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EXECUTIVE SUMMARY

Assessment

Paterson Group was retained by TCU Development Corporation, to carry out a Phase I-
Environmental Site Assessment (ESA) for 1867 Alta Vista Drive, in the City of Ottawa,
Ontario. The purpose of this Phase |I-ESA was to research the past and current use of
the Phase | Property and 250m Phase | Study Area, and to identify any environmental
concerns with the potential to have impacted the Phase | Property.

Based on the available historical information, the Phase | Property was initially developed
with a commercial building in the 1970s, which was used as office space. The building
was demolished in 2016, and the property has since remained vacant, with parking lot
surfaces still present. No environmental concerns were identified in relation to the
historical use of the property.

A previous subsurface investigation conducted by another consultant identified the
presence of fill material on the Phase | Property. The presence of fill material of unknown
quality is considered a Potentially Contaminating Activity (PCA) and results in an Area of
Potential Environmental Concern (APEC) on the Phase | property.

Based on the available historical information, adjacent and surrounding properties within
the Phase | Study Area have been developed primarily for commercial and residential
purposes. The historical PCAs identified in the Phase | Study Area are not considered to
represent APECs on the Phase | Property due to their separation distance and/or the
down/cross-gradient orientation with respect to the Phase | Property.

Following the historical research, a site visit was conducted. The Phase | Property is
currently vacant land featuring two asphaltic concrete parking areas, which are remnants
of a former commercial office building. No environmental concerns were identified in
relation to the current use of the property.

Land use within the Phase | Study consists of properties used commercial (mainly office
space), institutional and residential purposes with some vacant land. No previously
unidentified PCAs were observed during the review of the current use of surrounding
properties.

Recommendations

Based on the findings of the Phase | ESA, it is our opinion that a Phase II-
Environmental Site Assessment is required for the Phase | Property.
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1.0 INTRODUCTION

At the request of Westrich Management Ltd., Paterson Group (Paterson) carried
out a Phase I-Environmental Site Assessment (Phase |-ESA) for 1867 Alta Vista
Drive, in the City of Ottawa, Ontario. The purpose of this Phase I-ESA was to
research the past and current use of the Phase | Property and properties within
the Phase | Study Area to identify any potentially contaminating activities (PCAs)
that would result in areas of potential environmental concern (APECs) on the
subject land.

Paterson was engaged to conduct this Phase I-ESA by Mr. Evan Johnson with
TCU Development Corporation. Mr. Evan Johnson can be reached by mail at
1207-150 Isabella Street, Ottawa, ON, K1S 5H3.

This report has been prepared specifically and solely for the above noted project
which is described herein. It contains all our findings and results of the
environmental conditions at this site.

This Phase I-ESA report has been prepared in general accordance with Ontario
Regulation (O.Reg.) 153/04, as amended, under the Environmental Protection Act,
and CSA Z768-01 (reaffirmed 2022). The conclusions presented herein are based
on information gathered from a limited historical review and field inspection
program. The findings of the Phase |-ESA are based on a review of readily
available geological, historical and regulatory information and a cursory review
made at the time of the field assessment. The historical research relies on
information supplied by others, such as, local, provincial and federal agencies and
was limited within the scope-of-work, time and budget of the project herein.
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Location:

Latitude and Longitude:

Site Description:
Configuration:
Area:

Zoning:
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Services:

Phase | Environmental Site Assessment
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Ottawa, Ontario

2.0 PHASE | PROPERTY INFORMATION

1867 Alta Vista Drive, Ottawa, Ontario.

Part of Lot 15, Concession Junction Gore, As IN
N561626, Ottawa/Gloucester.

04258-0404.

The Phase | Property is located on the east side of Alta
Vista Drive, approximately 65m north of the
intersection of Alta Vista Drive and Smyth Road, in the
City of Ottawa, Ontario. The site boundary excludes
the 30m buffer zone along the unnamed creek located
to the east side of the site, since this will not be subject
to development. Refer to Figure 1 - Key Plan in the
Figures section following the text.

45° 23 60" N, 75° 39' 41" W

Irregular
0.76 ha (approximate)

IP12 F (1.5) & IP12[2424] F (1.2) — Business Park
Industrial Zone

The Phase | Property is currently vacant land featuring
two asphaltic concrete parking areas, which are
remnants of a former commercial office building and
landscaped areas.

The Phase | Property is located in a municipally
serviced area.
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3.0 SCOPE OF INVESTIGATION

The scope of work for this Phase | — Environmental Site Assessment was as
follows:

O Determine the historical activities on the Phase | property and Study Area by
conducting a review of readily available records, reports, photographs, plans,
mapping, databases, and regulatory agencies;

U Investigate the existing conditions present at the Phase | property and Study
Area by conducting site reconnaissance;

U Conduct interviews with persons knowledgeable of current and historic
operations on the subject properties, and if warranted, neighbouring properties;

O Present the results of our findings in a comprehensive report in general
accordance with the requirements of O.Reg. 153/04, as amended, under the
Environmental Protection Act, and CSA Z768-01 (reaffirmed 2022);

U Provide a preliminary environmental site evaluation based on our findings;

O Provide preliminary remediation recommendations and further investigative
work if contamination is suspected or encountered.

Report: PE6971-1 Page 3
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4.0 RECORDS REVIEW

4.1

General

Phase I-ESA Study Area Determination

A radius of approximately 250m was determined to be appropriate as a Phase |
Study Area for this assignment. Properties outside the 250m radius are not
considered to have impacted the subject land, based on their significant distance
from the site.

First Developed Use Determination

Based on a review of available historical information, the Phase | Property was first
developed for commercial use in 1970s.

Fire Insurance Plans (FIPs)

Fire Insurance Plans (FIPs) are not available for the area of the Phase | Property
and surrounding properties.

