Phase 1 — Identification of Sites, City
of Ottawa, Ontario”, produced by Golder Associates Ltd., finalized October 2004, was reviewed
as part of this Phase One ESA. One closed landfill site was identified in the Phase One Study
Area. The available information for the MECP and City of Ottawa documents for this former
landfill included:

e Parkway & Richmond (McGee Farm), Site ID X1007, approximately 200 m north-
northeast, closed in 1959 and was classified as “A5: Potential Human Impact — Urban
Municipal/Domestic Waste. The presence of this former waste disposal site is associated
with the PCA of “Waste Disposal and Waste Management, including thermal treatment,
landfilling and transfer of waste, other than use of biosoils as soil conditioners” (PCA #8).

This former landfill is located a significant distance and down-gradient with respect to the Phase
One Property and is not considered to constitute an APEC for the Property.

No records of active landfill sites were identified within 250 m of the Phase One Property during
a review of this document.

City of Ottawa Historical Land Use Inventory

The City of Ottawa’s Planning, Infrastructure and Economic Development department was
contacted to complete a search of the Historical Land Use Inventory (HLUI) maintained by the
City. Through the HLUI response, dated July 6, 2023, Lopers interpreted that there were no
activities (of environmental significance) associated with the Phase One Property and there were
three activities at neighbouring properties in the Phase One Study Area, including the following
PCAs in Table 5.
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Table 5: Potentially Contaminating Activities Identified during HLUI Review

PCA PCA Address Orientation APEC
Reference (YIN)
No.
1 Operational Dry Cleaner 1299-1315 Richmond On-Site Y
Road
4 Former retail fuel outlet and 1325 Richmond Road | 20 m west-southwest N
service garage with associated
storage tanks
Auto Service & Repairs 1377 Richmond Road | 30 m south N
Hydro One Transformer Station | 1599 Rjchmond Road | 60 m southwest N
Former Landfill 285 Lincoln Heights 200 m north- N
Road northeast
9 Former Railway Plover Lane ROW, 284 | 140 m north N
& 285 Lincoln Heights
Road
10 Former Auto Service & Repairs | 2525 Carling Avenue 230 m south- N
Former Dry Cleaners southwest

There was a record of a UST at 1085 Grenon Avenue. The UST was a steel 13,620 L UST and was
installed in 1965. This property is adjacent to north of the Phase One Property, but the original

building is located approximately 80 m north of the Property. Due to the significant separation

distance between the historic UST and the Property, this PCA #9 is not interpreted to represent

an APEC for the Phase One Property.

The former landfill and railway are not considered to represent APECs for the Phase One
Property based on their cross- and down-gradient orientations with respect to the Property.

A copy of the HLUI response letter is included as Appendix G.
Mapping and Assessment of Former Industrial Sites

The City of Ottawa contracted Intera Technologies Ltd. to conduct an inventory and assessment
of former industrial sites within the City of Ottawa. The document “Mapping and Assessment of
Former Industrial Sites, City of Ottawa”, produced by Intera Technologies Ltd., finalized July
1988, was reviewed as part of this Phase One ESA. Based on the mapping provided, no former
industrial sites were identified at neighbouring properties within in the Phase One Study Area.
The aforementioned Parkway & Richmond (McGee Farm) landfill (PCA #8) was also identified in
the Intera report.

¢) Physical Setting Sources
i.  Aerial Photographs

Aerial Photographs were reviewed for the Phase One Property and Phase One Study Area from
available sources as part of the historical review. Aerial photographs were reviewed from
historical research previously completed in the Phase One Study Area, Google Earth Aerial
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Imagery and from the City of Ottawa’s geoOttawa GIS tool. Aerial Photographs were reviewed
over the period of 1958 through 2021, which depict development at the Phase One Property. A
summary of the information gleaned from the aerial photographs is provided below. Copies of
the aerial photographs reviewed are provided in Appendix H.

1958 Aerial Photograph

The Phase One Property is undeveloped and does not appear to be used for any purpose other
than an access roadway on the northeast portion of the Property to residential properties under
construction to the north of the Property. There is otherwise no soil disturbance or indications
of historical occupancy of the Phase One Property. Richmond Road has been constructed to the
south of the Phase One Property, while 3 residential properties are present to the northeast of
the Property. Railway lines (PCA #9) were identified approximately 140 m and 300 m north,
respectively, of the Phase One Property. The aforementioned former Parkway & Richmond
(McGee Farm) landfill (PCA #8) was identified approximately 200 m north of the Phase One
Property. The remaining Phase One Study Area is undeveloped and primarily not subject to any
use. There is some agricultural use in the Phase One Study Area, to the south of Richmond
Road, further southwest of the Phase One Property.

1965 Aerial Photograph

The Phase One Property has been developed with the east (2 storey) portion of the existing Site
building. The portion of the Property between the building and Richmond Road appears to be
surfaced with asphalt. No changes have been made to the central and west portions of the
Property. The neighbouring properties to the north and northwest have been developed for
residential purposes. The retail fuel outlet and automotive service garage (PCA #4) to the west
of Assaly, approximately 20 m southwest of the Property is evident. The aforementioned
automotive service garage (PCA #5) approximately 240 m southwest of the Property was
identified. The railway approximately 140 m north of the Property appears to have been
decommissioned.

