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EXECUTIVE SUMMARY

AllIRock Consulting Limited (AllRock) was retained by Pritec Management (Client) to conduct a
Phase Il Environmental Site Assessment (ESA) of the property located at 299 West Hunt Club
Rd, Ottawa, Ontario K2E 1A6 (hereinafter referred to as the “Site”). The Site is currently occupied
by a commercial building used as an automobile dealership with and service garage (Tony
Graham Lexus) and corresponding parking areas.

AllIRock completed a Phase | ESA entitled “Phase | Environmental Site Assessment, 299 West
Hunt Club Road, Ottawa, Ontario” and dated December 05, 2025 (2025 AllRock Phase | ESA
Report). Based on the results of the Phase | ESA, nineteen (19) potentially contaminated activities
(PCAs) were identified, ten (10) of which were assessed to have resulted in Area of Potential
Contamination (APEC). A summary of the identified APECs and associated contaminants of
potential concern (COPCs) is provided below:

APEC #

PCA #

PCA Description

Location

of PCA

(On-Site

or Off-
Site)

Contaminants of

Potential
Concern

Media
Potentially
Impacted

(Groundwater,

soil and/or
sediment)

Importation of Fill PHCs, VOCs,
APEC 1 30-1 Material of Unknown On-Site PAHs, Metals, Soill
Quality ORPs
Application of salt ,
for the purposes of EC, SAR Soil
APEC 2 N/S1-1 de-icing and public On-Site
safety in the parking Na, Cl Groundwater
area
PHCs, VOCs, Soi
e i PAHs o
APEC 3 28-1, 28-2, | Based on site visit, On-Site
28-3 three (3) ASTs are PHCs. PAHs
present on Site. VOCs Groundwater
Based on CD,
aerials and site visit, PHCs, VOCs,
rear northern portion PAHSs, Metals, Soil
of the Site building is ORP
used as service
APEC 4 10-1 centre which On-Site
contains vehicle
bays and above- PAHs, PHCs,
ground hoists under VOCs Groundwater
Tony Graham Lexus
(2009 to present).
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. Media
ST Potentially
of PCA Contaminants of Impacted
PCA Description (On-Site Potential G dwat
or Off- Concern ( rouncwater,
Site) soil 'andlor
sediment)
. PHCs, VOCs,
gﬁjvzd on aelr.'als PAHSs, Metals, Soil
y spur lines
APEC5 |  46-1 were historically | On-Site ORP, PCBs
present at the Site PAHs, PHCs, Groundwater
from 1965 to 2005 BTEX
Application of salt :
for the purposes of EC, SAR Soil
APEC 6 N/S1-2 de-icing and public Off-Site
safety at Hunt Club Na, Cl Groundwater
Road
Application of salt .
for the purposes of EC, SAR Soil
APEC 7 N/S1-3 de-icing and public Off-Site
safety at West Hunt
Club Road Na, CI Groundwater
Based on the site
46-2 \:S:E/vzr;ds E?':slin? . PHCs, VOCs, .
APEC 8 ; Off-Site PAHs, Metals, Soil
adjacent north to the ORP. PCBs
Site from 1965 to ’
present
ERIS report records
Schober Motor &
Cycle, waste
10-3. 31-1 generation for
APEC 9 3’1_2 " | petroleum distillates, Off-Site PHCs, VOCs Groundwater
waste oils and
lubricants, and
photo processing
waste
ERIS records, HLUI
records, and aerial
imagery indicated a
tank nest at 369
APEC 28-4, 28-5, West Hunt C_)Iub. .
10 N/S2-1, Road and a historic Off-Site PHCs, VOCs Groundwater
N/S3-1 tank nest inferred to
be associated with
300 Hunt Club
Road, both linked to
petroleum/diesel
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Media
Potentially
Impacted
(Groundwater,
soil and/or
sediment)

Location
of PCA Contaminants of

APEC # PCA # PCA Description (On-Site Potential
or Off- Concern
Site)

tanks and fuel spills.
Trans-Northern
Pipeline Inc. also
reported waste
generation involving
light fuels, oils,
sludges, and an
unknown quantity of
diesel and aviation
fuel spills.

Legend:

PHCs — Petroleum Hydrocarbons in the F1-F4 fraction range

PAHs — Polycyclic aromatic Hydrocarbons

VOCs — Volatile organic compounds, including benzene, toluene, ethylbenzene, and xylenes (BTEX),
bromomethane, and trihalomethanes (THMs);

Metals — O. Reg. 1563/04 metals, including hydride forming metals;

PCBs — Polychlorinated biphenyls

ORP - Other Requlated Parameters, including hot water-soluble boron (HWS-B), cyanide (CN-), electrical
conductivity (EC), hexavalent chromium (CrVI), mercury (Hg), Sodium (Na) in groundwater, Chloride (Cl)
in groundwater and sodium adsorption ratio (SAR)

#10 — Commercial Autobody Shops

#28 — Gasoline and Associated products Storage in Fixed Tanks

#30 — Importation of Fill Material of Unknown Quality

#31 — Ink Manufacturing, Processing and Bulk Storage

#46 — Rail Yards, Tracks and Spurs

#N/S1 — Not Specified PCA related to Salt Application

#N/S2 — Not Specified PCA related to fuel spill

#N/S3 — Not Specified PCA related to recorded waste generator

Collectively, forty-one (41) “worst-case” soil samples, based on visual, olfactory conditions, and
vapour headspace concentrations, recovered from the boreholes were submitted for one or more
of the following parameters groups samples for select laboratory analysis of PHCs, PAHs, PCBs,
VOCs, (including BTEX and THMs), metals (including hydride-forming metals), and ORPs
(including HWS-B, CN-, EC, CrVI, Hg, pH, and SAR). Four (4) groundwater samples were
submitted one or more of the following parameters groups samples for select laboratory analysis
of Na, Cl, PHCs (F1-F4), PAHs, and VOCs.

