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EXECUTIVE SUMMARY

Assessment

Paterson Group was retained by DCR Phoenix Development Corporation to conduct a
Phase | — Environmental Site Assessment (Phase | ESA) for 4816 Bank Street, in the City
of Ottawa, Ontario. The objective of this Phase | ESA was to research the past and current
use of the site (Phase | Property) and a 250m study area (Phase | Study Area) to identify
any environmental concerns with the potential to have impacted the subject property.

According to the historical research, the Phase | Property was first developed sometime
before 1945 with several agricultural buildings. Since that time, the Phase | Property has
been predominantly vacant, unused land. There are no environmental concerns with
respect to the historical use of the Phase | Property.

The historical use of the surrounding lands consisted of primarily agricultural with some
commercial, industrial, and limited residential land use. Four PCAs were identified with
respect to the historical use/activities of the properties within the Phase | Study Area.
These included an historical (non-PCB) transformer oil spill, a concrete plant and a
transport Canada property that generated inorganic waste. These three PCAs are not
considered to result in APECs on the Phase | Property based on separation distance,
orientation relative to anticipated groundwater flow direction with respect to the Phase |
Property, and/or the nature of the activity. The fourth PCA pertains to the operation of a
commercial autobody shop on a neighbouring property from as early as 1973 to as late
as 2017. This activity is considered to result in an area of potential environmental concern
(APEC) on the Phase | Property.

Following the historical research, a site visit was conducted. The Phase | ESA Property
is currently undeveloped land with several storage sheds. The ground surface is covered
with a combination of low-lying vegetation and forest. No PCAs were observed on the
Phase | Property at the time of the site visit.

Neighbouring land use in the Phase | Study Area is a primarily residential and commercial
with some vacant land use. One existing off-site PCA was identified within the Phase |
Study Area: an aboveground fuel storage tank at 4810 Bank Street, immediately
northeast of the Phase | Property. This fuel storage tank is not considered to pose an
environmental concern for the Phase | Property.

Based on the findings of this assessment, it is our opinion that a Phase Il —
Environmental Site Assessment will be required for the Phase | Property.

L
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1.0 INTRODUCTION

At the request of DCR Phoenix Development Corporation Ltd., Paterson Group
(Paterson) conducted a Phase | — Environmental Site Assessment (Phase | ESA)
for 4816 Bank Street, in the City of Ottawa, Ontario, (Phase | Property). The
objective of this Phase | ESA has been to research the past and current use of the
Phase | Property, as well as the neighbouring properties within a 250m study area
(Phase | Study Area), to identify any potentially contaminating activities (PCAS)
that would result in areas of potential environmental concern (APECs) on the
Phase | Property.

Paterson was engaged to conduct this Phase | ESA by Mr. Michael Boucher, of
DCR Phoenix Development Corporation Ltd., who can be reached at 613-723-
9227.

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 | ESA report has been prepared under the supervision of a Qualified
Person, 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, as well as a cursory review made at the time of the field
assessment. The historical research relies upon 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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2.0 PHASE | PROPERTY INFORMATION
Address: 4816 Bank Street, Ottawa, Ontario.

Legal Description: Part of Lot 21, Concession 4, Township of Gloucester,
in the City of Ottawa.

Location: The Phase | Property is situated on the west side of
Bank Street, southwest of the intersection of Bank
Street and Blais Road, in the City of Ottawa, Ontario.
For the purposes of this report, Bank Street runs in a
north-south orientation. Refer to Figure 1 — Key Plan,
for the site location context.

Latitude and Longitude:  45° 18’ 43.5" N, 75° 35’ 26.0” W.

Site Description:

Configuration: Irregular.

Area: 26,348 m? (approximately).

Zoning: DR — Development Reserve Zone.

Current Use: The Phase | Property is currently unused and is
occupied by three sheds and one farm building in
disrepair.

Services: The Phase | Property is located within a municipally

serviced area but is not serviced.

| —
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3.0 SCOPE OF INVESTIGATION

The scope of work for this Phase | ESA is described as follows:

U Determine the historical activities occurring on the Phase | Property and in the
Phase | Study Area by conducting a review of readily available records, reports,
photographs, plans, mapping information, databases, and regulatory agencies;

O Investigate the existing conditions present on the Phase | Property and in the
Phase | Study Area by conducting site reconnaissance;

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

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

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

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

Report: PE6552-1 Page 3
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4.0 RECORDS REVIEW

4.1

General
Phase | ESA Study Area Determination

A radius of approximately 250m was deemed appropriate for defining the study
area for this assignment, herein referred to as the Phase | Study Area. Properties
located outside of the Phase | Study Area are not considered to have had the
potential to impact the Phase | Property, based on their significant separation
distances.

First Developed Use Determination

Based on a review of available historical information, the Phase | Property was first
developed sometime prior to 1945 with multiple agricultural buildings (barns and
sheds).

Fire Insurance Plans
Fire Insurance Plans (FIPs) are not available for the area of the Phase | Property.
City of Ottawa Street Directories

City of Ottawa street directories were reviewed in approximate ten-year intervals,
between 1940 and 2011, for the general area of the Phase | Property. These
directories contain descriptions regarding the historical land uses of properties
situated within the Phase | Study Area.