1976 Aerial Photograph

An area of the Phase One Property to the west of the original building appears to have been
surfaced with asphalt and a pedestrian pathway is present across the west portion of the
Property. Increased residential develop is apparent to the north (single family dwellings) and
northeast (present-day multi-storey residential apartment buildings). A commercial
development is apparent to the south-southwest of the Property. The Sir John A Macdonald
Parkway was constructed approximately 230 m east of the Property.

1991 Aerial Photograph

The single storey plaza addition has been constructed on the central and west portions of the
Phase One Property; areas surrounding the property appear to be surfaced with asphalt. The
properties to the south of Richmond Road have been developed with the present-day
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residential apartment buildings. The hydro one transformer station (PCA #7) is apparent
approximately 60 m east of the Phase One Property. Increased residential development is
apparent to the north and increased commercial development is apparent to the southwest,
along Richmond Road. The present-day Transit-Way has been constructed adjacent to the Sir
John A Macdonald Parkway, further east of the Property.

2002 Aerial Photograph

No significant changes appear to have been made at the Phase One Property or at the
neighbouring properties in the Phase One Study Area.

2011 Aerial Photograph

A commercial building (present-day restaurant) has been constructed approximately 90
southwest of the Property. No other significant changes appear to have been made at the
Phase One Property or at the neighbouring properties in the Phase One Study Area.

2021 Aerial Photograph

No significant changes appear to have been made at the Phase One Property. The former retail
fuel outlet located approximately 20 m southwest of the Phase One Property appears to have
been decommissioned. No other significant changes were apparent at the neighbouring
properties in the Phase One Study Area.

Summary

e A historic railway line was identified approximately 140 m north of the Phase One
Property and represents PCA #9 associated with O.Reg. 153/04 PCA: Rail Yards, Tracks
and Spurs; this PCA is located a significant distance and down-gradient with respect to
the Property and is not interpreted to contribute to an APEC for the Site.

e A retail fuel outlet, approximately 20 m southwest, previously identified, represents PCA
#4.

e Automotive service garage, approximately 240 m southwest, previously identified,
represents PCA #5.

e The hydro one transformer station, previously identified, represents PCA #7.

e A historic landfill, approximately 200 m north-northeast of the Property, previously
identified, represents PCA #8.

The land use associated with these PCAs is evident as early as 1958 as observed through
historical aerial photographs.

i. Topography, Hydrology, Geology

The Ontario Ministry of Natural Resources and Forestry’s (MNRF's) Topographic Map GIS
website was used to produce a topographic map showing the location of the Phase One
Property, nearby water bodies and the regional topography of the Phase One Study Area. A
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copy of the Topographic Map is provided in Appendix I. The regional topography in the Phase
One Study Area generally slopes downward to the north and northwest. The Phase One
Property is generally at grade with the neighbouring properties. The nearest surface water body
identified on the mapping is a tributary to the Ottawa River, located approximately 440 m north
of the Phase One Property. The Ottawa River, flowing east, is located approximately 630 m
north of the Phase One Property.

Information on the regional surficial soil was obtained from the Geological Survey of Canada
map 1425A titled Surficial Materials and Terrain features Ottawa Hull. Based on a review of the
map, the natural soil conditions in the Phase One Study Area consist of "Glacial Deposits of till,
heterogeneous mixture of material ranging from clay to large boulders, generally downwards
into unmodified till; surface generally modified by wave or river action; topography flat to
hummocky”.

Information on the regional bedrock was obtained from the Ontario Geological Survey Map
P2716 titled 'Paleozoic Geology Ottawa Area'. Based on a review of the map, the Phase One
Study Area is underlain by Sandstone, Limestone and Shale bedrock of the Rockcliffe Formation,
described as an "interbedded fine-grained light greenish grey quartz sandstone, shaly limestone,
and shale, locally conglomerate at base, interbeds of calcarenite and silty dolostone in upper
part".

Well records and borehole logs, obtained from the MECP Water Well Records database were
reviewed. Based on these records, the general stratigraphy of the Phase One Property and
Phase One Study Area consists of sand and gravel fill, underlain by silty sand, followed by silty
clay. The overburden soil is underlain by limestone and/or shale bedrock, which was
encountered at approximately 14 m below ground surface.

iii.  Fill Materials

The Phase One Property was observed to generally be at grade with the neighbouring
properties. The Property was developed with the present-day commercial building and paved
asphalt parking areas. Granular base fill material is expected to have been used as part of
construction of the aforementioned features; this fill type is not considered to represent a PCA,
as gravel does not meet the definition of soil. It is not suspected that any poor environmental
quality fill material is present in the existing building footprint.

iv.  Water Bodies and Areas of Natural Significance & Ground Water Information

The nearest surface water body identified on the mapping is a tributary to the Ottawa River,
located approximately 440 m north of the Phase One Property. The Ottawa River, flowing east,
is located approximately 630 m north of the Phase One Property. There were no areas of natural
and scientific interest (ANSIs or areas of natural significance) identified in the Phase One Study
Area.
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The Phase One Property and Study Area are not located in the vicinity of any well-head
protection areas or other designation identified by the City of Ottawa in its official plan for the
protection of ground water. The Phase One Study Area is serviced by municipally treated
drinking water. No private or agricultural water supply wells are located within the Phase One
Study Area.

v.  Well Records

Well records and borehole logs, obtained from the MECP Water Well Records database were
reviewed. There were 2 historic water supply wells identified at the Property or in the Phase One
Study Area. It is noted that these wells were drilled in the 1950s, the Phase One Study Area is
now provided with municipally treated potable water and as such it is not suspected that these
wells remain in use.