Based on the findings of the field investigation, various soil samples exceeded the Table 3 ICC
SCS for vanadium, with measured concentrations ranging from 87.6 yg/g to 115 pg/g compared
to the standard of 86 ug/g, and chromium, with measured concentrations ranging from 164 ug/g
to 175 pg/g compared to the standard of 160 pg/g. The analytical results were compared to Geo-
Regional Background Values (Background Metals in Champlain Sea Sediments: Updates from
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2019 Drilling and Sampling Program, Eastern Ontario — Ottawa Region, Geofirma Engineering
Ltd., 2023). This comparison was conducted to assess metal concentrations relative to naturally
occurring levels in post-glacial Champlain Sea marine deposits, which are representative of native
soils observed at the Site. The review confirmed that the vanadium concentrations in all soll
samples were below the corresponding Geo-Regional Background Value of 122 pg/g and
therefore within the observed range of regional background concentrations for vanadium. DUP-
02 and DUP-04 exceeded the Table 3 ICC SCS and the Geo-Regional Background Value of 165
Ho/g however, the average value of the corresponding parent and duplicate samples meets
chromium Geo-Regional Background Value.

In addition, it is noted that the exceedances of chromium and vanadium were observed below the
surficial samples and primarily in the deeper native soils. Given metals were not a COPC in
groundwater, it is considered unlikely the vanadium and chromium exceedances originated from
anthropogenic activity.

Based on the above rationale and Section 49.1 of O. Reg. 153/04, the applicable site condition
standard for Vanadium and Chromium is deemed to not have been exceeded.

Additionally, EC and SAR was detected above the Table 3 ICC SCS in in majority of the soil
samples and Chloride detected above the Table 3 /ICC SCS in groundwater, however, these
exceedances are considered to be related to the application of de-icing salts used for vehicle and
pedestrian safety. In accordance of Section 49.1 of O. Reg. 153/04, the applicable site condition
standards for EC, SAR, and Cl are deemed not to have been exceeded.

Based on the above, all the soil and groundwater samples analysed in this Phase || ESA meet
the applicable Table 3 ICC SCS and Table 3 SCS, respectively, and no further investigation is
warranted at this time.
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1 INTRODUCTION

AllIRock Consulting Limited (AllRock) was retained by Pritec Management (Client) to conduct a
Phase Il Environmental Site Assessment (ESA) of the property located at 299 West Hunt Club
Rd, Ottawa, Ontario K2E 1A6 (hereinafter referred to as the “Site”). The Site is an irregularly
shaped parcel with a total area of approximately 0.79 hectares. The Site is currently occupied by
a commercial building used as an automobile dealership with and service garage (Tony Graham
Lexus) and corresponding parking areas. The land uses of the Phase | Study Area predominately
consist of commercial and industrial land uses.

2 REGULATORY FRAMEWORK

The Phase Il ESA was carried out in accordance with the Canadian Standards Association (CSA)
Z769-00 (R2023). This Phase Il ESA report was not prepared under the guidelines of Ontario
Regulation 153/04 (as amended) and therefore cannot be used for the purposes of filing a Record
of Site Condition (RSC) in the Environmental Site Registry maintained by the Ontario Ministry of
the Environment, Conservation and Parks (MECP).

2.1 Background Information

AllIRock completed a Phase | ESA entitled “Phase | Environmental Site Assessment, 299 West
Hunt Club Road, Ottawa, Ontario”, dated December 5, 2025 (2025 AllRock Phase | ESA Report).
Based on the results of the Phase | ESA, nineteen (19) potentially contaminated activities (PCAs)
were identified, ten (10) of which were assessed to have resulted in Area of Potential
Contamination (APEC). A summary of the identified APECs and associated contaminants of
potential concern (COPCs) is provided below:

