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1 Executive Summary

Fitzrovia Residential Inc. retained Grounded Engineering Inc. to complete a Phase Two
Environmental Site Assessment (ESA) for the municipal addresses of 70 Fountain Street East &
75 Farquhar Street, Guelph, ON. The Phase Two ESA was conducted to investigate the Areas of
Potential Environmental Concern (APECs) identified on the Property in the Phase One ESA.

The results of the Phase Two ESA are summarized below:

Table 2 RPI CT SCS

The following parameters were assessed to date by Pinchin (2016 and 2022),
and/or Grounded:

e Metals
*  Hydride-forming Metals (H-Ms)

o Arsenic (As), Selenium (Se), Antimony (Sb)
»  Select Other Regulated Parameters (ORPs)

o Boron Hot-Water Soluble (B-HWS), Cyanide (CN-), Electrical
Conductivity (EC), Sodium Adsorption Ratio (SAR),
Hexavalent Chromium (Cr(VI)), Mercury (Hg)

»  Polycyclic Aromatic Hydrocarbons (PAHSs)
e Chlorophenols (CPs)
*  Petroleum Hydrocarbons (PHCs)

*  Volatile Organic Compounds Il - Benzene, Toluene, Ethylbenzene,
Xylene (BTEX)

*  Volatile Organic Compounds | (VOCs)
«  Polychlorinated Biphenyls (PCBs)
«  Organochlorine Pesticides (OCs)

«  Trihalomethanes (THMs) - for due diligence only

The following parameters were assessed to date by Pinchin (2016 and 2022),
and/or Grounded:

e Metals
e H-Ms
o As,Se Sb

e Select ORPs
o  Cr(VI), CN-, Hg, Chloride (CI-)
*  Sodium (Na)
« PAHs
e CPs
»  Acid/Base/Neutral Compounds (ABNs)

Grounded Engineering Inc. File No. 25-121 Page 6
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e PHCs
 BTEX
e VOCs
« O0Cs

*  THMs - for due diligence only

No, Table 2 RPI CT SCS were exceeded for the following parameters in the fill
and/or native soil:

e Lead
e Zinc
. Hg

*  Benzo(a)pyrene

e Fluoranthene

¢« PHCF3
« PHCF4
. Benzene

No, Table 2 RPI SCS were exceeded for the following parameters:

e Chloroform

A Record of Site Condition (RSC) cannot be filed for the Property at this time due to the
exceedances identified in soil and groundwater. Either remediation or a Risk Assessment (RA)
will be required before an RSC can be filed for the Property. Based on projected development
timelines, the owner intends to complete a Risk Assessment to address the impacts, prior to filing
an RSC.

Grounded Engineering Inc. File No. 25-121 Page 7
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2 Introduction

2.1 Site Description

Fitzrovia Residential Inc. retained Grounded Engineering Inc. to complete a Phase Two ESA for
the municipal addresses of 70 Fountain Street East & 75 Farquhar Street, Guelph, ON. The
Property is bounded by Fountain Street to the east, Farquhar Street to the west, and Wyndham
Street South to the south. The Property location is presented in Figure 1.

The Property is rectangular in shape with a total area of 0.21 ha (2,730 m?). The Property is
currently developed with a 3-storey building on the southern portion and surface parking to the
north. The third floor of the building is tenanted by the Parole Board of Ontario offices. The lower
two floors are vacant. Due to the significant sloping topography of the Property from north to
south, the first floor of the building appears to be at-grade on the eastern side and below grade
on the western side. For the purposes of this report, the building is not considered to have a
basement level.

It is understood that the Property will be redeveloped with a 24t storey mixed
Residential/Commercial use building with at least 1 level of underground parking beneath the
entire site. The Phase Two ESA was conducted to investigate the Areas of Potential
Environmental Concern (APECs) identified on the Property in the Phase One ESA. The Phase Two
ESA was completed in accordance with 0.Reg. 153/04 to support the filing of a Record of Site
Condition.