During the time period reviewed, the Phase | Property has never been listed.
Adjacent lands have been used for residential purposes, community use, and
commercial businesses including a flooring store at 4806 Bank Street, camping
trailer storage and a U-Haul yard at 4815 Bank Street, and a commercial hardware
store at 4836 Bank Street. City directories also identified an autobody shop at 4806
Bank Street which is first listed in 2011. This record, combined with additional
directories discussed below, identify the potential operational time period of this
activity from as early as 1973 to as late as 2017. Based on this time frame and the
close proximity of the activities to the Phase | Property, the autobody shop is
considered to result in an APEC on the Phase | Property.
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4.2

Plan of Survey
A plan of survey was not provided for the Phase | Property.
Chain of Title

A chain of title was not requested for the Phase | Property as part of this
assessment, since it is our opinion that no new information would be ascertained.

Environmental Source Information

National Pollutant Release Inventory

A search of the National Pollutant Release Inventory (NPRI) database was
conducted as part of this assessment. This federally managed database provides
various reports and tracking information relating to the release of solid, liquid, or
gaseous pollutants from industrial facilities into the natural environment.

A search of this database did not identify any pollutant release records listed for
the Phase | Property, or any properties situated within the Phase | Study Area.

MECP Incident Reports

A request was submitted to the MECP Freedom of Information (FOI) office for
information with respect to records concerning environmental incidents, orders,
offences, spills, discharges of contaminants, or inspections maintained by the
MECP for the Phase | Property or any of the neighbouring properties. The
response from the MECP indicated that no relevant records were identified
pertaining to the Phase | Property.

MECP Instruments

A request was submitted to the MECP FOlI 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 Phase | Property. The response
from the MECP indicated that no relevant records were identified pertaining to the
Phase | Property.

MECP Submissions

A request was submitted to the MECP FOI office for information with respect to
reports related to environmental conditions for the Phase | Property. The response
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from the MECP indicated that no relevant records were identified pertaining to the
Phase | Property.

MECP Waste Management Records

A request was submitted to the MECP FOlI office for information with respect to
waste management records for the Phase | Property. The response from the
MECP indicated that no relevant records were identified pertaining to the Phase |
Property.

MECP Brownfields Environmental Site Registry

A search of the MECP Brownfields Environmental Site Registry was conducted as
part of this assessment. This database contains publicly available information on
Records of Site Condition (RSCs) filed in the Province of Ontario between 2004
and 2024. No Records of Site Condition (RSCs) were filed for the Phase | Property
or any properties in the Phase | Study Area.

MECP Waste Disposal Site Inventory

The Ontario Ministry of Environment, Conservation and Parks document entitled,
"Waste Disposal Site Inventory in Ontario, 1991" was reviewed as part of this
assessment. This document includes all recorded active and closed waste
disposal sites, industrial manufactured gas plants, and coal tar distillation plants
situated in the Province of Ontario.

A review of this document did not identify any former waste disposal sites situated
on the Phase | Property or within the Phase | Study Area.

MECP Coal Gasification Plant Inventory

The Ontario Ministry of Environment, Conservation and Parks document entitled,
"Municipal Coal Gasification Plant Site Inventory, 1991" was reviewed as part of
this assessment. This document provides a reference to the locations of former
plants with respect to the Phase | Property.

A review of this document did not identify any former coal gasification plants
located on the Phase | Property or within the Phase | Study Area.

Ontario PCB Waste Storage Site Inventory

The Ontario Ministry of Environment, Conservation and Parks document entitled,
"Ontario Inventory of PCB Storage Sites, April 1995" was reviewed as part of this
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assessment. This document identifies all recorded active and closed PCB waste
storage sites situated in the Province of Ontario.

A review of this document did not identify any former PCB waste storage sites
situated within the Phase | Study Area.

Technical Standards and Safety Authority (TSSA)

The TSSA Fuels Safety Branch in Toronto was contacted electronically on May 17,
2024, as part of this assessment, to inquire about current and former fuel storage
tanks, spills, and historical incidents for the Phase | Property as well as the
neighbouring properties within the Phase | Study Area. No records were found for
the Phase | Property. Two records were returned for a neighbouring property within
the Phase | study area at 4815 Bank Street. These records pertain to a propane
tank and a propane refill center. Neither record is considered to represent a PCA.

Copies of the TSSA correspondence are included in Appendix 2.
OMNRF Areas of Natural and Scientific Interest (ANSI)

A search for ANSI sites situated within the Phase | Study Area was conducted
electronically via the Ontario Ministry of Natural Resources and Forestry (OMNRF)
website as part of this assessment.

A review of the available mapping information did not identify any ANSI sites
situated on the Phase | Property or within the Phase | Study Area.

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. This document identifies the details and locations of all recorded
closed landfill sites situated in the City of Ottawa.

A review of this document did not identify any former landfills located on the Phase
| Property or within the Phase | Study Area.