Monitoring well clusters were identified at the Site (2007 Phase Il ESA) in the Phase One Study
Area. Based on these records, the general stratigraphy of the Phase One Property and Phase
One Study Area consists of sand and gravel fill, underlain by silty sand, followed by silty clay.
The overburden soil is underlain by limestone and/or shale bedrock, which was encountered at
approximately 14 m below ground surface, with a groundwater table at approximately 3 to 5 m
BGS.

vi.  Site Operating Records

Lopers was not provided any Site Operating Records from historical operations conducted at the
Phase One Property as part of this assessment. The Phase One Property is a commercial plaza,
consisting primarily of retail spaces and offices. Generally, the individual tenants are responsible
for maintaining their own Operating Records, which could include chemical inventory and waste
disposal records. These records that would be most environmentally relevant for the on-Site dry
cleaner.

Since it is known that there was an operational dry cleaner using PCE on the Phase One Property
and this PCA is considered to represent APEC #1, the absence of any such historical records
from the dry cleaner at the Property is not expected to change the findings or the conclusions of
this assessment.
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5. Interviews

Mr. Luis Henry Gonzalez Venegas, Commercial Property Manager for Brigil Construction was
also present during the Site inspection and was interviewed. Mr. Gonzalez has been familiar
with the Phase One Property since at least 2021.

Mr. Gonzalez stated that Brigil had purchased the Property in 2021 with the intent for residential
redevelopment. Mr. Gonzalez stated that Brigil was aware of the operational Dry Cleaner at the
Property but had not been provided any documentation from the vendor’s environmental
consultant, which did not identify any recommendation for further assessment. Mr. Gonzalez
stated that there had been no reported spills or environmental concerns since Brigil's purchase
of the Property.

Pinchin interviewed the historical Site representative in 2017. Details of that interview, as
provided by Pinchin in the 2022 Phase | ESA are as follows:

e The original portion of the Site Building was constructed in approximately the early
1960s;

e An addition was constructed along the southwest elevation of the original portion of the
Site Building in approximately the late 1960s;

e Occupants of the Site Building have always conducted dry cleaning, retail, medical
laboratory, food service and office operations;

e Spic n’ Span 2000, a current on-Site tenant, has operated as a dry cleaner on-Site since
approximately 1982.; and

e No retail fuel outlets (RFOs) have operated at the Site.
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6. Site Reconnaissance

a) General Requirements

The Phase One Site Investigation was completed on June 9, 2023 between the hours of 11:00
AM and 1:30 PM. Weather conditions were cloudy with an ambient air temperature of
approximately 17 degrees Celsius. A follow up Site Investigation was completed on Monday
February 5, 2024. The Phase One Property was occupied by a commercial plaza style building at
the time of the Site Investigation. The Site Investigation was completed by Mr. Luke Lopers, who
is a registered Professional Engineer (Environmental) in the province of Ontario and a Qualified
Person (QP) for Environmental Site Assessments, and has been conducting Phase I/One
Environmental Site Assessments and environmental reconnaissance since 2006. Mr. Lopers was
accompanied by Luis Henry Gonzalez Venegas, Commercial Property Manager for Brigil
Construction.

Photographs were taken of the exterior of the Phase One Property and on the interior of the
building. A copy of the Photographic Log and written descriptions of the photos are provided in
Appendix J.

b) Specific Observations at Phase One Property

The Phase One Property was developed with a multi-unit commercial building at the time of the
Site Investigation. The building was constructed in 2 phases, a 2 storey office building was
constructed in the early 1960's followed by construction of a 1 storey plaza building addition in
the early 1980's.

The full building'’s structure is slab-on-grade building with a flat tar and gravel roof. The exterior
of the office building is finished with concrete stucco, while the exterior of the plaza is finished
with brick. The entire building has steel framed glass doors and windows; steel entry doors are
generally present as backdoors to each unit.

There was a sump pit adjacent to the elevator hydraulic oil reservoir, which was approximately
0.6 m by 0.6 m; the separator was filled with an oily water mixture, so a depth was not
determined, however the pit extended at least 2 m below the concrete floor slab. The exterior
walls of the sump pit were constructed with concrete block. There were several 20 L plastic pails
used to store hydraulic oil and a maintenance log observed in the elevator room. The presence
of a hydraulic elevator, hydraulic oil reservoir, storage and sump pit (PCA #3) are associated with
the O.Reg. 153/04 PCAs “Gasoline and Associated Products Storage in Fixed Tanks” and
“Storage, Maintenance, Fuelling and Repair of Equipment, Vehicles, and Material used to
Maintain Transportation Systems” and have been interpreted to represent APEC #3 for the
Phase One Property.
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The office portion of the building is generally leased to Professionals (Doctors, Dentists, etc.)
while the plaza building is leased to commercial businesses, who generally use the units for
retail sales. The occupants of the building were observed as presented in Table 6 below.