Table 2-1: Areas of Potential Environmental Concern

Media
Location Contamina Potentially
Location @ of PCA nts of Impacted
PCA Description of APEC (On-Site . (Groundwat
, Potential :
on Site or Off- Concern er, soil
Site) and/or
sediment)
PHCs,
Importation of Fill . VOCs,
APEC | 301 | Material of Unknown | S0 | On-Site | PAHs, Soil
. Site
Quality Metals and
ORPs
Application of salt for EC, SAR Soil
APEC N/S1-1 thg purposes of.de- En_tlre On-Site
2 icing and public Site
safety in the parking Na, ClI Groundwater
area
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Media
Location Contamina Potentially
Location @ of PCA nts of Impacted
PCA Description of APEC (On-Site Potential (Groundwat
on Site or Off- Concern er, soil
Site) and/or
sediment)
PHCs,
28-1, Northeast VOCs, Sail
APEC 28-2, Based on site visit, Portion of | On-Site PAHs
3 28-3 three (3) ASTs are the Site PHCs,
present on Site. PAHSs, Groundwater
VOCs
Based on CD, PHCs,
aerials and site visit, VOCs,
rear northern portion PAHSs, Soil
of the Site is used as Central Metals,
APEC 10-1 service centre which Porti Qi ORPs
) . ortion of | On-Site
4 contains vehicle the Site
bays and above- PHCs,
ground hoists under PAHSs, Groundwater
Tony Graham Lexus VOCs
(2009 to present).
PHCs,
Based on aerials VOCs
; : North and ’ :
railway spur lines PAHSs, Soil
AP5EC 46-1 were historically S%l#igia;[ On-Site Metals,
present on the Site pthe Site ORP, PCBs
from 1965 to 2005 PHCs, Groundwater
VOCs
Application of salt for .
APEC the purposes of de- East EC, SAR Soil
6 N/S1-2 icing and public portion of | Off-Site
safety at Hunt Club the Site Na. Cl Groundwater
Road ’
Application of salt for .
APEC the purposes of de- South EC, SAR Soil
7 N/S1-3 icing and public portion of | Off-Site
safety at West Hunt the Site Na, Cl Groundwater
Club Road
PHCs,
: VOCs
Based on the site ’ .
e ) North PAHs, Soil
APSEC 46-2 \;Ie::’\[/vzndi:e::slse’n? portion of | Off-Site Metals,
y'sp the Site ORP, PCBs
from 1965 to present PI-’ICs
VOCs Groundwater
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Media
Location Contamina Potentially
Location @ of PCA nts of Impacted
PCA# PCA Description of APEC (On-Site . (Groundwat
. Potential :
on Site or Off- Concern er, soil
Site) and/or

sediment)

APEC

#

Based on the ERIS
report records
Schober Motor &
APEC 10-3, Cycle, waste North

9 31-1, generation for portion of | Off-Site
1-2 petroleum distillates, | the Site
waste oils and
lubricants, and photo
processing waste
ERIS records, HLUI
records, and aerial
imagery indicated a
tank nest at 369
West Hunt Club
Road and a historic
tank nest inferred to
be associated with
300 Hunt Club
Road, both linked to West

petroleum/diesel portion of | Off-Site
tanks and fuel spills. | the Site
Trans-Northern
Pipeline Inc. also
reported waste
generation involving
light fuels, oils,
sludges, and an
unknown quantity of
diesel and aviation
fuel spills.

PHCs,

VOCs Groundwater

284,

APEC | 28-5,
10 | N/S2-1,

N/S3-1

PHCs,

VOCs Groundwater

Legend:

PHCs — Petroleum Hydrocarbons in the F1-F4 fraction range

PAHs — Polycyclic aromatic Hydrocarbons

VOCs - Volatile organic compounds, including benzene, toluene, ethylbenzene, and xylenes (BTEX),
bromomethane, and trihalomethanes (THMSs);

Metals — O. Reg. 153/04 metals, including hydride forming metals;

PCBs — Polychlorinated biphenyls

ORP — Other Regulated Parameters, including hot water-soluble boron (HWS-B), cyanide (CN-), electrical
conductivity (EC), hexavalent chromium (CrVI), mercury (Hg), Sodium (Na) in groundwater, Chloride (Cl)
in groundwater and sodium adsorption ratio (SAR)

#10 — Commercial Autobody Shops

#28 — Gasoline and Associated products Storage in Fixed Tanks

#30 — Importation of Fill Material of Unknown Quality

#31 — Ink Manufacturing, Processing and Bulk Storage
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#46 — Rail Yards, Tracks and Spurs

#N/S1 — Not Specified PCA related to Salt Application

#N/S2 — Not Specified PCA related to fuel spill

#N/S3 — Not Specified PCA related to recorded waste generator

2.2 Applicable Site Condition Standards

For the purpose of determining the Site Condition Standards, the O. Reg. 153/04 Site Condition
Standards (SCS) are described below as derived from the “Soil, Ground Water and Sediment
Standards for Use under Part XV.1 of the Environmental Protection Act” dated April 15, 2011.

The following site-specific information was utilized to determine the applicable SCS:

Table 2-2: Review of Site-Specific Criteria for the SCS
Criteria Details

The Site is not considered to be an environmentally sensitive area, as it

Site Sensitivity

is neither located at nor within 30 m of an area of natural significance, as
defined in Section 1 of O. Reg. 153/04 (as amended).

Stratified Condition

Groundwater The Site and surrounding area are supplied with non-potable water
Condition served by the City of Ottawa.
Surface and Subsurface soil samples submitted for laboratory analysis
pH of pH were within the expected surface (5 to 9) and subsurface (5 to 11)
ranges.
Full Depth or

Full Depth approach was selected for this soil investigation.

According to the 2025 AllIRock Geotechnical Report, boreholes were
advanced to a maximum depth of approximately 8 mbgs (meters below
ground surface), and bedrock was not encountered. Additionally, all of

Shallow Soil the boreholes advanced as a part of this investigation at the Site indicated
an overburden thickness greater than 2 m. As such the Site is not
considered a shallow soil property since more than two-thirds of the Site
has over 2 m of overburden.

Distance to The Site is located more than 30 metres (m) from a waterbody.

Waterbody
It is AllRock’s understanding that the Site is currently zoned as a

Land Use X
commercial land use.
. Soil texture on Site was identified as coarse textured based on the

Soil Texture

borehole logs.

Based on the above, the applicable Site Condition Standards for Site would be the following:

= Table 3: Full Depth Generic Site Condition Standards for Soil in a Non-Potable
Groundwater Condition for Industrial/Commercial/Community (ICC) Property Use of
Coarse Textured soils (Table 3 ICC SCS); and

= Table 3: Full Depth Generic Site Condition Standards for Groundwater in a Non-Potable
Groundwater Condition for All Types of Property Use (Table 3 SCS).
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2.3 Previous Environmental Reports

No previous environmental reports were provided for AllRock's review; however, AllRock
prepared a report entitled “Geotechnical Investigation Report, 299 West Hunt Club Road, Ottawa,
Ontario” for PRITEC Management, and dated September 3, 2025 (2025 AllIRock Geotech Report).