City of Ottawa Historical Land Use Inventory (HLUI) Database

As part of this assessment, a requisition form was submitted to the City of Ottawa
to request information from the City’s Historical Land Use Inventory (HLUI)
database for any environmental records pertaining to the Phase | Property as well
as any properties situated within the Phase | Study Area.
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The response letter from the City of Ottawa indicated that the Environmental
Remediation unit and the Sewer Use Program have no records relating to the
Phase | Property. In addition, the Ottawa Public Health Department website
returned no results for the Phase | Property. Finally, the Solid Waste Services
department confirmed that the Phase | Property is not within 5 kilometers of any
solid waste services facilities.

The Phase | Property returned no records in the response report from the City of
Ottawa. Therefore, no potentially contaminating activities are identified for the
Phase | Property.

Four records were documented for the property addressed 4806 Bank Street. Two
of these records are listed under the facility type ‘Motor Vehicle Repair Shops’. The
firstis N Di Bello which was referenced once for the year 1973. The second, Dom’s
Autobody, returned records between 1973 and 2017. The activity associated with
these records is considered to result in an APEC on the Phase | Property. The
remaining two records associated with 4806 Bank Street pertain to commercial
flooring stores and are not considered to pose an environmental concern to the
Phase | Property.

The HLUI returned three records for the property addressed 4815 Bank Street.
These included a camping trailer dealership, and two rental companies. Based on
the separation distance, none of the activities associated with these records are
expected to result in an APEC on the Phase | Property.

Two records were produced for the property addressed 3236 Blais Road, a motor
vehicle wholesaler and an Auto Centre. Based on the significant separation
distance, neither of these activities are expected to result in an APEC on the Phase
| Property.

One record, a commercial roofing company, was returned for the property
addressed 4805 Bank Street. Based on the nature of the activity and the limited
timeframe of the records returned, one year, this activity is not considered to pose
and environmental concern for the Phase | Property.

Three records were returned for the property addressed 4836 Bank Street, a feed
plant, an agricultural supplies wholesaler, and a petroleum products wholesaler.
The former two are not considered to pose an environmental concern based on
the nature of the activity. The latter is not considered to pose an environmental
concern to the Phase | Property based on the separation distance and the
expected groundwater flow direction.
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A copy of the HLUI response letter and summary report has been included in
Appendix 2.

ERIS Database Report

A database report, prepared by ERIS (Environmental Risk Information Services
Ltd.), dated May 22, 2024, was acquired and reviewed as part of this assessment.
This report provides a compilation of various provincial and federal environmental
related records pertaining to any properties situated within the Phase | Study Area.
The complete ERIS report has been included in Appendix 2.

The ERIS report identified two (2) records pertaining to the Phase | Property.
These records included a well water information system and a borehole. The
activities associated with these records are not expected to cause an
environmental impact to the Phase | Property.

The ERIS report identified a total of 34 records for properties within the 250m
radius of the Phase | Property (5 of which are previous ERIS searches).

The ERIS report identified 4 Waste Generator records for properties within 250m
of the Phase | Property. Three records are identified for the property addressed
Rural Road 6 Highway 31 and Blais Road (3151 Blais Road) and pertain to waste
oils and lubricants for a ready-mix concrete plant between the years 1986 and
1998. These records are approximately 95m west of the Phase | Property. The
presence of this waste generator represents a PCA. The fourth waste generator
record is also associated with the property addressed 3151 Blais Road,
approximately 91m west of the Phase | Property. The waste class for this property
is identified as ‘Other Specified Inorganics’ and its waste generation was only
approved for the year 2010. This waste generation also represents a PCA. Since
these activities are downgradient with respect to the Phase | Property, the
presence of these waste generators does not represent an area of potential
environmental concern for the Phase | Property.

The ERIS report identified 2 Delisted Fuel Tanks and 1 Private and Retail Fuel
Storage Tank for properties within 250m of the Phase | Property. Each of these
three records pertains to the site addressed 4815 Bank Street, approximately 90m
east of the Phase | Property. Given the distance separating this property and the
Phase | Property, these fuel tanks are not expected to have affected the Phase |
Property.

The ERIS report identified 2 Pesticide Registers for properties within 250m of the
Phase | Property. Both records pertain to the site addressed 4810 Bank Street and
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are approximately 21m from the Phase | Property. Based on this property being
downgradient of the Phase | Property, and that no records indicate that pesticides
were applied at this property, these records are not considered to have affected
the Phase | Property.

The ERIS report identified 2 Ontario Spill records for properties within 250m of the
Phase | Property. One of the records pertains to the property addressed 4820 Bank
Street, approximately 23m east of the Phase | Property, and is associated with 54L
of non-PCB transformer oil onto the ground. This spill represents a PCA, however
based on the small volume and the distance between the Phase | Property and the
spill location, this spill does not represent an APEC for the Phase | Property. The
second Ontario spill record identifies the release of sediment into Findlay Creek
east of Bank Street. This spill is not considered to affect the Phase | Property.

The ERIS report identified 13 well records and 5 borehole records within the Phase
| Study Area, which are further discussed in the MECP Water Well Records section
of this report.