Table 6: Building Occupants

Unit Address Commercial Building Occupants Gross Leasable Area (ft?)
1-1315 Cash Money 2942
4-1315 Modern Painting 933
5-1315 Afro-Diva 1970
7-1315 Hydroculture Emporium 900
8-1315 Anita Vandenbeld 1132
9-1315 Spic & Span 2000 1150
10-1315 Tomaso Grill Pizza 1107
11-1315 Britannia Chiropractic 1875

11A-1315 Isko Safic Mortgage Broker 2618
1299 Ottawa Community Legal Services 1602
1301 The Herbary 2058
1303 Dr. Bosky Dental Clinic 945

203-1305 Jing's New day 800

206-1305 National Capital Freenet 1100

201-1305 Vacant 1298

202-1305 Vacant 954

204-1305 Vacant 1409

205-1305 Vacant 566

It should be noted that Spic & Span 2000 Dry Cleaners (PCA #1) was identified in the central
portion of the plaza portion of the building at the time of the Site investigation. This dry cleaner
operates dry cleaning equipment at the Phase One Property and reportedly uses PCE as a
cleaning solvent. The waste PCE is reportedly taken for disposal by a 3" party contractor and
reported to the MECP; no waste PCE storage was observed at the time of the Site investigation.
As previously noted, the presence of an operational Dry Cleaner at the Phase One Property is
interpreted as PCA #1 associated with the O.Reg. 153/04 PCA: Operation of Dry Cleaning
Equipment (where chemicals are used) and represents APEC #1 for the Property.
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No aboveground storage tanks (ASTs) or visual indications of the presence of underground
storage tanks (USTs), such as vent and fill pipes or access hatches, were observed as part of the
Site Investigation.

No potable water wells were observed at the Phase One Property during the Site Investigation.
The Phase One Property is provided with potable water by the City of Ottawa through an
underground connection from Richmond Road to the south of the building.

Underground utility corridors for sanitary and storm sewers, potable water, private electricity
and natural gas lines lead to the building, generally from Richmond Road to the south or from
Starflower Lane to the north. A pad mounted electrical transformer was observed on the north
portion of the of the Phase One Property. The pad mounted electrical transformer is interpreted
as PCA #2 associated with the O.Reg. 153/04 PCAs: Transformer Manufacturing, Processing and
Use and Electricity Generation, Transformation and Power Stations, which represents APEC #2
for the Property.

The building was heated with natural gas fired furnaces and/or heating, ventilating and air
conditioning units. These units were situated on the roof of the building. There were no details
regarding former heating and cooling systems, including historical fuel sources for historical
buildings at the Phase One Property, however, given the initial date of development of the
Property (early 1960's), it is suspected the Site building has always been heated with natural gas.

No staining was observed on the concrete floors of the building, which were generally exposed
concrete in mechanical spaces.

The building was connected to the City of Ottawa municipal sanitary sewer system. There were
no leaching beds observed at the Phase One Property as part of the Site Investigation.

Approximately 60% of the Phase One Property is developed with the Site building, while the
majority of the remainder of the Property is surfaced with asphalt. Small landscaped areas are
present to the east and south of the building. No stressed vegetation was observed.

There were no current or former railway lines, tracks or spurs identified at the Phase One
Property. A historic rail line was present approximately 140 m north of the Phase One Property.

i.  Enhanced Investigation Property

The Phase One Property was occupied by an operational dry cleaner who has used PCE as a
solvent. The Phase One Property is hence an enhanced investigation property.

The dry cleaner was reported to have started operations at the Phase One Property in 1980 and
continued operating as of the time of the Site Investigation (June, 2023). The dry cleaner was
registered with the MECP as a waste generator of halogenated solvents, which are wastes
generated through use of PCE in the dry cleaning process. Based on information provided by
Pinchin in the 2022 Phase | ESA, 4,228 kg of halogenated solvents were generated at the
Property between 1989 and 2020.
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The dry cleaning equipment appeared to have been used for many years, with some
components suspected to be original. Because of the large size of the equipment, various
materials stored throughout the unit and the limited size of the dry cleaner unit, full
observations of the operations were restricted. The dry cleaning operation was described by
Pinchin in the 2022 Phase | ESA as follows:

“Spic n’ Span 2000 operates a dry cleaning business in the central portion of the Site
Building. Clothes dropped off by customers are either dry cleaned or put through a
standard laundering process. The dry cleaning process generally involves spot-treating
heavily stained clothes with perchloroethylene (PCE).

The clothes are then placed in a “fourth generation”, wet-to-dry cleaning plant. The
clothes are washed in one compartment containing PCE, and then manually transferred
to a second compartment where they are dried. The waste PCE is stored in metal drums
and disposed of off-Site on an as-needed basis by Recyclex. Secondary spill containment
was in-place for the metal drums.