2025 AllIRock Geotech Report

On February 25, 2025, three (3) boreholes, numbered BH1-25 to BH3-25, were advanced to a
depth of 8 mbgs, one (1) of which was installed with a monitoring well (MW25-03). The subsurface
conditions generally consisted of a layer of fill beneath surficial asphalt. The fill can be described
as brown, medium grained, and medium dense silty sand. The layer extended to a depth of 4.5
mbgs at all borehole locations. Below the natural fill, a native silty clay layer was encountered
extending to approximately 6 meters depth. Underlaying the clay, a silty sand layer was
encountered at all borehole locations. The layer was described as brownish/grey fine grained,
and medium dense. The layer extended to the termination depth of 8 mbgs at all borehole
locations.

A monitoring well was installed as part of this investigation. A return visit to the site to measure
water levels was conducted on March 20, 2025. The measured depth to water was 6.0 mbgs.

2.4 Scope of Work

The purpose of this Phase || ESA was to investigate soil and groundwater quality at the Site in
relation to the 2025 AllRock Phase | ESA Report. It is AllRock’s understanding that the Phase I
ESA is required for due diligence purposes. The scope of work for this Phase Il ESA consisted of
the following:

= Develop a Site-specific Health and Safety Plan;

*= Advanced three (3) boreholes (BH25-04 to BH25-06) to a depth of approximately 6.10
meters below ground surface (mbgs), and seven (7) boreholes (BH25-07 to BH25-13) to
a depth of 3.05 mbgs following the clearance of underground services;

» Field-screened soil samples for visual and olfactory evidence of impacts, and for the
presence of petroleum and volatile organic compound (VOC)-derived vapours, using a
combustible gas indicator (CGl) calibrated to hexane and a photo-ionization detector (PID)
calibrated to isobutylene or equivalent;

= Prepare and submit forty-one (41) “worst-case” soil samples and five (5) duplicate soil
samples for select laboratory analysis of the following parameter groups:

o petroleum hydrocarbons (PHCs);
o polycyclic aromatic hydrocarbons (PAHSs);

o polychlorinated Biphenyls (PCBs);
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o volatile organic compounds (VOCs), including benzene, toluene, ethylbenzene and
xylenes (BTEX) and trihalomethanes (THMs);

o metals, including hydride-forming metals; and

o other regulated parameters (ORP), including hot water-soluble boron (HWS-B),
cyanide (CN-), electrical conductivity (EC), hexavalent chromium (CrVI), mercury
(Hg), pH, and sodium adsorption ratio (SAR);

= Developing the installed wells and pre-existing geotechnical monitoring well to remove
any entrained silt from the well screen and filter pack;

= Monitoring and measuring groundwater levels in the developed monitoring wells to
determine groundwater elevations and groundwater flow direction. Collecting and
submitting four (4) groundwater samples and one (1) field duplicate from developed
monitoring wells for select laboratory analysis for one or more of the following parameter
groups:

o PHCs;

o VOCs;

o PAHSs; and

o Sodium (Na) and Chloride (ClI).

= Compared the soil and groundwater analytical results to the applicable regulatory criteria;
and

= Prepare a factual report outlining the findings and recommendations of the Phase Il ESA.

3 INVESTIGATION METHODOLOGY
3.1 Soil: Borehole Investigation

AllRock retained the services of George Downing Estate Drilling Ltd. (Downing) to conduct
borehole drilling and monitoring well installation activities at the Site on November 11 and
November 12, 2025. The clearance of underground services in the work area was completed by
public utility locators and an AllRock retained private utility locator prior to field activities. Downing
is licensed with the MECP to undertake borehole drilling and monitoring well activities in
accordance with the Ontario Regulation 903 (as amended).

The boreholes were advanced in the overburden to a maximum depth of approximately 6.10 mbgs
at regular 0.61 m intervals. The borehole locations were selected and positioned on-Site by
AllIRock. The field work was observed throughout by a member of our engineering staff who
directed the drilling operations and logged the samples.

Soil stratigraphy was observed and documented on-Site by AllIRock at the time of drilling activities.
Soil samples were examined in the field for visual and olfactory evidence of impacts. A portion of
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each sample was separated and analyzed for petroleum and VOC derived vapour concentrations
using a combustible CGl calibrated to hexane and a PID calibrated to isobutylene or equivalent.

The locations of the boreholes are presented in Figure 2, located in Appendix A and the
associated borehole logs are presented in Appendix B.

3.2 Soil: Sampling

Collectively, forty-one (41) “worst-case” soil samples, based on visual, olfactory conditions, and
vapour headspace concentrations, recovered from the boreholes were submitted for one or more
of the following parameters: PHCs, PAHs, VOCs, PCBs, metals, and ORPs.