A copy of the ERIS report is provided in Appendix 2.
Previous Engineering Reports

Based on a review of our files, Paterson has completed various Phase |
assessments for properties situated within the Phase | Study Area. A review of
these reports did not identify any environmental concerns with the potential to
impact the Phase | Property.

4.3 Physical Setting Sources

Historical aerial photographs of the Phase | Study Area were obtained from the

National Air Photo Library and City of Ottawa (geoOttawa), and reviewed in

approximate ten-year intervals, beginning with the earliest available photograph.

Based on a review of these photographs, the following observations have been

made:

1945 (Poor Quality, National Air Photo Library) A farmstead consisting of
multiple structures is observed on the Phase | Property. The
surrounding properties are largely vacant or used for agricultural
purposes. Structures can be seen to the northwest and northeast of
the Phase | Property. A portion of Bank Street is observed east of
the Phase | Property.

Report: PE6552-1 Page 10
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1967

1976

1985

1991

1999

2008

(National Air Photo Library) No significant changes are apparent with
respect to the Phase | Property. A residential building can be seen
constructed adjacent to the south perimeter of the Phase | Property
at 4820 Bank Street. Two structures can also bee seen adjacent to
the north perimeter of the Phase | Property at 4806 Bank Street.
Additional residential construction is observed on the south side of
Blais Road. A farm is observed south of the Phase | Property on the
west side of Bank Street.

(geoOttawa) No significant changes are apparent with respect to the
Phase | Property. The property north of the Phase | Property can be
seen with a larger graded yard since the previous photograph. A
graded yard with multiple structures is present east of the Phase |
Property at 4815 Bank Street. Commercial operations are
observable east of the Phase | Property at 3238, 3250, and 3270
Blais Road.

(National Air Photo Library) The northern most building on the Phase
| Property has been removed since the previous photo. The
structures at 4815 Bank Street have been replaced with permanent
structures. No other significant changes are apparent with respect to
the surrounding lands.

(geoOttawa) No significant changes are apparent with respect to the
Phase | Property. The graded yard at 4815 Bank Street has been
extended southward with many camper trailers visible. A large
building with associated parking lot and landscaped areas has been
constructed southeast of the Phase | Property at 4835 Bank Street.
No other significant changes are apparent with respect to the
surrounding lands.

(geoOttawa) No significant changes are apparent with respect to the
Phase | Property of the neighbouring properties within the Phase |
study area.

(geoOttawa) A structure on the south side of the Phase | Property
was removed and fenced gardens have been erected north and
south of its former footprint since the previous photograph. The
buildings directly north of the Phase | Property located at 4806 Bank
Street have been demolished and replaced with two new commercial
buildings. Tree clearing and earthworks are observed further North
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of the Phase | Property. A large agricultural structure has been
constructed northeast of the Phase | Property at 4795 Bank Street.

2022 (geoOttawa) No significant changes are apparent with respect to the
Phase | Property. Residential dwellings have been constructed north
and west of the Phase | Property. A commercial building south of
Dun Skipper Drive has been constructed at 4836 Bank Street. The
farm building south of the Phase | Property has been demolished.

Copies of the aerial photographs selected for review are included in Appendix 1.
Geological Maps

Geological mapping information for the Phase | Property was obtained from The
Geological Survey of Canada — Urban Geology of the National Capital Area and
reviewed as part of this assessment.

Based on the available mapping information, the bedrock beneath the Phase |
Property generally consists of dolostone and sandstone of the Beekmantown
Group. The surficial geology consists largely of till deposits consisting of sand and
silt, with a drift thickness ranging from approximately 5m to 10m.

Water Bodies
No water bodies are present on the Phase | Property.

The nearest named water body with respect to the Phase | Property is Findlay
Creek, located approximately 120m to the north of the Phase | Property.

Topographic Maps

A topographic map of the Phase | Property was obtained from the Natural
Resources Canada — The Atlas of Canada website and reviewed as part of this
assessment. The topographic map indicates that the general elevation of the
Phase | Property is approximately 105m above sea level, while the regional
topography within the greater area is depicted as sloping downwards to the east.

An illustration of the referenced topographic map is presented on Figure 2 —
Topographic Map, appended to this report.
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Physiographic Maps

A physiographic map was obtained from the Natural Resources Canada — The
Atlas of Canada website and reviewed as a part of this assessment. According to
the publication and available mapping information, the Phase | Property is situated
within the St. Lawrence Lowlands. According to the description provided: “...the
lowlands are plain-like areas that were affected by the Pleistocene glaciations and
are therefore covered by surficial deposits and other features associated with the
ice sheets.” The Phase | Property is specifically located within the Central St.
Lawrence Lowland area, which is rarely more than 150m above sea level.

MECP Water Well Records

A search of the MECPs website for all drilled well records within a 250m radius of
the Phase | Property was conducted as part of this assessment. The search
identified 16 well records within the Phase | Study Area. These records pertain to
wells installed between 1950 and 2019, for groundwater observation purposes,
domestic use, farm use or wells that have been decommissioned. Multiple
properties within the Phase | Study Area are not within a service area for municipal
water. As a result, it is expected that some drinking water wells are expected to
remain in use within the Phase | Study Area.