During the drying process, air emissions from the dry cleaning plant are vented through
a double-carbon filtering system. The carbon is used to “capture” PCE from the warm air
emitted by the dryer. The adsorbed PCE is recovered by passing low-pressure steam
through the carbon bed. The mixed steam and solvent vapours are then passed through
a water-cooled condenser and collected in a phase separator. The carbon is dried and
reused, and the recovered PCE is returned to the dry cleaning system.

The water generated in the phase separator is discharged into the sanitary sewer system.
Wash water is discharged into the sanitary sewer system.”

There were no oil/water separators observed in the dry cleaner unit. No floor drains were
observed. A bathroom was present in the northwest portion of the unit. The back door, on the
east side of the west wall, opened outward to the east. A catch basin was observed in the
asphalt laneway approximately 5 m to the west of the back door; the asphalt to the north of the
dry cleaner slopes downward toward the catch basin. A monitoring well (MW-2) historically
installed by others was identified to the east of the back door. An additional historical
monitoring well was observed in the parking area outside the south (front) side of the dry
cleaner unit.

A chemical inventory could not be completed at the time of Lopers’ Site Investigation, as the
general housekeeping procedures of the dry cleaner tenant restricted free observation of the
space. Lopers requested that the dry cleaner representatives provide the documentation
specified Section 13(3)(b) of O.Reg. 153/04 specific to enhanced investigation properties. It
should be noted that Lopers did not observe any metal drums for waste materials storage at the
time of the Site Investigation.
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There were no ASTs or USTs observed at the Phase One Property at the time of the Site
Investigation.

c) Land Use Observations of the Phase One Study Area

Properties in the Phase One Study Area were reviewed from publicly accessible Rights-of-Ways
as part of the Site Investigation on June 9, 2023. Uses of these lands were noted and any
potential presence of PCAs was also assessed. Neighbouring land uses were recorded as
follows:

North: Starflower Lane, followed by residential dwellings.

East: Starflower Lane, followed by an underground parking garage, a residential apartment
building and then the Sir John A MacDonald Parkway.

South: Richmond Road, followed by residential apartment buildings.

West: Assaly Road, followed by commercial properties (automotive sales, 2 commercial plazas,
automotive sales and service).

Neighbouring land uses are shown on Figure 3: Surrounding Land Use. The following PCAs
were observed during the review of land use in the Phase One Study Area:

e An automotive service garage (PCA #5) was observed at 1377 Richmond Road,
approximately 240 m west-southwest of the Phase One Property.

e A hydro one transformer station (PCA #7) was identified approximately 60 m east of the
Phase One Property.

The current uses of the neighbouring properties are not considered to represent any APECs for
the Phase One Property.
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7.

Review and Evaluation of
Information

a) Current and Past Land Use

The current and past land use of the Phase One Property, dating back to the first developed use,

is provided in Table 7 below.

Table 7: Current and Past Land Use

Year Name of Description of Property Other observations from
Owner Property Use Use historical sources
Prior to Corporation of | Interpreted to have been | Agricultural or | 1945 and 1958 Aerial
1960 the City of used for agricultural other use Photographs do not show any
Ottawa purposes and was structures, occupied use or any
undeveloped. other use of the Phase One
Property.
1960 to Ashwood The east portion of the Commercial The 1976 Aerial Photograph
1979 Lands Ltd. Phase One Property is Use shows the 2-storey office portion
developed with the 2- of the building on the east portion
storey (office) portion of of the Property. Title search and
the Site building. City directories indicated that
commercial tenants were
registered at the Property starting
in 1960.
1979 to Bhagwan The central and west Commercial The title search and City
1996 Gambhir portions of the Phase Use directories show commercial
Enterprises In One Property was leases (including a dry cleaner),
Trust Ltd. developed with the 1 registered to new Site addresses,
storey (plaza) portion of starting in 1980. Aerial
1996 to 3244628 the Site building. The photographs from 1991 to 2021
2007 Canada Inc. east (office) portion of the shows full development of the
building remains. Phase One Property.
2007 to 1230367
2021 Canada Inc.
June 30, 13008916 Commercial Site Investigation (June 2023)
2021 to Canada Inc. Use confirmed that the Property
Present remains developed with a

commercial building, with an
operating dry cleaner.

b) Potentially Contaminating Activity

Three Potentially Contaminating Activities were identified at the Phase One Property and are
summarized in Table 8 below.

LOP23-029A
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Table 8: Potentially Contaminating Activities at the Phase One Property

ASSOCIATES

PCA Report | Potentially Contaminating Activity Location
Reference
No.
PCA #1 Operational Dry Cleaner North-Central portion of the Phase
One Property
(O.Reg. 153/04 PCA ltem 37: Operation of Dry Cleaning
Equipment (where chemicals are used))
PCA #2 Pad mounted electrical transformer North portion of the Phase One
Property
(O.Reg. 153/04 PCA Item 55: Transformer
Manufacturing, Processing and Use)
(O.Reg. 153/04 PCA Item 18: and Electricity Generation,
Transformation and Power Stations)
PCA #3 Hydraulic elevator, hydraulic oil reservoir, storage and North portion of the Phase One

sump pit

(O.Reg. 153/04 PCA ltem 28: Gasoline and Associated
Products Storage in Fixed Tanks)

Property

A total of 7 additional properties in the Phase One Study Area were interpreted to be associated
with PCAs; the corresponding PCAs and property locations are summarized in Table 9 below and
presented on Figure 3.