A summary of the soil samples submitted for laboratory analysis is provided in the table below:

Table 3-1: Summary of Soil Samples Submitted for Laboratory Analysis
Sample Depth .
Sample ID (mbgs) Laboratory Analysis

BH25-04 SA2 0.76 — 1.37 PHCs, PAHs, VOCs, metals, and ORPs
BH25-04 SA5 3.05-3.66 PAHs, VOCs, and metals
BH25-05 SA1 0.00-10.61 PHCs, PAHs, VOCs, metals, and ORPs
BH25-05 SA6

3.81-4.42 PHCs, PAHs, VOCs, metals, and ORPs

BH25-05 SA6-DUP

BH25-06 SA2 PHCs, PAHs, PCBs, VOCs, metals, and

0.76 — 1.37 ORPs

BH25-06 SA2-DUP PHCs, PAHs, VOCs, metals, and ORPs

BH25-06 SA6 3.81-4.42 PAHSs, VOCs, and metals
BH25-07 SA1 0.00 - 0.61 PHCs, PAHs, VOCs, metals, and ORPs
BH25-07 SA2 0.76 —1.37 PHCs, PAHs, VOCs, metals, and ORPs
BH25-07 SA3 1.52-2.13 PHCs, PAHs, VOCs, metals, and ORPs
BH25-07 SA4 2.29-2.90 PHCs, PAHs, VOCs, metals, and ORPs
BH25-07 SA5 3.05 - 3.66 PHCs, PAHs, VOCs, metals, and ORPs
BH25-08 SA1 0.00-0.61 PHCs, PAHs, VOCs, metals, and ORPs
BH25-08 SA2 0.76 —1.37 PHCs, PAHs, VOCs, metals, and ORPs
BH25-08 SA3 1.52-213 PHCs, PAHs, VOCs, metals, and ORPs
BH25-08 SA4

2.29-2.90 PHCs, PAHs, VOCs, metals, and ORPs

DUP-04

BH25-08 SA5 3.05 - 3.66 PHCs, PAHs, VOCs, metals, and ORPs
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Sample Depth

Sample ID (mbgs) Laboratory Analysis
BH25-09 SA1 0.00 - 0.61 PHCs, PAHs, PCBs, VOCs, metals, and
ORPs
BH25-09 SA2 0.76 — 1.37 PHCs, PAHs, VOCs, metals, and ORPs
BH25-09 SA3 1.52-213 PHCs, PAHs, VOCs, metals, and ORPs
BH25-09 SA4 2.29-2.90 PHCs, PAHs, VOCs, metals, and ORPs
BH25-09 SA5 3.05-3.66 PHCs, PAHs, VOCs, metals, and ORPs
BH25-10 SA1 0.00 - 0.61 PHCs, PAHs, PCBs, VOCs, metals, and
ORPs
BH25-10 SA2 0.76 — 1.37 PHCs, PAHs, VOCs, metals, and ORPs
BH25-10 SA3 1.52-2.13 PHCs, PAHs, VOCs, metals, and ORPs
BH25-10 SA4 2.29-2.90 PHCs, PAHs, VOCs, metals, and ORPs
BH25-10 SA5 3.05-3.66 PHCs, PAHs, VOCs, metals, and ORPs
BH25-11 SA1 0.00 — 0.61 PHCs, PAHs, PCBs, VOCs, metals, and
ORPs
BH25-11 SA2 0.76 —1.37 PHCs, PAHs, VOCs, metals, and ORPs
BH25-11 SA3 1.52-213 PHCs, PAHs, VOCs, metals, and ORPs
BH25-11 SA4
2.29-2.90 PHCs, PAHs, VOCs, metals, and ORPs
DUP-02
BH25-11 SA5 3.05-3.66 PHCs, PAHs, VOCs, metals, and ORPs
BH25-12 SA1 0.00-0.61 PHCs, PAHs, VOCs, metals, and ORPs
BH25-12 SA2 0.76 — 1.37 PHCs, PAHs, VOCs, metals, and ORPs
BH25-12 SA3 1.52-2.13 PHCs, metals, and ORPs
BH25-12 SA4 2.29-290 PHCs, metals, and ORPs
BH25-12 SA5 3.05-3.66 PHCs, metals, and ORPs
BH25-13 SA1 0.00-10.61 PHCs, PAHs, VOCs, metals, and ORPs
BH25-13 SA2 0.76 — 1.37 PHCs, PAHs, VOCs, metals, and ORPs
BH25-13 SA3 1.52-2.13 PHCs, metals, and ORPs
BH25-13 SA4 2.29-290 PHCs, metals, and ORPs
BH25-13 SA5 3.05-3.66 PHCs, metals, and ORPs
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3.3 Groundwater: Monitoring Well Installation

Three (3) monitoring wells were installed as a part of this investigation, and one (1) monitoring
well was previously installed as a part of 2025 Geotechnical Investigation. Collectively, four (4)
boreholes were instrumented with groundwater monitoring wells (MW25-03, MW24-04, MW25-
05, and MW25-06 to facilitate groundwater sampling and monitoring the driller using threaded 51
mm diameter, schedule 40, polyvinyl chloride (PVC) well screens and riser pipe, which were
brought to the Site in sealed plastic bags. The annular space was filled with silica filter sand to at
least 0.3 m above the well screen. The monitoring well was sealed with bentonite from the top of
the sand pack and completed with a flush-mounted protective well casing. The riser of the
monitoring wells was sealed at the top with an adjustable J-plug cap.

3.4 Groundwater: Well Development

On November 13, 2025, four (4) monitoring wells (MW25-03, MW25-04, MW25-05, and MW25-
06) were developed by either purging a total of ten casing volumes or purging until the well fully
emptied of groundwater three times. Monitoring well development and purging were completed
using dedicated inertial pumps comprised of Waterra polyethylene tubing and foot valves.
Groundwater quality was monitored during purging using a Hanna pH pen to measure pH,
temperature, and reduction-oxidation (redox) potential.