2.2 Property Ownership

The Property ownership information is provided below:

Municipal Addresses 70 Fountain Street East & 75 Farquhar Street, Guelph, ON

All of Lots 19 & 20, Registered Plan 8, City of Guelph, County of

Legal Descripti
egal Description Wellington

PIN(s) 71285-0025 (LT)

Assessment Roll Number 23080100010320000000

Current Land Use Commercial

Current Property Owner The Conestoga College Institute of Technology and Advance Learning

Grounded Engineering Inc. File No. 25-121 Page 8
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2.3 Current and Proposed Future Uses

The Property is currently developed with a 3-storey building on the southern portion and surface
parking to the north. The building is tenanted by government and corporate offices, and is
considered to be in Commercial Use as defined by 0.Reg. 153/04.

It is understood that the Property will be redeveloped with a 24+ storey mixed
Residential/Commercial use building with at least 1 level of underground parking beneath the
entire site. The future use of the Property will be considered Residential under 0.Reg. 153/04.

2.4 Applicable Site Condition Standards

The applicable Site Condition Standards (SCS) for the Property are determined to be Table 2 SCS
for Residential/Parkland/Institutional use in a potable groundwater condition for coarse textured
soil, due to the following reasons:

Commercial

Residential

Coarse textured based on grain size analyses performed on the soil (see
Appendix E)

Municipal water from regional groundwater supply wells

Bedrock is located at a depth greater than 2 m

No

No

3 Background Information

3.1 Physical Setting

The Ministry of Natural Resources and Forestry (MNRF) and Ministry of Energy, Northern
Development and Mines (MENDM) databases were searched to obtain topographic and
geological maps of Ontario for review. The information obtained is summarized below:

Grounded Engineering Inc. File No. 25-121 Page 9
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The approximate elevation of the Property is 322 to 318 masl|, sloping towards

Topographic Maps the southeast.

The nearest body of water is the Speed River, located approximately 230 m to
the east of the Property. Lake Ontario is located approximately 44 km southeast
of the Property.

Hydrological Maps
Surface water flow is expected to flow to the municipal catch basins located on
the Property or the adjacent roadways. Groundwater is expected to flow
southeast towards the Speed River.

Overburden:

Gravelly river deposits and delta topset facies.

Geological Maps Bedrock:

Sandstone, shale, dolostone, and siltstone of the Guelph Formation. Bedrock
was encountered during the Pinchin Investigation at elevations ranging from
314.0 to 316.7 masl.

Maps from MNRF were reviewed to determine if water bodies were present on the Property and
within the Study Area. The Ontario Ministry of Natural Resources National Heritage Information
Centre database for Areas of Natural or Scientific Interest (ANSIs) was also reviewed as part of
the Phase One ESA. The information is summarized below:

A response from the Grand River Conservation Authority indicates that the Property is
located within its jurisdiction, but does not fall within a regulated area.

Property:
=  There are no water bodies located on the Property.
Study Area:

=  There are no water bodies located within the Study Area.

Property:

=  There are no Provincially Significant, Non-Provincially Significant, or Unevaluated
wetlands located on the Property.

Study Area:

=  There are no Provincially Significant, Non-Provincially Significant, or unevaluated
wetlands located within the Study Area.

Property:

= There were no ANSIs located on the Property.

Study Area:

=  There were no ANSIs identified wholly or partly within the Study Area.

List of ANSIs searched:

Grounded Engineering Inc. File No. 25-121 Page 10
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= An area reserved or set apart as a provincial park or conservation reserve under the
Provincial Parks and Conservation Reserves Act, 2006.

= Anarea of natural and scientific interest (life science or earth science) identified by the
Ministry of Natural Resources as having provincial significance.

= A wetland identified by the MNRF as having provincial significance.

* An area designated by a municipality in its official plan as environmentally significant,
however expressed, including designations of areas as environmentally sensitive, as
being of environmental concern and as being ecologically significant.