Table 9: Potentially Contaminating Activities in the Phase One Study Area

PCA Potentially Contaminating Activity Location

Report

Reference

No.

PCA #4 Former retail fuel outlet and service garage with associated storage 1325 Richmond Road,
tanks approximately 20 m west-
(O.Reg. 153/04 PCA ltem 52: Storage, Maintenance, Fuelling and southwest
Repair of Equipment, Vehicles, and Material used to Maintain
Transportation Systems)

(O.Reg. 153/04 PCA Item 28: Gasoline and Associated Products
Storage in Fixed Tanks)

PCA #5 Auto Service & Repairs 1377 Richmond Road,
(O.Reg. 153/04 PCA ltem 52: Storage, Maintenance, Fuelling and approximately 30 m south
Repair of Equipment, Vehicles, and Material used to Maintain
Transportation Systems)

PCA #6 Hydraulic Oil Spill 1320 Richmond Road,
(O.Reg. 153/04 PCA Item 8: Chemical Manufacturing, Processing apprrc]mmately 240 m west-
and Bulk Storage) southwest

PCA #7 Hydro One Transformer Station 1290 Richmond Road,

approximately 60 m
(O.Reg. 153/04 PCA Item 55: Transformer Manufacturing, southwest Y
Processing and Use)
(O.Reg. 153/04 PCA ltem 18: and Electricity Generation,
Transformation and Power Stations)
(O.Reg. 153/04 PCA Item 28: Gasoline and Associated Products
Storage in Fixed Tanks)
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PCA Potentially Contaminating Activity Location

Report

Reference

No.

PCA #8 Former Landfill Parkway & Richmond (McGee Farm) 285 Lincoln Heights Road,
(O.Reg. 153/04 PCA Item 58: Waste Disposal and Waste approximately 200 m north-
Management, including thermal treatment, landfilling and transfer of | Northeast
waste, other than use of biosoils as soil conditioners)

PCA #9 Rail line and former associated spur line Plover Lane ROW, 284 &
(O.Reg. 153/04 PCA Item 46: Rail Yards, Tracks and Spurs) 285 Lincoln Heights Road,

approximately 140 m north
PCA #10 Former Auto Service & Repairs and Former Dry Cleaner 2525 Carling Avenue,

(O.Reg. 153/04 PCA ltem 52: Storage, Maintenance, Fuelling and
Repair of Equipment, Vehicles, and Material used to Maintain
Transportation Systems)

(O.Reg. 153/04 PCA ltem 37: Operation of Dry Cleaning Equipment
(where chemicals are used))

approximately 230 m
south-southeast

The above PCAs #4 to #9 noted at neighbouring properties in the Phase One Study Area are
located significant distances and/or at down- or cross-gradient orientations with respect to the
Phase One Property and are not considered to represent APECs for the Phase One Property.

c) Areas of Potential Environmental Concern

Three PCAs identified are considered to represent APECs for the Phase One Property and are
summarized in Table 10 below.

Table 10: Areas of Potential Environmental Concern

APEC Location of PCA Location of Contamin- | Media
Report APEC on PCA (on-site ants of Potentially
Reference | Phase One or off-site) Potential Impacted
No. Property Concern (Groundwater,
soil and/or
Sediment)
APEC #1 North- 0.Reg. 153/04 PCA Item 37: On-site: VOCs Soil
Central Operation of Dry Cleaning associated Groundwater
portion of the | Equipment (where chemicals are Operational Dry
Phase One used) Cleaner
Property
APEC #2 North portion On-site: PCBs, Soil
of the Phase | O.Reg. 153/04 PCA Item 55: associated Pad | PHCs / Groundwater
One Transformer Manufacturing, mounted BTEXs
Property Processing and Use electrical
OReg 153/04 PCA Item 18: and transformer
Electricity Generation,
Transformation and Power
Stations
APEC #3 North portion | O.Reg. 153/04 PCA ltem 28: On-Site: PHCs / Soil
of the Phase | Gasoline and Associated Products | associated with | BTEXSs, Groundwater
One Storage in Fixed Tanks Hydraulic PAHs
Property elevator,
hydraulic oil
reservoir,
storage and
sump pit
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The presence of an operational Dry Cleaner at the Phase One Property is interpreted as PCA #1
associated with the O.Reg. 153/04 PCA: Operation of Dry Cleaning Equipment (where chemicals
are used) and represents APEC #1 for the Property. The contaminants of potential concern
associated with dry cleaning chemicals are volatile organic compounds (VOCs).