City of Ottawa Street Directories

City directories for the Phase | Property and neighbouring properties in the Phase
| Study Area were reviewed in approximate ten-year intervals, between 1956 and
2011. The Phase | Property was first listed in the city directories in 1971 as the
Canadian Medical Association and remained under this listing until 1986. Between
1986 and 2011, the property was occupied by various commercial office tenants,
including but not limited to Lancet Insurance Agency Ltd., M D Management Ltd.,
Canadian Journal of Surgery, and the Academy of Medicine, alongside the
Canadian Medical Association. No listings were found for the property prior to
1971. Based on the review of city directories, no environmental concerns were
identified in relation to the historical uses of the Phase | Property.

Surrounding properties in the Phase | Study Area were historically listed for
residential, institutional and commercial uses. Based on the review of city
directories, no environmental concerns were identified in relation to the historical
uses of the surrounding properties in the Phase | Study Area.

Chain of Title

Given the available information, it was determined that the results of a chain of title
search would not contribute to the environmental assessment for the Phase |
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Property. Therefore, a chain of title search was not completed as part of this
assessment.

Plan of Survey

A plan of survey for the Phase | Properly, prepared by Annis, O’Sullivan Vollebekk
Ltd. was reviewed as part of the Phase | ESA. The plan shows the Phase | Property
in its current configuration. A copy of the plan of survey is provided in Appendix 1.

Previous Environmental Reports

The following environmental reports were reviewed as part of this Phase [-ESA:

O “Phase | Environmental Site Assessment, 1867 Alta Vista Drive, Ottawa,
Ontario” prepared by Fisher Engineering Ltd., dated December 5, 2022.

A Phase | ESA was completed in 2022 by Fisher Environmental Ltd. (Fisher) for
the subject site. According to historical records, the site was first developed with a
commercial office building between 1967 and 1969. No environmental concerns
were identified in relation to the historical use of the property. As part of the ESA,
an Environmental Risk Information Services (ERIS) report identified a gasoline
tank spill reported in 1988 near the intersection of Alta Vista Drive and Smyth
Road. Although the exact location of the spill was unknown, it was identified as a
Potentially Contaminating Activity (PCA). Based on the distance and cross-
gradient orientation with respect to the subject site, the identified PCA was not
considered to represent an Area of Potential Environmental Concern (APEC) on
the subiject site.

A surplus soil characterization was conducted by Fisher Environmental Ltd. in
conjunction with geotechnical investigations prior to the completion of the Phase |
ESA. Fill material was reported across the site, extending to depths of
approximately 3.11 to 5.03m below ground surface (mbgs), and was identified as
a PCA. Fill material identified onsite was found to be compliant with the selected
MECP Table 3 ICC standards for all parameters. However, soils recovered from
the eastern portion of the site within 30m of the unnamed creek were reported to
exceed the applicable MECP Table 9 Standards for Selenium. Fisher identified
that remediation of the impacted soils, likely in conjunction with redevelopment
excavations, and confirmatory sampling would be required to ensure soils on the
eastern 30m of the site meet the applicable MECP Table 9 Standards. The
identified fill material was not considered an APEC on the subject site.

Report: PE6971-1 Page 5
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O “Hydrogeological Investigation, 1867 Alta Vista Drive, Ottawa, K1G 5W8
Ontario” prepared by Fisher Engineering Ltd., dated December 5, 2022.

Fisher Environmental carried out a hydrogeological investigation for the property
addressed 1867 Alta Vista Drive for the purposes of evaluating the hydrogeological
conditions with respect to redeveloping the site. The investigation involved drilling
eight boreholes to approximate depths of 4.60 - 6.20m bgs. Four boreholes were
instrumented with groundwater monitoring wells.

Fill material was encountered in all eight boreholes advanced on the subject site,
extending to depths ranging from approximately 3.51m to 5.03m bgs. Bedrock was
encountered at 3.51m bgs in Borehole BH2, while inferred bedrock depths in the
remaining boreholes ranged between 4.60m to 6.20m bgs. Groundwater levels
measured on October 7, 2022, ranged from approximately 1.83m to 2.64m bgs.

One groundwater sample was collected from monitoring well BH8 and submitted
for laboratory analysis in accordance with the parameters outlined in the Ontario
Ottawa Sanitary and Storm Sewer By-Law No. 2003-514 (2003). The analytical
results indicated compliance with the by-law standards for all parameters except
total suspended solids and manganese.

The results were compared to the MECP Table 3 Non-Potable Groundwater
Standards and were found to be in compliance for all tested parameters.

O “Soil Investigation, 1867 Alta Vista Drive, Ottawa, Ontario” prepared by Fisher
Engineering Ltd., dated March 7, 2025.

A total of seven test pits were advanced by Fisher Engineering Ltd. on the subject
site on February 28, 2025. Fill material was encountered in all test pits to depths
of approximately 3 metres. The fill primarily consisted of mixed soils, including silty
sand with some gravel and clay, as well as occasional cobbles. Soil samples
recovered from the test pits were submitted for laboratory analysis for metals,
PHCs, BTEX, and EC/SAR.

According to the results, all analysed soil samples met the MECP Table 3
Standards, with the exception of the EC/SAR parameters.

In their March 2025 report, Fisher Engineering Ltd. Stated: “Elevated levels of
Selenium, previously reported within the 2022 drilling investigations were not
identified in the current works. It is expected that the previous findings of Selenium
related to analytical interferences attributable to the presence of crushed rock
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within the soil matrix, and are not representative of actual soil conditions across
the Site”.

Accordingly, the previously reported selenium exceedances are not considered to
be representative of actual soil conditions and therefore, these selenium results
are not contaminants of concern on the Phase | Property.

It should be noted that boreholes BH1, BH2, and BH3 from the December 2022
hydrogeological investigation, as well as test pits TP201, TP205, and TP207 from
the March 2025 soil investigation, were completed within the 30m buffer zone
adjacent to the creek on the east side, which falls outside the current Phase |
Property boundary.