According to the well records, the subsurface stratigraphy in the general area of
the Phase | Property is variable geographically. The singular well record on the
Phase | Property identifies a layer of clay underlain by limestone. Other records
within the Phase | Study Area identify boulders and sand underlain by sandstone.
Bedrock, consisting of sandstone, was generally encountered at an average depth
of 2-7m below ground surface.

A select number of the aforementioned well records have been included in
Appendix 2.

Report: PE6552-1 Page 13
July 25, 2024



Phase | — Environmental Site Assessment

.‘ PATE RSON 4816 Bank Street
GROUP

Ottawa, Ontario

5.0 INTERVIEWS

Property Owner

Mr. Christos Koutsovalilis, the property owner at the time of assessment, was
contacted electronically to respond to questions about the environmental history
of the Phase | Property. Mr. Koutsovalilis stated that he has owned the property
since 1982 and to his knowledge the property has never been formally developed.
Mr. Koutsovalilis stated that at the time of purchase the Phase | Property had an
existing wooden frame storage shed which was uninsulated and constructed with
a plywood exterior. Mr. Koutsovalilis stated that the property is not serviced by any
city water, electrical, gas or sewers. Mr. Koutsovalilis indicated that he is not aware
of any above or below ground storage tanks ever present on the Phase | Property.
He also indicated that the fenced sections of the property were used by a contact
of his to grow small volumes of vegetables. Furthermore, he stated that he is not
aware of any spills on the Phase | Property, fill material imported to the Phase |
Property, or any past remediation that took place on the Phase | Property.

Report: PE6552-1 Page 14
July 25, 2024



Phase | — Environmental Site Assessment

Ottawa, Ontario

.‘ PATERSON 4816 Bank Street
GROUP

6.0 SITE RECONNAISSANCE

6.1

6.2

General Requirements

A site inspection was conducted for the Phase | Property on May 16, 2024,
between 8:00 AM and 9:00 AM. Weather conditions were partly cloudy, with a
temperature of approximately 20°C. Mr. Mark Bujaki, from the Environmental
Department of Paterson Group, conducted the inspection.

In addition to the Phase | Property, the uses of neighbouring properties within the
Phase | Study Area were also assessed at the time of the site inspection.

Specific Observations at the Phase | Property
Site Description

The Phase | Property is currently occupied by a storage shed, two smaller sheds,
and a dilapidated building of timber construction. The remainder of the property
predominantly consists of non-landscaped trees and vegetation as well as a small,
landscaped area connecting the sheds.

The site topography is highest in the centre and slopes downward to the east and
west. The regional topography appears to gradually slope down towards the east.
The Phase | Property is considered to be at grade with respect to the neighbouring
streets.

Water drainage on the Phase | Property occurs primarily via infiltration. Some
surface water may be collected in catch basins located immediately west of the
Phase | Property.

No ponded water, stressed vegetation, surficial staining, or any other indications
of potential sub-surface contamination were observed on the Phase | Property at
time of the site inspection.

A depiction of the Phase | Property is illustrated on Drawing PE6552-1 — Site Plan,
in the Figures section of this report.

Buildings and Structures

At the time of the site inspection, the Phase | Property was occupied by four
structures including a dilapidated timber building, a two storey out building, and
two single storey sheds.
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4816 Bank Street — Timber Building

A timber frame structure was observed on site at the time of inspection. This one
storey structure built on grade was in a state of disrepair and no longer functional.
This structure did not have a roof, windows, or observable floor. It appeared to be
constructed entirely of wooden logs and some metal hardware.

4816 Bank Street — Two Storey Out Building

A large two storey shed was observed onsite at the time of inspection. This shed
was constructed on a poured concrete slab with timber framing and plywood siding.
The roof was constructed of a combination of sheet metal and shingles. The shed
was not heated or insulated.

4816 Bank Street — Small Shed One

A small shed was observed on site at the time of inspection. This shed was
constructed of plywood and sheet metal with no power, insulation or utilities
identified. At the time of inspection this shed contained scrap pieces of wood and
sheet metal.

4816 Bank Street — Small Shed Two

A second small shed was observed on site at the time of inspection. This shed was
also constructed of plywood and sheet metal with no power, insulation or utilities
identified. This shed was used for the storage of scrap wood and building materials.

Potential Environmental Concerns
O Fuels and Chemical Storage

At the time of the site inspection, no vent and fill pipes, above ground fuel
storage tanks (ASTSs), or evidence indicating the presence of any underground
fuel storage tanks (USTs) were observed on the exterior of the Phase |
Property.

U Hazardous Materials and Unidentified Substances

At the time of the site inspection, no hazardous materials, unidentified
substances, spills, surficial staining, abnormal odours, stressed vegetation, or
any other indications of potential sub-surface contamination were observed on
the exterior of the Phase | Property.
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Q Polychlorinated Biphenyls (PCBs) and Transformer Oil

At the time of the site inspection, no electrical transformers or any other
potential sources of PCBs or transformer oil were identified on the exterior of
the Phase | Property.