A pad mounted electrical transformer was observed on the north portion of the Phase One
Property. The pad mounted electrical transformer is interpreted as PCA #2 associated with the
O.Reg. 153/04 PCAs: Transformer Manufacturing, Processing and Use and Electricity Generation,
Transformation and Power Stations, which represents APEC #2 for the Property. The CPCs
associated with the electrical transformation equipment are polychlorinated biphenyls (PCBs),
petroleum hydrocarbons (PHCs) and benzene, toluene, ethylbenzene and xylenes (BTEXSs).

The presence of a hydraulic elevator, hydraulic oil reservoir, storage and sump pit (PCA #3) are
associated with the O.Reg. 153/04 PCAs “Gasoline and Associated Products Storage in Fixed
Tanks” and “Storage, Maintenance, Fuelling and Repair of Equipment, Vehicles, and Material
used to Maintain Transportation Systems” and have been interpreted to represent APEC #3 for
the Phase One Property. The CPCs associated with the hydraulic elevator are PHCs, BTEXs, and
polycyclic aromatic hydrocarbons (PAHs).

Given that PCAs, interpreted as APECs were identified at the Phase One Property, the uncertainty
or absence of information obtained in each of the components of the Phase One ESA is not
considered to affect the conclusions.

d) Phase One Conceptual Site Model

Three Figures are provided to visually depict the Conceptual Site Model. Figure 1: Key Plan
shows the location of the Phase One Property within the City of Ottawa. Figure 2: Site Plan,
depicts the current configuration of the Phase One Property, the locations of historical
monitoring wells, PCAs and APECs. Figure 3: Surrounding Land Use, which is provided with an
overlay of the 2021 aerial imagery, shows the current uses of properties in the Phase One Study
Area and the location of off-Site PCAs.

The Phase One Property is located at Civic Nos. 1299-1315 Richmond Road, Ottawa, Ontario and
has an approximate area of approximate area of 4,142 m? (0.41 Hectares).

The Phase One Property was undeveloped prior to the early 1960's when the 2-storey office
portion of the present-day Site building was constructed on the east portion of the Property.
The 1-storey plaza portion of the Site building was constructed in the early 1980's.

The office portion of the building is generally leased to Professionals (Doctors, Dentists, etc.)
while the plaza building is leased to commercial businesses, who generally use the units for
retail sales. 13008916 Canada Inc. (Brigil) purchased the Phase One Property in 2021, and it is
understood that the intended future use is for residential purposes, with potential for
commercial use on the ground floor and two to three levels of underground parking. The Phase

LOP23-029A Phase One Environmental Site Assessment — 1299-1315 Richmond Road, Ottawa 30



LOPERS & ASSOCIATES

One Property is immediately surrounded by four municipal Right-of-Ways, then residential
properties to the north, south and east, commercial properties to the west and southwest.

The Phase One Study Area includes the Phase One Property and properties with the boundaries
within 250 m of the Phase One Property limits. Based on a review of the Phase One Property
and properties in the Phase One Study Area, their associated historical and/or current uses and
operations and physical characteristics of the Phase One Study Area, it was determined that an
assessment of properties within 250 m of the Phase One property was sufficient to meet the
objectives of the scope of this investigation for a Phase One ESA.

No areas of natural significance are located at the Phase One Property or in the Phase One
Study Area. No drinking water wells are located at the Phase One Property and the Phase One
Study Area is serviced by municipally treated potable water. There were several existing
groundwater monitoring wells present at the Phase One Property from historical subsurface
investigations; locations of these wells are presented on Figure 2.

The regional topography in the Phase One Study Area generally slopes downward to the north
and northwest. The Phase One Property is generally at grade with the neighbouring properties.
The nearest surface water body identified on the mapping is a tributary to the Ottawa River,
located approximately 440 m north of the Phase One Property. The Ottawa River, flowing east,
is located approximately 630 m north of the Phase One Property.

Based on historical research, the general stratigraphy of the Phase One Property and Phase One
Study Area consists of sand and gravel fill, underlain by silty sand, followed by silty clay. The
overburden soil is underlain by limestone and/or shale bedrock, which was encountered at
approximately 14 m below ground surface, with a groundwater table at approximately 3 to 5 m
BGS. Local shallow groundwater is expected to flow in a predominantly north direction.

The presence of an operational Dry Cleaner at the Phase One Property is interpreted as PCA #1
associated with the O.Reg. 153/04 PCA: Operation of Dry Cleaning Equipment (where chemicals
are used) and represents APEC #1 for the Property. The contaminants of potential concern
associated with dry cleaning chemicals are volatile organic compounds (VOCs).

A pad mounted electrical transformer was observed on the north portion of the of the Phase
One Property. The pad mounted electrical transformer is interpreted as PCA #2 associated with
the O.Reg. 153/04 PCAs: Transformer Manufacturing, Processing and Use and Electricity
Generation, Transformation and Power Stations, which represents APEC #2 for the Property. The
CPCs associated with the electrical transformation equipment are polychlorinated biphenyls
(PCBs), petroleum hydrocarbons (PHCs) and benzene, toluene, ethylbenzene and xylenes
(BTEXS).