4.2 Environmental Source Information
Environment Canada
A search of the National Pollutant Release Inventory (NPRI) was conducted
electronically on June 16, 2025. No records were found in the NPRI database for
properties within the Phase | Study Area.
PCB Inventory
A search of provincial PCB waste storage sites was conducted. No PCB waste
storage sites were identified within the Phase | Study Area.
Areas of Natural Significance
A search for areas of natural significance and features within the Phase | Study
Area was conducted on the website of the Ontario Ministry of Natural Resources
(MNR) on June 16, 2025. The search did not reveal any areas of natural
significance within the Phase | Study Area.
Ministry of the Environment, Conservation and Parks Freedom of
Information Request
A request was submitted to the MECP FOI office for information with respect to
reports related to environmental conditions for the Phase | Property. A response
was received on January 10, 2025, and contained no related records of reports
related to environmental conditions. A copy of the received response is appended
to this report.
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MECP Instruments

A request was submitted to the MECP Freedom of Information (FOI) office for
information with respect to certificates of approval, permits to take water,
certificates of property use or any other similar MECP issued instruments for the
site. A response was received on January 10, 2025, and contained no instrument
records. A copy of the received response is appended to this report.

MECP Incident Reports

A request was submitted to the MECP FOI office for information with respect to
records concerning environmental incidents, orders, offences, spills, discharges of
contaminants, inspections maintained by the MECP for the Phase | Property or
neighbouring properties. A response was received on January 10, 2025, which
included one incident report and two occurrence reports.

The first occurrence report, dated 1990, involved coloured liquid observed in the
unnamed creek situated to the east of the Phase | Property, originating from a
storm sewer outfall located north of Smyth Road and east of Alta Vista Drive. No
further information was available. As the creek is not located on the Phase |
Property, this occurrence is not considered to pose a risk to the site.

The second occurrence report, dated 1999, pertains to the issuance of an
emergency generator number for waste class 251, in connection with a hydraulic
oil spill caused by a broken elevator hose in a former building on the Phase |
Property. As the spill occurred within the building structure, it is unlikely to have
impacted the underlying soil or groundwater conditions. Therefore, this occurrence
is not considered to represent an environmental concern.

The incident report, dated 2007, referred to polluted water in the unnamed creek
situated to the east of the Phase | Property. The report indicated that no
environmental impact was anticipated. Based on the information provided, this
incident is not considered to pose an environmental concern to the Phase |
Property. A copy of the received response is appended to this report.

MECP Waste Management Records

A request was submitted to the MECP FOI office for information with respect to
waste management records. A response was received on January 10, 2025, which
included three waste generator records. One of the waste generator records was
associated with a historical spill resulting from a broken elevator hose. The
remaining two records pertained to waste generated during the demolition of the
former on-site building, all of which were disposed of off site.

Report: PE6971-1 Page 8
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Based on the available information, the identified waste records are not considered
to represent a potential environmental concern for the Phase | Property. A copy of
the response is appended to this report.

MECP Brownfields Environmental Site Registry

A search of the MECP Brownfields Environmental Site Registry (ESR) was
conducted as part of this assessment for the site, neighbouring properties and the
general area of the site. No record of site condition (RSC) was identified for the
Phase | Property or surrounding properties within the Phase | Study Area.

MECP Waste Disposal Site Inventory

The Ontario Ministry of Environment document titled "Waste Disposal Site
Inventory in Ontario, 1991" was reviewed as part of the historical research. This
document includes all recorded active and closed waste disposal sites, industrial
manufactured gas plants and coal tar distillation plants in the Province of Ontario.
No such sites were listed in the database for the Phase | Property or properties
within the Phase | Study Area.

MECP Coal Gasification Plant Inventory

The Ontario Ministry of Environment document titled "Municipal Coal Gasification
Plant Site Inventory, 1991" was reviewed to reference the locations of former
plants with respect to the site. No Municipal Coal Gasification Plant Sites are
located within the Phase | Study Area.

Technical Standards and Safety Authority (TSSA)

The TSSA, Fuels Safety Branch in Toronto, was contacted electronically on
December 10, 2024, to inquire about current and former
underground/aboveground storage tanks for the subject and neighbouring
properties. The following properties were included in the search request: 1745,
1758, 1785, 1800, 1815, 1867, 1870, and 1891 Alta Vista Drive, as well as 255
Smyth Road and 2 Valour Drive.

Two records were returned in response to this inquiry and pertain to one active and
one expired FS non licenced facility at 2 Valour Drive, approximately 30m to the
east of the Phase | Property. It is worth noting that the Phase | Property and the
developed portion of 2 Valour Drive are separated by an unnamed creek. As a
result of this natural barrier, the activities associated with these fuel records are
not considered to pose an environmental concern for the Phase | Property. No
related records were identified by the TSSA for the Phase | Property.
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A copy of the TSSA correspondence is included in Appendix 2.
City of Ottawa Historical Land Use Inventory (HLUI)

A request for a search of the City of Ottawa’s Historical Land Use Inventory (HLUI)
database was submitted to the City of Ottawa. A response was received on
January 30, 2025. A copy of the HLUI response letter and HLUI Map are included
in Appendix 2.

The City’s Historical Land Use Inventory (HLUI) database identified 12 activities
associated with properties located within a 250m radius of the Phase | Property.
No records were identified for the Phase | Property. No PCAs were identified with
the review of the obtained records for the surrounding properties.

The database noted the presence of a railway line approximately 230m west of the
site, and a former landfill located approximately 360m to the west. The landfill,
known as the Riverside Drive Landfill (Landfill ID #Ur-10), was situated between
Billings Bridge and Hurdman Bridge and was operated by the City of Ottawa from
1948 to 1963. Based on the separation distance and down-gradient orientation
with respect to the Phase | Property, the identified railway line and landfill are not
considered an APEC to the Phase | Property.