0 Waste Management

At the time of the site inspection there was no waste being generated on the
Phase | Property. Waste, including scrap lumber, sheet metal, plastic chairs,
plastic buckets, chicken wire, and other non-toxic debris was observed on the
Phase | Property at the time of inspection. A pile of waste near to the derelict
timber building on the property was observed with similar non-toxic debris as
well as five (5) empty 190- litre steel drums. No labeling remained on the drums
to allow for identification of the materials they previously contained. No olfactory
indicators, staining or stressed vegetation were observed at the time of
inspection.

Q Current or Former Rail or Spur Lines

No evidence of existing or former rail or spur lines was observed within the
Phase | Study Area at the time of the site visit.

Interior Assessment
A general description of the interior of the structures is as follows:
O The floors consisted of exposed soil and vegetation, and plywood;

O The walls consisted of exposed log framing, sheet metal, and plywood;

O The ceilings consisted of exposed sheet metal roofing, or exposed plywood
roofing;

Q Light fixtures were not present throughout the Phase | Property structures.

Heating is not provided for any of the Phase | Property Structures.
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Potentially Hazardous Building Products
O Asbestos-Containing Materials (ACMSs)

Based on the construction style of the subject buildings (non-habitable sheds),
asbestos containing building materials are not expected to be present within
the structures.

U Lead-Based Paints

Based on the construction style of the subject buildings (non-habitable sheds),
and the lack of observed paint at the time of inspection, lead-based paints are
not expected to be present within the subject structures.

Q Polychlorinated Biphenyls (PCBs) and Transformer Qil

No potential sources of PCBs were identified inside the subject buildings at the
time of the site inspection.

U Urea Formaldehyde Foam Insulation (UFFI)

UFFI was not observed at the time of the site inspection. Given that the
structures were not designed for human habitation, insulation is not expected
to be present in any of the structures on the Phase | Property.

Other Potential Environmental Concerns
U Interior Fuel and Chemical Storage

No vent and fill pipes, aboveground fuel storage tanks, or evidence indicating
the presence of any underground fuel storage tanks were observed within the
subject buildings at the time of the site inspection.

Chemical products identified in the subject buildings were observed to be
limited to small volumes of gasoline stored in jerry cans which do not pose a
risk to the Phase | Property.

0 Ozone Depleting Substances (ODSs)
There were no sources of ODSs observed on-site at the time of inspection.
U Wastewater Discharges

No sump pits or floor drains were observed in the subject buildings at the time
of the site inspection.
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No wastewater is generated from the subject buildings. Roof drainage is
discharged via surface run-off and infiltration. No concerns were identified with
respect to wastewater discharge on the subject site.

Neighbouring Properties

At the time of the site inspection, a survey of the neighbouring properties was
conducted from publicly accessible roadways.

Land use adjacent to the Phase | Property was observed as follows:

North: A commercial flooring and storage building followed by Miikana Road
and residential dwellings;

East: Bank Street followed by a commercial Camping Trailer dealership;

South: A residential property followed by vacant Land, Dun Skipper Drive
and a commercial hardware store;

West: Residential dwellings.

There is some residential land use south, west and north of the Phase | Property
as well as commercial land use directly to the east and north of the Phase I
Property.

No monitoring wells, piezometers, disturbed soil, or abundant debris were
observed on the properties in the immediate vicinity of the Phase | Property.

The only current off-site PCA is an aboveground fuel storage tank located
northeast of the property at 4810 Bank Street. Based on the nature of the activity,
and the separation distance between the AST and the Phase | Property, this PCA
is not considered to represent an area of potential environmental concern on the
Phase | Property.

Surrounding land use and PCAs are shown on Drawing PE6552-2 — Surrounding
Land Use Plan (SLUP). PCAs considered to result in an APEC are presented in
red. Those PCAs not considered to result in APECs on the Phase | Property are
presented in green.

Report: PE6552-1 Page 19
July 25, 2024



Phase | — Environmental Site Assessment

.‘ PATERSON 4816 Bank Street
GROUP

Ottawa, Ontario

6.3

Soil Characterization Investigation

A preliminary due diligence soil characterization investigation was conducted on
June 10™, 2024, in conjunction with a geotechnical investigation. A total of 7 test
pits were excavated to assess the soil and the fill that was encountered on site.

The soils encountered across the site generally consisted of topsoil and sandy silt
over glacial till. Fill material was encountered in test pits on the eastern portion of
the Phase | Property near Bank Street. Test pits were excavated to a depth of 1.6-
2.6m below grade and terminated at practical refusal on cobbles and boulders.

No signs of deleterious fill material were encountered in the test pits. Trace
amounts of brick and asphalt observed in the fill in two test pits are not considered
to represent any significant concerns.

All soil samples collected were subjected to a preliminary screening procedure,
which included visual screening for colour and evidence of deleterious materials.
No apparent deleterious materials or any visual or olfactory signs of potential
contamination were observed in the samples collected during the field program.

Four native and two fill samples were submitted for analysis of benzene, toluene,
ethylbenzene and xylenes (BTEX), petroleum hydrocarbons (PHCs, Fractions F1
to F4), and metals. The two fill samples were submitted for analysis of polycyclic
aromatic hydrocarbons and an additional two samples were submitted for pH
analysis.