The presence of a hydraulic elevator, hydraulic oil reservoir, storage and sump pit (PCA #3) are
associated with the O.Reg. 153/04 PCAs “Gasoline and Associated Products Storage in Fixed
Tanks” and "Storage, Maintenance, Fuelling and Repair of Equipment, Vehicles, and Material
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used to Maintain Transportation Systems” and have been interpreted to represent APEC #3 for
the Phase One Property. The CPCs associated with the hydraulic elevator are PHCs, BTEXs, and
polycyclic aromatic hydrocarbons (PAHs).

Seven additional PCAs were identified at neighbouring properties in the Phase One Study Area;
however, these PCAs are located significant distances and/or at down- or cross-gradient
orientations with respect to the Phase One Property and are not considered to represent APECs
for the Phase One Property.

Previous environmental reports were provided which document the presence of contaminant
concentrations that exceed the Site Condition Standards at the Phase One Property; the
contaminants are associated with the aforementioned APEC #1.

Underground utility corridors for sanitary and storm sewers, potable water, private electricity
and natural gas lines lead to the building, generally from Richmond Road to the south or from
Starflower Lane to the north. The underground utility corridors have the potential to affect
contaminant distribution and transport, as they would create preferential pathways for lateral
migration. APEC #1 includes the underground storm and sanitary sewer corridors.

Given that APECs have been identified from several sources of information for the Phase One
Property, any uncertainty or absence of information obtained in the components of this Phase
One ESA are not expected to affect the validity of the conclusions or conceptual site model.
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8. Conclusions

Whether Phase Two Environmental Site Assessment is Required Before Record of Site
Condition Submitted

The presence of an operational Dry Cleaner at the Phase One Property is interpreted as PCA #1
associated with the O.Reg. 153/04 PCA: Operation of Dry Cleaning Equipment (where chemicals
are used) and represents APEC #1 for the Property. The contaminants of potential concern
associated with dry cleaning chemicals are volatile organic compounds (VOCs).

A pad mounted electrical transformer was observed on the north portion of the of the Phase
One Property. The pad mounted electrical transformer is interpreted as PCA #2 associated with
the O.Reg. 153/04 PCAs: Transformer Manufacturing, Processing and Use and Electricity
Generation, Transformation and Power Stations, which represents APEC #2 for the Property. The
CPCs associated with the electrical transformation equipment are polychlorinated biphenyls
(PCBs), petroleum hydrocarbons (PHCs) and benzene, toluene, ethylbenzene and xylenes
(BTEXs).

The presence of a hydraulic elevator, hydraulic oil reservoir, storage and sump pit (PCA #3) are
associated with the O.Reg. 153/04 PCAs “Gasoline and Associated Products Storage in Fixed
Tanks” and "Storage, Maintenance, Fuelling and Repair of Equipment, Vehicles, and Material
used to Maintain Transportation Systems” and have been interpreted to represent APEC #3 for
the Phase One Property. The CPCs associated with the hydraulic elevator are PHCs, BTEXs, and
polycyclic aromatic hydrocarbons (PAHs).

Previous environmental reports were provided which document the presence of contaminant
concentrations that exceed the Site Condition Standards at the Phase One Property; the
contaminants are associated with the aforementioned APEC #1.

Based on the identification of APECs at the Phase One Property, it is recommended that a Phase
Two Environmental Site Assessment be completed to assess the soil and/or groundwater quality
in the vicinity of the APECs.

ii. Record of Site Condition Based on Phase One Environmental Site Assessment Alone

Given that there were APECs identified at the Phase One Property, a Phase Two Environmental
Site Assessment is required before a record of site condition (RSC) may be submitted with
respect to all or part of the Phase One Property.
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ii.  Signatures

The Qualified Person for this study is Mr. Luke Lopers, P. Eng. Mr. Lopers is a Professional
Engineer registered in Ontario since 2012 and has been working on environmental site
assessments since 2006. Mr. Lopers has been an author, project manager and/or peer reviewer
for hundreds of Phase One ESAs and Phase Two ESAs as well as previously filed RSCs

The reviewer for this study is Mr. Don Plenderleith, P.Eng. Mr. Plenderleith is a Professional
Engineer registered in Ontario since 1994 and has authored and/or reviewed hundreds of Phase
One and Two ESAs in Ontario and the rest of Canada. The qualifications of the
assessor/Qualified Person and reviewer are included in Appendix K.

Sincerely,

=

Luke Lopers, P.Eng., QPesa

iv.  Limitations

The findings and conclusions of this Phase One ESA are based on the information provided
and/or reviewed as part of this study.

This Phase One ESA has been completed with the standard of care generally expected in the
industry for a study of this nature.

This Phase One ESA has been prepared for the sole use of 13008916 Canada Inc. for the
purposes of a due diligence assessment of the potential liabilities which may exist at the Phase
One Property. No other party is permitted to rely on the conclusions or findings of this report
without the written consent of Lopers & Associates and 13008916 Canada Inc.

There were no portions of the Phase One Property which were inaccessible, or components of
this ESA where insufficient information was available to complete the interpretation.

Changes to the physical setting of the Phase One Property, Phase One Study Area and
applicable regulations governing Phase One Environmental Site Assessments have the potential
to influence the validity of the conclusions and opinions presented in this Phase One ESA.
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