City of Ottawa Old Landfill Sites

The document prepared by Golder Associates entitled, “Old Landfill Management
Strategy, Phase | - Identification of Sites, City of Ottawa”, was reviewed as part of
this assessment. No former landfill sites were identified on the Phase | Property,
or within a 250m radius of the Phase | Property.

City of Ottawa Former Industrial Sites

The document prepared by Intera Technologies Limited entitled, “Mapping and
Assessment of Former Industrial Sites, City of Ottawa”, was also reviewed as part
of this assessment. No former industrial sites were identified on the Phase |
Property, or within a 250m radius of the Phase | Property.

Environmental Risk Information Service (ERIS) Report

An Environmental Risk Information Services (ERIS) report, dated June 16, 2025,
was acquired for the Phase | Property and reviewed as part of this assessment. It
should be noted that the ERIS report includes information that would normally be
obtained through the MECP FOI, MECP well records search as well as several
other records (i.e., incident reports, waste generators, etc.). The complete ERIS
report has been included in Appendix 2.
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a On-Site Records:

A total of five records were identified for the Phase | Property (2 of which are
previous ERIS searches). The ERIS report identified three Waste Generator
records associated with the Phase | Property. The first, dated 2015, was for
Regional Elevator and listed the waste class as oil skimmings and sludges. The
second, dated 2017, was for Demolition Plus and included waste classes such as
waste oils/sludges, petroleum distillates, asphaltic solvents and residues, and
wastes from the use of pigments, coatings, and paints. The third, also dated 2017,
was for Broccolini and listed the waste class as inert organic wastes.

As noted in the MECP FOI request section above, the first record is associated
with a historical spill caused by a broken elevator hose. The remaining two records
relate to waste generated during the demolition of a former on-site building, all of
which was disposed of off site. Based on the available information, these waste
records are not considered to represent a potential environmental concern for the
Phase | Property.

d Off-Site Records:

A total of 86 records from various databases were identified for properties within a
250m radius of the Phase | Property (7 of which are previous ERIS searches).

The ERIS report identified 10 Scott's Manufacturing Directory records for
surrounding properties within the Phase | Study Area. One record was for 1815
Alta Vista Drive, located adjacent to the north of the Phase | Property, and listed
the Canadian Dental Association, which is associated with office use. This record
is not considered a PCA. Second record was for 1800 Alta Vista Drive, located
approximately 30m west of the Phase | Property, and listed Canadian Blood
Services, a blood bank laboratory. This use is not considered manufacturing and
is interpreted as laboratory or office space; therefore, it is not considered a PCA.
The remaining eight records were associated with 1785 Alta Vista Drive, located
approximately 80m north of the Phase | Property. These records pertain to various
pharmaceutical companies and associations, as well as one computer software
distributor. Aerial photographs indicate that this property has consistently been
occupied by an office building since development. These records are interpreted
as office uses and are not considered PCAs.

The ERIS report identified two Ontario Spill records for properties within the Phase
| Study Area. The first record, dated 1988, was associated with the National
Defence. While no specific address was provided, the spill was reported along Alta
Vista Drive near Smyth Road and was attributed to a leak from an underground
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storage tank. No additional details were available. This spill is considered a PCA.
Based on its approximate 70m separation distance and cross-gradient orientation
relative to the Phase | Property, it is not considered to represent an APEC. The
second spill record, dated 2006, pertains to 1800 Alta Vista Drive, located
approximately 30m west of the Phase | Property. The record is related to a spill of
22.5 litres of ethylene glycol (antifreeze) into a catch basin. Based on the small
quantity released, the separation distance, and the down-gradient orientation with
respect to the Phase | Property, this record is not considered to pose an
environmental concern to the Phase | Property.

The ERIS report identified one National Defence and Canadian Forces fuel tank
record and four spill records for the property located at 1745 Alta Vista Drive,
approximately 30m east of the Phase | Property. The tank record pertains to a
1,360-litre aboveground, shop-fabricated diesel tank installed in 1997, used for
building heating or as an emergency power generator. The nearest building on the
1745 Alta Vista Drive property is located approximately 265m east of the Phase |
Property. The four spill records involved small quantities of hydraulic oil (0.5, 20,
and 40 litres) and antifreeze (2 litres), all of which were reported as contained and
cleaned up. Based on the separation distance and the limited volume of the spills,
both the fuel tank and spill records are not considered to pose an environmental
concern to the Phase | Property.

The ERIS report identified 51 Waste Generator records for surrounding properties
within the Phase | Study Area. Two records were identified for 1815 Alta Vista
Drive, located adjacent to the north of the Phase | Property, and listed the
Canadian Dental Association. One record was identified for 1870 Alta Vista Drive,
approximately 30m west of the Phase | Property, for MD Financial Management.
This record listed a waste class of paint, pigment, and coating residues with an
approval year of 2016. Seven records were identified for 1785 Alta Vista Drive,
located approximately 80m north of the Phase | Property, associated with the
Canadian Pharmaceutical Association and 57 North Prosthodontics. These
properties have consistently operated as an office building, and these records are
not considered to pose an environmental concern to the Phase | Property.

Sixteen records were identified for 1800 Alta Vista Drive, located approximately
30m west of the Phase | Property, for Canadian Blood Services and the Canadian
Red Cross Society. These records are related to the operation of a blood bank
laboratory and are not considered PCAs. The remaining 25 records pertain to the
property at 1745 Alta Vista Drive, approximately 30 metres east of the Phase |
Property, with the nearest building located approximately 265 metres east. These
records are associated with the Department of National Defence or 1 Dental Unit
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4.3

Detachment Ottawa. The listed waste classes include, but are not limited to,
pathological waste, PCBs, waste oil and lubricants, waste compressed gases, and
acid waste containing heavy metals, with approval years ranging from 1992 to
2021. Based on the separation distance of the building for the Phase | Property,
these identified records and operations of the property are not considered to
represent an environmental concern to the Phase | Property.