» An area designated as an escarpment natural area or an escarpment protection area
by the Niagara Escarpment Plan under the Niagara Escarpment Planning and
Development Act.

* An area identified by the MNRF as significant habitat of a threatened or endangered
species.

= An area which is habitat of a species that is classified under section 7 of
the Endangered Species Act, 2007 as a threatened or endangered species.

=  Property within an area designated as a natural core area or natural linkage area within
the area to which the Oak Ridges Moraine Conservation Plan under the Oak Ridges
Moraine Conservation Act, 2001 applies.

=  An area set apart as a wilderness area under the Wilderness Areas Act.

The Property is located within an area designated in the official plan of the municipality as
a well-head protection area (WHPA-B) and as an Issue Contributing Area for VOCs.

The Property and all properties within the Study Area are supplied by a municipal drinking
water system, as defined in the Safe Drinking Water Act, 2002.

There are no wells on the Property or within the Study Area that supply water used for
human consumption or an agricultural use.

The Areas of Natural Significance (ANSIs) and water bodies on or adjacent to the Property are
shown on Figure 2, if present.

3.2 Past Investigations

The following environmental reports were provided for review for the Property. The findings of

the reports are summarized below:

Grounded Engineering Inc. File No. 25-121

Final Phase Il Environmental Site Assessment, 70 Fountain Street East and 75 Farquhar
Street, Guelph, Ontario

July 26,2016

Pinchin

Skyline Asset Management Inc.
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Grounded Comments:

The Phase Il ESA was completed to assess issues of environmental concern
identified during a 2016 Phase | ESA completed by Pinchin for refinancing purposes.

o The Phase | ESA was not provided to Grounded for review; however, a
brief summary was included. A historical on-site coal storage yard, gas
station and off-site adjacent USTs (located within the road allowance)
were cited as environmental concerns to be assessed by the Phase I
ESA.

The Phase Il ESA property included the entire extent of the municipal addresses as
well as the road allowance between the property and Fountain Street East.

The Phase Il ESA was completed in general accordance with the Canadian Standards
Association (CSA) Z769-00 (R2013).

Seven (7) boreholes were advanced to a maximum depth of 7.6 mbgs (referred to
herein as PIN-BH/MWO1 to 07). Monitoring wells were installed in three (3) of the
boreholes.

o  Only four (4) of the boreholes/monitoring wells were advanced within the
Property boundaries (PIN-BH04, PIN-BH05, PIN-BH06 and PIN-MWQ7).

o PIN-MWO1, PIN-BH02 and PIN-MWO03 were advanced within the road
allowance between the Property and Fountain Street East, and are
therefore not relied upon by Grounded.

The soil stratigraphy consisted of approximately 0.5 to 2.3 m of sand and gravel fill
material overlying native sands and limestone bedrock.

Groundwater was encountered at a depth of 6.3 mbgs at PIN-MWOQ07, as measured
two days after completion of drilling.

Soil samples were collected from each borehole and analyzed for select parameters
(PHCs/BTEX, PAHs and metals).

Soil at PIN-BH04 S2 was found to exceed Table 2 ICC SCS for PAHs and zinc, and
soil at PIN-BHO5 S1 was found to exceed for lead. Both exceedances were located
within the upper fill material at depths ranging from 0.2 to 1.5 mbgs.

Groundwater samples collected from each of the monitoring wells were analyzed for
PHC/BTEX only, and all samples met Table 2 ICC SCS.

Pinchin concluded that the site conditions presented a low risk to occupants for the
current use of the site, and that no further work was required at the time. It was
acknowledged that future work may be required to address these impacts to support
future redevelopment.

Although not available for Grounded review, the summary of the 2016 Phase | ESA
included in the report did not vary significantly from Pinchin’s 2022 Phase One
summarized below.

Per the report text, approximately 0.5 to 2.3 m of sand and gravel fill material was
encountered in the boreholes drilled on the Property. However, fill material is not
identified clearly on the borehole logs and cross sections were not provided.