3.5 Groundwater: Parameter Stabilization and Sampling

The monitoring wells were stabilized prior to sample collection using a peristaltic pump using low-
flow sampling methodology, with samples collected upon stabilization of field parameters (i.e.,
pH, temperature, conductivity, dissolved oxygen and redox potential) for three consecutive
readings. During purging and sampling, qualitative observations were made of water colour,
clarity, and the presence of hydrocarbon sheen or odour. The depth to water in each well was
measured using an electronic water level tape prior to and during stabilization.

On November 17, 2025, one (1) groundwater sample was recovered from each of the newly
installed monitoring wells as part of this investigation, as well as from one (1) previously installed
monitoring well associated with the previously conducted 2025 Geotechnical Investigation.
Samples were submitted for one or more of the following parameters groups samples for select
laboratory analysis of Na, Cl, PHCs (F1-F4), PAHs, and VOCs. A summary of the groundwater
samples submitted for laboratory analysis is provided in the table below:

Table 3-2: Summary of Groundwater Samples Submitted for Laboratory Analysis

Sample ID Laboratory Analysis
MW25-03 Na, Cl, VOCs, and PHCs
MW25-04 Na, Cl, VOCs, and PHCs
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Sample ID Laboratory Analysis

MW25-05 Na, Cl, VOCs, PAHSs, and PHCs

MW25-06 Na, Cl, VOCs, and PHCs
MW25-06 DUP Na, Cl, VOCs, and PHCs

3.6 Groundwater Level Measurements

The water levels within the monitoring wells were measured on November 17, 2025, using a water
level tape. The water level tape assessed the presence/absence of non-aqueous phase liquid
during the monitoring events. The groundwater levels are provided in Section 5.2.

3.7 Laboratory

Soil samples collected were delivered to ALS Environmental (ALS) in Ottawa for analysis. ALS is
an independent laboratory accredited by the Standards Council of Canada and the Canadian
Association for Laboratory Accreditation. A chain of custody records of the sample submissions
was maintained between AllRock and the staff at ALS.

4 QA/QC PROTOCOLS

Various quality assurance/quality control (QA/QC) protocols were followed while conducting this
Phase Il ESA to ensure that representative soil samples were obtained. The following field QA/QC
protocols completed by AllRock included the following:

= Decontamination protocols were followed during sample collection and handling to
minimize the potential for cross contamination. Care was taken during the collection of soil
samples, split-spoon samplers were washed and decontaminated between sampling
intervals with an Alconox solution between samples to minimize the potential for cross
contamination;

= Dedicated tubing was utilized for each well during groundwater sampling and disposable
soil syringe samplers were utilized for sampling soil volatile organic compounds;

= Soil and groundwater samples were placed in laboratory-supplied glass jars, bottles or
vials;

= Soil samples were placed in coolers on ice immediately upon sample collection.
Appropriate sample temperatures were maintained during sampling, transportation and
submission to the laboratory;

= Dedicated and disposable nitrile gloves were used for sample handling; and

= Non-dedicated equipment used in sampling and monitoring (e.g., shovel, water level tape)
was cleaned with an Alconox solution prior to initial use and between uses to minimize the
potential for cross contamination.
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4.1 Field Duplicate Samples

AllRock collected four (4) duplicate soil sample and one (1) duplicate groundwater sample in
conjunction with field sampling activities to assess the field sampling methods and laboratory
procedures. The field duplicate, its corresponding sample, and the laboratory parameters sent for
analysis can be found below in Table 4-1:

Table 4-1: Summary of QA/QC Program

Type of
Field Duplicate EoiespondingySEdMpiclion Parameters
Sample or
Groundwater)

BH25[;?J5PSA6' BH25-05 SA6 PHCs, PAHs, VOCs, metals, and ORPs
BH25[;%6PSA2' BH25-06 SA2 Soil PHCs, PAHs, VOCs, metals, and ORPs

DUP-02 BH25-11 SA4 PHCs, PAHs, VOCs, metals, and ORPs

DUP-04 BH25-08 SA4 PHCs, PAHs, VOCs, metals, and ORPs
MW25-06 DUP MW25-06 Groundwater Na, Cl, VOCs, and PHCs

The quality of the analytical results between the original sample and the field duplicates were

evaluated by calculating the relative percent difference (RPD) using the following equation:
(Original Concentration - Duplicate Concentration)

= 0
RPD (Original Concentration + Duplicate Concentration) /2 x 100%

AllRock notes that RPDs were only calculated in scenario’s where there were detectable
concentrations that were above the practical quantitation limit (PQL) for the parameter (i.e., five
times the lowest laboratory reportable detection limit).

The calculated RPDs for the field duplicates were compared to the performance criteria values
for sample duplicate RPD for the relevant parameter, as outlined in the MECP document Protocol
for Analytical Methods Used in the Assessment of Properties under Part XV.1 of the
Environmental Protection Act and Excess Soil Quality, as amended, dated February 19, 2021.

Each of the calculated RPDs for field duplicates met the corresponding performance standard,
with the exception of the following:

Table 4-2: RPD Performance Standard Exceedances

Type of sample
Field Duplicate (Soil or Parameter

Groundwater)

BH25-05 SA6-DUP Soil Uranium 57%
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Type of sample
Field Duplicate (Soil or Parameter
Groundwater)
Hexavalent Chromium 73%
BH25-06 SA2-DUP -

Cadmium 43%

EC 87%
DUP-02

SAR 89%

EC 47%
DUP-04

SAR 129%

The primary cause of the elevated RPD values in the analytical results is inferred to be
heterogeneity in the matrix of the soil at the select locations where the samples were collected.
As such, the variances in RPDs for this pairing are not anticipated to reflect deficiencies in
sampling or analytical methods. Further, the laboratory did not report any QA/QC errors and
appropriate QA/QC measures were employed that were above the practical PQL for the
parameter.