The ERIS report identified nine well records and two borehole records for
surrounding properties within the Phase | Study Area, which are further discussed
in the water well records section of this report.

The remaining records identified in the ERIS report contain minimal or non-
pertinent information and/or include details that are not considered indicative of a
potential environmental concern to the Phase | Property. The complete ERIS report
has been included in Appendix 1.

Physical Setting Sources

Aerial Photographs

Historical air photos from the National Air Photo Library, GeoOttawa Website and
Google Earth were reviewed in approximate ten (10) year intervals. Based on the
review, the following observations have been made:

1933 The Phase | Property appears to consist of vacant, undeveloped
land. A creek is present to the east of the Phase | Property. The
surrounding area primarily consists of vacant and agricultural land.
A railway line is observed further west of the Phase | Property,
running in a north—south direction.

1945 No significant changes are apparent with regard to the Phase |
Property. Alta Vista Drive appears to be constructed immediately
west of the Phase | Property, and Smyth Road is located to the south.
The surrounding area is predominantly vacant or agricultural land,
with a few residential dwellings situated further east of the Phase |
Property.

1958 (GeoOttawa) No significant changes are apparent with regard to the
Phase | Property. The surrounding properties to the south across
Smyth Road are developed with residential dwellings. The property
further to the east appears to be under construction. Further north
along Alta Vista Drive, a residential or commercial building has been
constructed.
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1965 (GeoOttawa) No significant changes are apparent with regard to the
Phase | Property. The property further to the east, which was
previously under construction, has since been developed with a
commercial building, and access is now provided via Valour Drive.

1976 (GeoOttawa) The Phase | Property appears to be developed with a
commercial building and associated parking areas. Adjacent
property to the north is developed with commercial building.

1985 No significant changes are apparent with regard to the Phase |
Property. Adjacent property to the south is developed with
commercial building, while properties to the west of the Phase |
Property remain vacant.

1991 (GeoOttawa) No significant changes are apparent with regard to the
Phase | Property. A commercial building has been developed to the
northwest of the Phase | Property, across Alta Vista Drive.

2002 (GeoOttawa) No significant changes are apparent with regard to the
Phase | Property. A commercial building has been developed to the
southwest of the Phase | Property, across Alta Vista Drive.

2011 (GeoOttawa) No significant changes are apparent with regard to the
Phase | Property or surrounding properties.

2022 (GeoOttawa) The commercial building on the Phase | Property
appears to have been demolished, with only the parking area
remaining. No significant changes are apparent with regard to the
surrounding properties.

The former railway line, located approximately 230m west of the Phase | Property,
is identified as a PCA within the Phase | Study Area. As discussed previously,
based on the separation distance and down-gradient orientation, the identified
PCA is not considered an APEC on the Phase | Property.

Copies of selected aerial photographs reviewed are included in Appendix 1.
Physiographic Maps

A Physiographic Map was reviewed from the Natural Resources Canada — The
Atlas of Canada website. According to this physiographic map, the site is located
in the St. Lawrence Lowlands. According to the mapping description provided:
“The lowlands are plain-like areas that were all affected by the Pleistocene
glaciations and are therefore covered by surficial deposits and other features
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associated with the ice sheets.” The Phase | Property is located in the Central St.
Lawrence Lowland, which is generally less than 150 m above sea level.

Topographic Maps

Topographic maps were obtained from Natural Resources Canada — The Atlas of
Canada website and from the City of Ottawa website. The topographic maps
indicate that the elevation of the Phase | Property is approximately 75m above sea
level. The regional topography in the general area of the Phase | Property slopes
downward to the west/northwest, in the direct of the Rideau River. An illustration
of the referenced topographic map is presented on Figure 2 — Topographic Map,
appended to this report.

Geological Maps

The Geological Survey of Canada website on the Urban Geology of the National
Capital Area was consulted as part of this assessment. Based on the information
from NRCAN, bedrock in the area of the site consists of shale of the Carlsbad
Formation. Based on the maps, the surficial geology consists of offshore marine
sediments with an overburden thickness ranging from 2 to 3m.

Previous subsurface investigations conducted by Fisher Engineering Ltd. at the
Phase | Property indicate that the underlying bedrock is shale. The overburden
consists of a fill layer of silty sand underlain by glacial till (described as compact
silty sand with gravel, cobbles, and boulders). Fill material was encountered on the
Phase | Property, extending to depths between approximately 3.11m and 4.97m
bgs. Inferred bedrock depths in the boreholes ranged from 4.60m to 6.20m bgs.

Water Well Records

A search of the MECPs website was conducted on April 24, 2025, for all drilled
well records within a 250m radius of the Phase | Property. Two (2) monitoring wells
were identified on the Phase | Property, installed as part of the previously
discussed 2022 hydrogeological investigation.

A total of nine well records were identified within a 250m radius of the Phase |
Property. Two of these records are associated with monitoring wells installed within
the 30m buffer zone to the east along the creek, as part of the previously noted
2022 hydrogeological investigation. Three records pertain to monitoring wells
installed between 2011 and 2015, while the remaining four records relate to well
abandonments. The nearest monitoring well is located within the 30m buffer zone
to the east of the Phase | Property. The remaining monitoring wells are situated
approximately 170m southeast of the property and appear to have been installed

Report: PE6971-1 Page 15
Date: June 23, 2025



Phase | Environmental Site Assessment

.‘ PATERSON 1867 Alta Vista Drive
GROUP

Ottawa, Ontario

5.0

6.0

6.1

6.2

for geotechnical or environmental investigation purposes. A copy of the well record
has been included in Appendix 2.

Based on the available well records, the geological stratigraphy in the area
generally consists of topsoil or sand/gravel fill overlying native brown sand.
Bedrock was encountered at a depth of 1.5m bgs in one record but was not
encountered in the others.