Analytical results were compared to MECP Table 2 Residential Coarse-Grained
standards considered to be applicable for on-site use. All test data was found to
comply with MECP Table 2 Residential Coarse-Grained standards.

Based on the analytical results of the preliminary soil characterization investigation
there is no evidence to suggest that any of the tested areas represent an Area of
Potential Environmental Concern.
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7.0 REVIEW AND EVALUATION OF INFORMATION

7.1 Land Use History

The Phase | Property has always been largely vacant, undeveloped land, used for
agricultural purposes. Adjacent and neighbouring properties were historically
primarily used for agricultural purposes with some commercial properties and
residential dwellings.

Based on a review of available historical information, the land use history of the
Phase | Property is summarized below in Table 1.

Table 1: Land Use History
4816 Bank Street, Ottawa, Ontario

Time Period Land Use Description Observations

Aerial photographs from the 1940’s to
the present day confirm that the Phase
| Property was used for agricultural
purposes or unused during this time
period.

Prior to 1945 - Agricultural or Agricultural then
Present Other Use grassed and forested.

Potentially Contaminating Activities and Areas of Potential Environmental
Concern

Based on the findings of the Phase | ESA, no potentially contaminating activities
(PCAs) were identified on the Phase | Property.

Five off-site PCAs were identified within the Phase | Study Area. Three of these
PCAs were identified on properties directly adjacent to the Phase | Property. The
first PCA pertains to the operation of a commercial autobody shop at 4806 Bank
Street. Documentation reviewed from the Historical Land Use Inventory (HLUI)
response indicates that a commercial autobody shop may have been in operation
as early as 1973 and continued operating as late as 2017. Based on the proximity
to the Phase | Property and the potential length of the operations, this PCA is
considered to have resulted in an area of potential environmental concern (APEC)
on the Phase | Property.

The second PCA pertains to an actively used aboveground fuel storage tank at
4810 Bank Street. Based on the separation distance between this AST and the
Phase | Property, as well as there being no visual evidence indicating a current or
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former spill, this PCA is not considered to have resulted in an APEC on the Phase
| Property.

The final PCA identified on an adjacent property to the Phase | Property is an
historical spill of non-PCB transformer oil on the property addressed 4820 Bank
Street. Based the separation distance between this PCA and the Phase | Property,
as well as the small volume of spilled oil and the properties down-gradient
orientation with respect to the Phase | Property, this spill is not considered to have
resulted in an APEC on the Phase | Property.

The fourth and fifth PCAs pertain to historical uses of the property addressed 3151
Blais Road. These uses include a ready-mix concrete plant, and a transport
Canada property where inorganic waste was generated. Based on available
information, the separation distance, and the down-gradient orientation with
respect to the Phase | Property, these PCAs are not considered to have resulted
in an APEC on the Phase | Property.

Site features and surrounding land use can be seen on Drawing PE6552-1 — Site
Plan and Drawing PE6552-2 — Surrounding Land Use, respectively.

Conceptual Site Model

Geological and Hydrogeological Setting

Based on information from the Geological Survey of Canada, based on the
available mapping information, the bedrock beneath the Phase | Property generally
consists of dolostone and sandstone of the Beekmantown Group. The surficial
geology consists largely of till deposits consisting of sand and silt, with a drift
thickness ranging from approximately 5m to 10m. Hydrogeological conditions are
considered to mimic the topographic setting; as a result, groundwater is expected
to flow east.

Fill Placement

Based on the preliminary soil characterization investigation of the Phase | ESA
Property, fill material is present on the eastern portion of the Phase | Property. The
tested fill material meets all Table 2 Residential Coarse-Grained standards. Fill
discovered onsite is not considered to represent a potentially contaminating activity
for the Phase | Property.
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Water Bodies and Areas of Natural and Scientific Interest

No water bodies or areas of natural and scientific interest are present on the Phase
| Property.

The nearest named water body with respect to the Phase | Property is Findlay
Creek, located approximately 120m to the north.

Drinking Water Wells

Though the Phase | Property is located within a municipally serviced area, not all
properties within the Phase | Study Area are serviced with city water. As such,
drinking water wells are expected to remain in use within the Phase | Study Area.

Existing Buildings and Structures

The Phase | Property is currently occupied by two small storage sheds, one two-
storey storage building and a dilapidated timber building.

Subsurface Structures and Utilities

The Phase | Property is situated in a municipally serviced area however, the
property is not serviced with utilities.

Neighbouring Land Use

The surrounding lands within the Phase | Study Area consist of a mix of residential,
and commercial properties along Bank Street, residential properties along Cedar
Creek Drive and Miikana Road, and vacant land along Dun Skipper Drive. Current
land use is depicted on Drawing PE6552-2 — Surrounding Land Use Plan, in the
Figures section of this report.

Potentially Contaminating Activities and Areas of Potential Environmental
Concern

No potentially contaminating activities were identified on the Phase | Property. Five
PCAs were identified with respect to off-site properties situated within the Phase |
Study Area; one of which is considered to have resulted in an APEC on the Phase
| Property, as presented in the table below.