5 SUBSURFACE FINDINGS
5.1 Soil Stratigraphy

As all the boreholes were advanced in an existing parking lot, a layer of asphalt was encountered
at all the borehole locations. The asphalt was found to have a thickness of approximately 0.15 —
0.25 mbgs. A natural fill layer was encountered at all borehole locations below the surficial asphalt.
At this site, the fill can be described as a brown, moist, silty sand. The layer extended to a depth
of 1.22 mbgs below ground surface at all borehole locations. Below the natural fill, brown, moist,
native silty sand layer was encountered to depths up to approximately to 4.24 mbgs, underlain by
grey silty clay extending to depths of up to approximately 6.10 mbgs.

The detailed soil stratigraphy is provided in the borehole logs in Appendix B.

5.2 Groundwater Level and Flow Direction

The depth to groundwater measured within the monitoring wells ranged from approximately 1.74
mbgs at monitoring well MW25-06 to a maximum depth of 5.39 mbgs at monitoring well MW25-
03. The water level information from all monitoring wells is provided in the below table:

Table 5-1: Groundwater Levels with the Corresponding Dates

Monitoring Date Ground Elevation Water level Depth  Groundwater level
Well ID (m ald) (mbgs) Elevation (m ald)
Nov 17,
MW25-03 2025 98.666 5.464 93.202
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Nov 17,
MW25-04 2025 98.738 2.223 96.515
Nov 17,
MW25-05 2025 98.940 2.287 96.653
Nov 17,
MW25-06 2025 98.693 1.937 96.756
Legend:

mald — meters above local datum
mbgs — meters below ground surface

Based on the groundwater elevations observed on November 17, 2025, the groundwater flow
direction trends towards the north to northwest. It is noted that the groundwater elevation for
MW25-03 appears to be anomalous, which may be due to the fact it was installed as part of the
previous geotechnical investigation and therefore may have been subject to different conditions
than the other three wells installed in the Phase Il investigation. When discounting the data from
MW25-03, the groundwater flow direction trends towards the northwest.

5.3 Soil Vapour Concentrations

A portion of each sample was assessed in the field for combustible or organic vapour
concentrations in soil headspace using a PID and CGI operated in methane elimination mode.
Vapour concentrations measured in the headspace of soil samples were collected during the
sampling event. Soil vapour concentrations measured with the CGI and PID were below the
reportable detection limit (i.e., less than 1.0 parts per million by volume (ppmv)).

5.4 Field Observations
No odours or staining were observed in the soil samples collected during the filed investigation

and no odours or sheens were observed during the groundwater development and sampling
activities.

6 CHEMICAL ANALYSIS

6.1 Soil

All soil samples submitted for laboratory analysis met the applicable Table 3 ICC SCS with the
exception of the following:

Table 6-1: Exceedances of MECP Site Condition Standard

Sample ID | Table 3 ICC SCS
BH25-04 SA2 EC, SAR
BH25-05 SA1 EC
BH25-05 SA6 EC
BH25-07 SA1 SAR
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Sample ID | Table 3 ICC SCS
BH25-07 SA2 EC, SAR
BH25-07 SA3 EC, SAR, Vanadium
BH25-07 SA4 EC, SAR, Vanadium
BH25-07 SA5 EC, SAR
BH25-08 SA4 Chromium, Vanadium
BH25-08 SA5 Vanadium
BH25-09 SA2 EC, SAR
BH25-09 SA3 EC, Vanadium
BH25-09 SA4 EC, Vanadium
BH25-09 SA5 Vanadium
BH25-10 SA1 EC
BH25-10 SA3 Vanadium
BH25-10 SA4 Vanadium
BH25-10 SA5 Vanadium
BH25-11 SA3 Vanadium
BH25-11 SA4 Vanadium
BH25-11 SAS Vanadium
BH25-12 SA2 EC, SAR
BH25-12 SA3 EC, SAR
BH25-12 SA4 EC, Vanadium
BH25-13 SA2 EC
BH25-13 SA3 Vanadium
BH25-13 SA4 EC, Vanadium
BH25-13 SA5 EC, Vanadium

BH25-05 SA6-DUP EC

BH25-06 SA2-DUP Vanadium
DUP-02 EC, Chromium, Vanadium
DUP-04 Chromium, Vanadium

EC and SAR detected above Table 3 ICC SCS in majority of the samples is considered to be
related to the application of de-icing salt for vehicle and pedestrian safety. Based on this and
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Section 49.1 of O. Reg. 153/04, it is the Qualified Person’s opinion that the applicable site
condition standard for EC and SAR is deemed to not have been exceeded.