INTERVIEWS

Property Owner Representatives

Mr. Stephen Creighton, Executive Vice President for Dymon Group, was available
via phone on January 6%, 2025, to respond to inquiries regarding the Phase |
Property. Mr. Creighton has been a part of the Dymon Group for approximately 19
years and Dymon Group was the current property owner at the time of interviewing.
According to Mr. Creighton the land was originally developed in 1970 as the
headquarters for the Canadian Medical Association. This remained the only use
for the building until it was demolished in 2016. The property has remained vacant
since that time with the exception of the preexisting asphalt parking lots which were
not demolished. Mr. Creighton stated that the Dymon Group purchased the
property in 2022. Mr. Creighton was not aware of any potential fuel storage on the
Phase | Property. He was also unaware of any other potential environmental
concerns associated with the Phase | Property or the immediately adjacent lands.

The information obtained through the interview with Mr. Creighton is considered to
be consistent with site information obtained from other sources (aerial photos,
ERIS Database Report and site observations) and is considered to be valid.

SITE RECONNAISSANCE

General Requirements

A site visit was conducted on November 22, 2024, by Mr. Mark Bujaki with the
Environmental Department of Paterson Group. Weather conditions at the time of
the site inspection were rainy with a temperature of approximately 5°C. In addition
to the site, the uses of neighbouring properties within the Phase | Study Area were
assessed at the time of the site visit from publicly accessible areas.

Specific Observations at the Phase | Property
Buildings and Structures

No buildings or structures are currently present on the Phase | Property.
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Subsurface Structures and Utilities

The Phase | Property was serviced by a municipal connection for water and sewer.
Multiple underground utilities were identified on the Phase | Property, including
electrical, natural gas, water, sewer, storm and telecommunication lines. No
private wells or septic systems are present on the Phase | Property or within 250m
of the Phase | Property. No other subsurface structures were identified at the time
of the site inspection.

Site Features

The Phase | Property is currently vacant land featuring two asphaltic concrete
parking areas, which are remnants of a former commercial office building. The
remainder of the site consists of grassed and low-lying vegetated areas.

The site is situated at a slightly higher elevation than Alta Vista Drive and slopes
downward to the east, toward the unnamed creek, approximately 30m east of the
property. The regional topography in the general area of the Phase | Property
slopes down in the west/northwest direction towards Rideau River.

Water drainage on the Phase | Property occurs via sheet drainage to catch basin
located in the southern parking lot and via infiltration in vegetated areas. No
ponded water, stressed vegetation, surficial staining, or any other indications of
potential sub-surface contamination were observed on the subject site at time of
the site inspection.

No drains, pits or sumps were observed on the exterior of the Phase | Property at
the time of the site inspection. No evidence of current or former railway lines or
spur lines on the Phase | Property was observed at the time of the site inspection.

Site features are presented on Drawing PE6971-1 — Site Plan, provided in the
Figures section following the text.

Potential Environmental Concerns
a Groundwater Monitoring Wells

Three monitoring wells were identified on the Phase | Property during the
site assessment. Two of the wells (BH6 and BH8) were installed as part of
a 2022 hydrogeological investigation conducted by Fisher Engineering Ltd.,
while the third well (MW1) appears to be associated with a previous
geotechnical and/or environmental investigation, although its exact origin
could not be confirmed.
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Fuels and Chemical Storage

No above ground fuel storage tanks (ASTs), or signs of USTs were
observed on the exterior of the Phase | Property at the time of the site
inspection. No chemicals were found to be stored on the exterior of the
Phase | Property.

Waste Management

No waste is currently being generated on the Phase | Property, as the site
is vacant.

Polychlorinated Biphenyls (PCBs) and Transformer Oil
No transformers were observed on the Phase | property.
Fill Material

Fill material was identified in previous subsurface investigations.
Additionally, several small piles of fill material were observed on the east
side of the site, overgrown with vegetation. As a result, fill material of
unknown quality is considered a PCA that represents APEC on the entire
Phase | Property.

Neighbouring Properties

An inspection of the neighbouring properties was conducted from publicly
accessible areas at the time of the site visit. Land use adjacent to the Phase |
Property was as follows:

Q North - Commercial office buildings, followed by Alta Vista Drive;

O South

Commercial office building (Nova Networks Headquarters),
followed by Smyth Road;

O East - An unnamed creek, followed by vacant land and Residential
(Oakpark Retirement Community), followed by Valour Drive;
O West - Alta Vista Drive followed by commercial office buildings.

Land use within the Phase | Study consists of properties used commercial (mainly
office space), institutional and residential purposes with some vacant land. A
railway line, oriented in a north-south direction, is located approximately 230m west
of the Phase | Property. This railway line is considered a PCA. As discussed
previously, based on the separation distance and down-gradient orientation with
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71

respect to the Phase | Property, the identified PCA is not considered an APEC to
the Phase | Property.

No other concerns were identified with the current use of the surrounding lands or
other properties in the Phase | Study Area. Current land use and PCAs identified
in the Phase | Study Area are presented on Drawing PE6971-2 — Surrounding Land
Use Plan.

REVIEW AND EVALUATION OF INFORMATION

Current and Past Uses

Table 1 - Land Use History
Year Description of Property Use Other Observations from Aerial
Property Use Photos, FIPs, etc.
Prior to 1968 Undeveloped V.acant, None
Agricultural
Based on a review of aerial
photographs and information
Canadian Medical obtained through interviews, the
1970s to 2016 Association Commercial commercial office building was
(Offices) constructed in the 1970s, used
exclusively as office space, and
was demolished in 2016.
Based on aerial photographs and
2016 to Vacant with Parking obsgrvations from the sitfa visit, the
Present Areas Vacant parking areas remain intact
following the demolition of the
building.