Report: PE6552-1 Page 23
July 25, 2024



.‘ PATERSON
GROUP

Phase | — Environmental Site Assessment

4816 Bank Street
Ottawa, Ontario

Table 1: Areas of Potential Environmental Concern
Location of . Media
Area of area of Location otentiall
otential potential Potentially of PCA | Contaminants F;m actedy
p. environmental contaminating (on-site of potential P
environmental concern on activit or concern (Groundwater,
concern y . soil and/or
phase one off-site) .
property sediment)
APEC 1 Northern portion | PCA: 10 Off-site VOCs Soil
(Commercial of Phase | (Commercial PHCs (F1-Fa)
Auto Body Property Autobody Groundwater
Shop) Shops)

The PCA identified as #1 on Drawing PE6552-2 — Surrounding Land Use Plan
correlates to Potentially Contaminating Activity Item No. 10: Commercial Autobody
Shops from Table 2 of Ontario Regulation 153/04. This PCA is associated with the
historical commercial autobody shop located adjacent to the northern portion of
the Phase | Property at 4806 Bank Street.

It is our understanding that historical operations may have begun as early as 1973
and continued as late as 2017.

The location of APEC 1 on the Phase | Property is presented on Drawing P6552-
1 — Site Plan.

Off-site PCAs not considered to result in APECs on the Phase | Property include
the following:

O ID #2 — PCA 28: Gasoline and Associate Products Storage in Fixed Tanks
Associated with an Aboveground Storage Tank Observed at 4810 Bank Street.

O ID #3 — PCA 55: Transformer Manufacturing, Processing and Use Associated
with an Historical Transformer Oil Spill of Non-PCBs at 4820 Bank Street.

O ID #4 — PCA 12: Concrete, Cement and Lime Manufacturing Associated with a
Ready-Mix Concrete Plant at RR#6, Highway 31 and Blais Road (3151 Blais
Road).

O ID #5 — PCA 3: Airstrips and Hangars Operation Associated with a transport
Canada Property located at 3151 Blais Road.

Based on the separation distances and the downgradient orientation with respect
to the Phase | Property, none of PCA ID #2-5 are considered to represent an
APEC on the Phase | Property.
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Contaminants of Potential Concern (CPCs)

Contaminants of potential concern identified with respect to APEC 1 include F1-F4
fractionations of petroleum hydrocarbons (PHCs F1-F4), and volatile organic
compounds (VOCs).

Current and Future Property Use

The Phase | Property is currently used for personal storage and limited agricultural
purposes.

It is our understanding that the Phase | Property is to be redeveloped with
approximately 128 back-to-back stacked residential units and approximately 44
back-to-back townhomes. Since the land use will change from agricultural/other to
residential, a record of site condition (RSC) will not be required to be filed with the
MECP.

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 one PCA has resulted in an APEC
on the Phase | Property.

This was confirmed by a variety of independent sources, 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 Assessment

Paterson Group was retained by DCR Phoenix Development Corporation to
conduct a Phase | — Environmental Site Assessment (Phase | ESA) for 4816 Bank
Street, in the City of Ottawa, Ontario. The objective of this Phase | ESA was to
research the past and current use of the site (Phase | Property) and a 250m study
area (Phase | Study Area) to identify any environmental concerns with the potential
to have impacted the subject property.

According to the historical research, the Phase | Property was first developed
sometime before 1945 with several agricultural buildings. Since that time, the
Phase | Property has been predominantly vacant, unused land. There are no
environmental concerns with respect to the historical use of the Phase | Property.

The historical use of the surrounding lands consisted of primarily agricultural with
some commercial, industrial, and limited residential land use. Four PCAs were
identified with respect to the historical use/activities of the properties within the
Phase | Study Area. These included an historical (non-PCB) transformer oil spill,
a concrete plant and a transport Canada property that generated inorganic waste.
These three PCAs are not considered to result in APECs on the Phase | Property
based on separation distance, orientation relative to anticipated groundwater flow
direction with respect to the Phase | Property, and/or the nature of the activity. The
fourth PCA pertains to the operation of a commercial autobody shop on a
neighbouring property (4806 Bank Street) from as early as 1973 to as late as 2017.
This activity is considered to result in an area of potential environmental concern
(APEC) on the Phase | Property.

Following the historical research, a site visit was conducted. The Phase | ESA
Property is currently undeveloped land with several storage sheds. The ground
surface is covered with a combination of low-lying vegetation and forest. No PCAs
were observed on the Phase | Property at the time of the site visit.

Neighbouring land use in the Phase | Study Area is a primarily residential and
commercial with some vacant land use. One existing off-site PCA was identified
within the Phase | Study Area: an aboveground fuel storage tank at 4810 Bank
Street, immediately northeast of the Phase | Property. This fuel storage tank is not
considered to pose an environmental concern for the Phase | Property.
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Based on the findings of this assessment, it is our opinion that a Phase Il —
Environmental Site Assessment will be required for the Phase | Property.
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