Various soil samples exceeded the Table 3 ICC SCS for vanadium, with measured concentrations
ranging from 87.6 ug/g to 115 pg/g compared to the standard of 86 pg/g, and chromium, with
measured concentrations ranging from 164 ug/g to 175 ug/g compared to the standard of 160
pg/g. The analytical results were compared to Geo-Regional Background Values (Background
Metals in Champlain Sea Sediments: Updates from 2019 Drilling and Sampling Program, Eastern
Ontario — Ottawa Region, Geofirma Engineering Ltd., 2023). This comparison was conducted to
assess metal concentrations relative to naturally occurring levels in post-glacial Champlain Sea
marine deposits, which are representative of native soils observed at the Site. The review
confirmed that the vanadium concentrations in all soil samples were below the corresponding
Geo-Regional Background Value of 122 pg/g and therefore within the observed range of regional
background concentrations for vanadium. DUP-02 and DUP-04 exceeded the Table 3 ICC SCS
and the Geo-Regional Background Value of 165 pg/g however, the average value of the
corresponding parent and duplicate samples meets chromium Geo-Regional Background Value.

In addition, it is noted that the exceedances of chromium and vanadium were observed below the
surficial samples and primarily in the deeper native soils. Given metals were not a COPC in
groundwater, it is considered unlikely the vanadium and chromium exceedances originated from
anthropogenic activity.

Based on the above rationale and Section 49.1 of O. Reg. 153/04, the applicable site condition
standard for Vanadium and Chromium is deemed to not have been exceeded.

6.2 Groundwater

Groundwater samples collected during the investigation met the applicable Table 3 ICC SCS, with
the exception of MW25-05, which exceeded the standard for chloride; however, is considered to
be related to the application of de-icing salts used for vehicle and pedestrian safety. It is the QP’s
opinion that the applicable site condition standard for chloride is deemed not to have been
exceeded.

A summary table is included in Appendix B, and the laboratory Certificates of Analysis are
provided in Appendix C.

7 CONCLUSION

Based on the findings of the field investigation, various soil samples exceeded the Table 3 ICC
SCS for vanadium, with measured concentrations ranging from 87.6 ug/g to 115 ug/g compared
to the standard of 86 ug/g, and chromium, with measured concentrations ranging from 164 pg/g
to 175 pyg/g compared to the standard of 160 pg/g. The analytical results were compared to Geo-
Regional Background Values Values (Background Metals in Champlain Sea Sediments: Updates
from 2019 Driling and Sampling Program, Eastern Ontario — Ottawa Region, Geofirma
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Engineering Ltd., 2023). This comparison was conducted to assess metal concentrations relative
to naturally occurring levels in post-glacial Champlain Sea marine deposits, which are
representative of native soils observed at the Site. The review confirmed that the vanadium
concentrations in all soil samples were below the corresponding Geo-Regional Background
Value of 122 pg/g and therefore within the observed range of regional background concentrations
for vanadium. DUP-02 and DUP-04 exceeded the Table 3 ICC SCS and the Geo-Regional
Background Value of 165 pg/g however, the average value of the corresponding parent and
duplicate samples meets chromium Geo-Regional Background Value.

In addition, it is noted that the exceedances of chromium and vanadium were observed below the
surficial samples and primarily in the deeper native soils. Given metals were not a COPC in
groundwater, it is considered unlikely the vanadium and chromium exceedances originated from
anthropogenic activity.

Based on the above rationale and Section 49.1 of O. Reg. 153/04, the applicable site condition
standard for Vanadium and Chromium is deemed to not have been exceeded.

Additionally, EC and SAR was detected above the Table 3 ICC SCS in in majority of the soil
samples and Chloride detected above the Table 3 ICC SCS in groundwater, however, these
exceedances are considered to be related to the application of de-icing salts used for vehicle and
pedestrian safety. In accordance of Section 49.1 of O. Reg. 153/04, the applicable site condition
standards for EC, SAR, and Cl are deemed not to have been exceeded.

Based on the above, all the soil and groundwater samples analysed in this Phase Il ESA meet
the applicable Table 3 ICC SCS and Table 3 SCS, respectively, and no further investigation is
warranted at this time.

Pritec Management

AllRock

16



Phase Il Environmental Site Assessment December 5, 2025
299 West Hunt Club Rd, Ottawa, Ontario K2E 1A6 Project No. 25433

8 TERMS AND LIMITATIONS

This report has been prepared for the exclusive use of Pritec Management Ltd. for specific
application to the Site. This Phase Il ESA was conducted in general compliance with currently
acceptable practices for environmental site investigations, and specific Client requests, as
applicable to this Site. No other warranty, expressed or implied, is made. The scope of work
completed by AllRock as part of this investigation, 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).

It is noted that this analysis was focused on identifying the presence and levels of contaminants
within the materials analysed. The conclusions and recommendations in this report are based on
information determined through analysis of select individual samples. Contamination levels may
differ from those reported and conditions may become apparent during excavation, construction,
or re-development, which would not be detected or anticipated at the time of the assessment.

The conclusions presented in this report are professional opinions based upon chemical analysis
and limited information provided by persons knowledgeable about past and current activities on
this property. As such, AllIRock Consulting Limited cannot be held responsible for environmental
conditions at the Site that were not apparent from the available information.

AlIRock Consulting Limited prepared this report for the Client. The material in it reflects AllRock
Consulting Limited judgement in light of the information available to it at the time of preparation.
Any use which a Party other than those listed above, makes of this report, or any reliance or
decisions to be made based on it are the responsibilities for such Parties. AllRock Consulting
Limited accepts no responsibility for damages, if any, suffered by any Party as a result of decisions
made or actions based on this report.

AlIRock will not be held responsible for the use of this report by any third party, or reliance on or
any decision to be made based on it without the prior written consent of AllRock. Any use a third
party makes of this report, or any reliance on or decisions to be made based on it, is the sole
responsibility of such third parties. AllRock accepts no liability or responsibility of loss, injury, claim
or damages suffered by any third party as a result of decisions made or actions conducted.
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