Potentially Contaminating Activities (PCAs) and Areas of Potential
Environmental Concern (APECs)

Based on the findings of the Phase | ESA, the following on-site PCAs (as listed in
Column A, Table 2 of O.Reg.153/04) were considered to result in two APECs on
the Phase | Property:

O PCA 30 — Importation of Fill Material of Unknown Quality — this PCA is
associated with the potential presence of fill material of unknown quality on the
Phase | Property (APEC 1)

O PCA N/A - Application of Road Salt — this PCA is associated with application
of de-icing agents used for the purpose of vehicular safety on the parking area
of the Phase | Property (APEC 2)
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The off-site PCAs (existing or historical) identified within the Phase | Study Area
are not considered to result in APECs on the Phase | Property due to their
separation distance and/or their down/cross-gradient orientation with respect to
the Phase | Property.

All APECs are outlined on Drawing PE6971-1 — Site Plan, while all PCAs identified
within the Phase | Study Area are presented on PE6971-2 — Surrounding Land
Use Plan in the Figures section of this report, following the text.

Contaminants of Potential Concern (CPCs)

The contaminants of potential concern for the soil and/or groundwater on the
Phase | Property include the following:

O Petroleum Hydrocarbons, fractions 1 — 4 (PHCs F1-F4);

O Benzene, Toluene, Ethylbenzene, and Xylenes (BTEX);

O Volatile Organic Compounds (VOCs) (Soil and/or Groundwater);
O Polycyclic Aromatic Hydrocarbons (PAHS);

O Metals (including arsenic (As), antimony (Sb) and selenium (Se));
O Electrical Conductivity (EC);

O Sodium Adsorption Ratio (SAR).

These CPCs have the potential to be present in the soil matrix and/or groundwater
situated beneath the Phase | Property, with the exception of EC and SAR, which
are considered to be situated in the soil matrix only.

7.2 Conceptual Site Model
Geological and Hydrogeological Setting

The Geological Survey of Canada website on the Urban Geology of the National
Capital Area was consulted as part of this assessment. Based on the information
from NRCAN, bedrock in the area of the site consists of shale of the Carlsbad
Formation. Based on the maps, the surficial geology consists of offshore marine
sediments with an overburden thickness ranging from 2 to 3m.

Previous subsurface investigations conducted by Fisher Engineering Ltd. at the
Phase | Property indicate that the underlying bedrock is shale. The overburden
consists of a fill layer of silty sand underlain by glacial till (described as compact
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silty sand with gravel, cobbles, and boulders). Fill material was encountered on the
Phase | Property, extending to depths between approximately 3.11m and 4.97m
bgs. Inferred bedrock depths in the boreholes ranged from 4.60m to 6.20m bgs.
Groundwater data collected during the hydrogeological investigation indicates that
groundwater on the Phase | Property flows eastward toward the unnamed creek,
approximately 30m east of the Phase | Property. Groundwater levels measured on
October 7, 2022, ranged from approximately 1.83m to 2.64m bgs.

The topographic maps indicate that the elevation of the Phase | Property is
approximately 75m above sea level. The regional topography in the general area
of the Phase | Property slopes down in the west/northwest direction towards
Rideau River.

Fill Placement

Fill material was identified in previous subsurface investigations. Additionally,
several small piles of fill material were observed on the east side of the site,
overgrown with vegetation. As a result, fill material of unknown quality is
considered a PCA that represents APEC on the entire Phase | Property.

Water Bodies and Areas of Natural Significance

A search for areas of natural significance and features within the Phase | Study
Area was conducted on the website of the Ontario Ministry of Natural Resources
(MNR) on June 16, 2025. The search did not reveal any areas of natural
significance within the Phase | Study Area.

No water bodies are present on the Phase | Property. An unnamed creek is located
approximately 30m to the east of the Phase | Property. The Rideau River is
situated approximately 520m west of the Phase | Property.

Potable Water Wells

A search of the MECPs website was conducted on April 24, 2025, for all drilled
well records within a 250 m radius of the Phase | Property. No potable water well
records were identified for the Phase | Property or surrounding properties in the
Phase | Study Area.

Monitoring Wells

Two (2) monitoring wells were identified on the Phase | Property, installed as part
of the 2022 hydrogeological investigation.
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A total of nine well records were identified within a 250m radius of the Phase |
Property. Two of these records are associated with monitoring wells installed within
the 30m buffer zone to the east along the creek, as part of the previously noted
2022 hydrogeological investigation. Three records pertain to monitoring wells
installed between 2011 and 2015, while the remaining four records relate to well
abandonments. The nearest monitoring well is located within the 30m buffer zone
to the east of the Phase | Property. The remaining monitoring wells are situated
approximately 170m southeast of the property and appear to have been installed
for geotechnical or environmental investigation purposes.

Based on the available well records, the geological stratigraphy in the area
generally consists of topsoil or sand/gravel fill overlying native brown sand.
Bedrock was encountered at a depth of 1.5m bgs in one record but was not
encountered in the others.

Existing Buildings and Structures
No buildings or structures are currently present on the Phase | Property.
Subsurface Structures and Utilities

The Phase | Property was serviced by a municipal connection for water and sewer.
Multiple underground utilities were identified on the Phase | Property associated
with former commercial office building, including electrical, natural gas, water,
sewer, storm and telecommunication lines. No private wells or septic systems are
present on the Phase | Property or considered to be present within 250m of the
Phase | Property. No other subsurface structures were identified at the time of the
site inspection.

Neighbouring Land Use

Land use within the Phase | Study consists of properties used commercial (mainly
office space), institutional and residential purposes with some vacant land. No
previously unidentified PCAs were observed during the review of the current use
of surrounding properties.

Current land use and PCAs identified in the Phase | Study Area are presented on
Drawing PE6971-2 — Surrounding Land Use Plan.
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Potentially Contaminating Activities and Areas of Potential Environmental
Concern

As previously discussed in Section 7.1, two on-site PCAs are considered to result
in two APECs on the Phase | Property. The PCAs, APECs and associated CPCs
are summarized in Table 2.

Table 2 - Areas of Potential Environmental Concern
Location of
Area of Location Media
Area of Potential Potentially of PCA | Contaminants | ' otentially
Potential Environmental L . . Impacted
. . Contaminating (on-site of Potential
Environmental Concern with . . (Groundwater,
Activity or off- Concern .
Concern respect to site) Soil, and/or
Phase I-ESA Sediment)
Property
Metals
APEC 1 Across the ltem 30: (including As, .
Fill Material of Importation of Fill . Soil and/or
Phase | ] On-site Sb, Se),
Unknown Property Material of BTEX PHCs Groundwater
i Unknown Quality” ’ ’
Quality Y VOCs, PAHs
“ltem NA: Electrical
Throughout Application of road Conductivit
APEC 2' ug salt for the safety of y
. parking areas ) . (EC) .
Application of the Ph | vehicular or On-site Sodi Sail
Road Salt on the Fnhase pedestrian traffic o Ium
Property under conditions of Adsorption
snow or ice” Ratio (SAR)
1 — In accordance with Section 49.1 of O. Reg 153/04 standards are deemed to be met if an applicable
site condition standard is exceeded at a property solely because the qualified person has determined
that a substance has been applied to surfaces for the safety of vehicular or pedestrian traffic under
conditions of snow or ice or both. The exception outlined in Section 49.1 is being relied up with respect
to the Phase | Property.

The off-site PCAs (existing or historical) identified within the Phase | Study Area
are not considered to result in APECs on the Phase | Property due to their
separation distance and/or their down/cross-gradient orientation with respect to
the Phase | Property.

As previously discussed in Section 7.1, all APECs are outlined on Drawing
PEG6971-1 — Site Plan, while all PCAs identified within the Phase | Study Area are
presented on PE6971-2 — Surrounding Land Use Plan in the Figures section of
this report, following the text.

Contaminants of Potential Concern

As per section 7.1 of this report and Table 2, CPCs in the soil and/or groundwater
beneath the Phase | Property include the following:
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O Petroleum Hydrocarbons, fractions 1 — 4 (PHCs F1-F4);

O Benzene, Toluene, Ethylbenzene, and Xylenes (BTEX);

O Volatile Organic Compounds (VOCs);

O Polycyclic Aromatic Hydrocarbons (PAHS);

O Metals (including arsenic (As), antimony (Sb) and selenium (Se));
O Electrical Conductivity (EC);

O Sodium Adsorption Ratio (SAR).

These CPCs have the potential to be present in the soil matrix and/or groundwater
situated beneath the Phase | Property, with the exception of EC and SAR, which
are considered to be situated in the soil matrix only.

Assessment of Uncertainty and/or Absence of Information

The information available for review as part of the preparation of this Phase |- ESA
is considered to be sufficient to conclude that there are on-site PCAs that have
resulted in APECs on the Phase | Property. Additional off-site PCAs identified
within the Phase | Study Area are not considered to represent APECs on the Phase
| Property based on their separation distance and/or down/cross-gradient
orientation with respect to the Phase | Property.

A variety of independent sources were consulted as part of this assessment, and
as such, the conclusions of this report are not affected by uncertainty which may
be present with respect to the individual sources.
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8.0 CONCLUSIONS

8.1

8.2

Assessment

Paterson Group was retained by TCU Development Corporation, to carry out a
Phase I-Environmental Site Assessment (ESA) for 1867 Alta Vista Drive, in the
City of Ottawa, Ontario. The purpose of this Phase I-ESA was to research the past
and current use of the Phase | Property and 250m Phase | Study Area, and to
identify any environmental concerns with the potential to have impacted the Phase
| Property.

Based on the available historical information, the Phase | Property was initially
developed with a commercial building in the 1970s, which was used as office
space. The building was demolished in 2016, and the property has since remained
vacant, with parking lot surfaces still present. No environmental concerns were
identified in relation to the historical use of the property.

A previous subsurface investigation conducted by another consultant identified the
presence of fill material on the Phase | Property. The presence of fill material of
unknown quality is considered a Potentially Contaminating Activity (PCA) and
results in an Area of Potential Environmental Concern (APEC) on the Phase |
property.

Based on the available historical information, adjacent and surrounding properties
within the Phase | Study Area have been developed primarily for commercial and
residential purposes. The historical PCAs identified in the Phase | Study Area are
not considered to represent APECs on the Phase | Property due to their separation
distance and/or the down/cross-gradient orientation with respect to the Phase |
Property.

Following the historical research, a site visit was conducted. The Phase | Property
is currently vacant land featuring two asphaltic concrete parking areas, which are
remnants of a former commercial office building. No environmental concerns were
identified in relation to the current use of the property.

Land use within the Phase | Study consists of properties used commercial (mainly
office space), institutional and residential purposes with some vacant land. No
previously unidentified PCAs were observed during the review of the current use
of surrounding properties.

Recommendations

Based on the findings of the Phase | ESA, it is our opinion that a Phase II-
Environmental Site Assessment is required for the Phase | Property.
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9.0 STATEMENT OF LIMITATIONS

This Phase | - Environmental Site Assessment report has been prepared in general
accordance with O.Reg. 153/04, as amended, and meets the requirements of CSA
Z768-01 (reaffirmed 2022). The conclusions presented herein are based on
information gathered from a limited historical review and field inspection program.
The findings of the Phase | - ESA are based on a review of readily available
geological, historical and regulatory information and a cursory review made at the
time of the field assessment. The historical research relies on information supplied
by others, such as, local, provincial and federal agencies and was limited within
the scope-of-work, time and budget of the project herein.

Should any conditions be encountered at the Phase | property and/or historical
information that differ from our findings, we request that we be notified immediately
in order to allow for a reassessment.

This report was prepared for the sole use of TCU Development Corporation.
Permission and notification from TCU Development Corporation and Paterson will
be required to release this report to any other party.

Paterson Group Inc.
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Kuldeep Panchal, M.Eng.
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