The applicable SCS when filing an RSC for the Property will be Table 2 RPI CT SCS, as
the proposed property use is Residential.

Comparison of the analytical results to Table 2 RPI CT SCS indicated additional soil
exceedances for mercury at PIN-BHO5 S1 and PIN-BHO06 S1.

Grounded Engineering Inc. File No. 25-121 Page 12
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Final Phase One Environmental Site Assessment, 75 Farquhar Street and 70 Fountain Street
East, Guelph, Ontario

August 5, 2022

Pinchin

Skydevco Inc.

=  The Phase One ESA was completed for the purposes of filing a Record of Site
Condition.
*= The Phase One ESA was generally completed in accordance with O. Reg. 153/04.
*  The report included a brief summary of the 2016 and 2019 Phase | ESAs by Pinchin,
which were not provided to Grounded for review.
= At the time of the site inspection completed on April 14, 2022, the Property was
occupied by a two-storey commercial building with offices for Skyline Living and the
Local Probation/Parole Board of Canada. The Property was reportedly heated by
natural gas-fired boilers.
= Historically, the Property reportedly operated as a coal storage facility. In 1957, it was
developed into a commercial office building (the current building on-site). The
Property has reportedly remained in commercial use since this date.
=  The report identified the following APEC causing PCAs on-site:
o A historical coal storage facility was present on the Property from 1911
to 1946.
o Two pad-mounted transformers were observed on-site at the northwest
corner of the Property during the site inspection.
Importation of fill material to the Property.
Application of de-icing materials to the parking areas and walkways on
the Property.
= The report identified the following APEC causing PCAs in the study area:
o Groundwater in the downtown area of Guelph was known to be
contaminated with VOCs.
o Aretail fuel outlet was present southeast adjacent to the Property which
reportedly had 3 USTs located off-site in 1946.
o A historical UST northwest adjacent to the Property on Farquhar Street.
= Pinchin recommended that a Phase Two ESA be completed prior to filing an RSC
for the Property.

Final Phase Two Environmental Site Assessment, 75 Farquhar Street and 70 Fountain
Street East, Guelph, Ontario

August 19, 2022

Pinchin

Skydevco Inc.

*  The purpose of the study was to investigate APECs identified in the 2022 Phase One
ESA and delineate previously identified impacts in Pinchin’s 2016 Phase Il ESA.

= At the time of the report, the Property was reportedly in commercial land use.

=  Results of chemical analyses were compared to Table 2 RPI CT SCS.

= Twelve (12) boreholes were advanced to a maximum depth of 9.5 mbgs (referred to
herein as PIN-BH/MW201 to 211).

Grounded Engineering Inc. File No. 25-121 Page 13



Phase Two Environmental Site Assessment
70 Fountain Street East & 75 Farquhar Street, Guelph, ON
December 17,2025

w

Grounded Comments:

o Seven (7) boreholes were equipped with monitoring wells (PIN-MW201,
PIN-MW202, PIN-MW203S, PIN-MW203D, PIN-MW204, PIN-MW205 and
PIN-MW206) screening the overburden or bedrock units.

o Three (3) of these boreholes were located within the building interior
(PIN-MW205, PIN-MW206 and PIN-BH211).

The following stratigraphy was observed:

o Asphalt or concrete

o Sand, sand and gravel or silty sand fill

o Native silt to sand and gravel

o Bedrock at a depth of 2.1 to 2.7 mbgs within the building footprint and
6.2 to 7.2 mbgs on the exterior portion of the Property.

Measured groundwater depths ranged from 2.5 to 6.1 mbgs and groundwater was
determined to flow to the southeast.
Soil was sampled for M&l, PAHs, PCBs, PHCs, and VOCs. Results of chemical
analyses indicated that the fill material and upper native soil exceeded for metals,
mercury and PAHs across the Property, to a maximum depth of 1.5 mbgs. No soil
impacts were identified within the building interiors.
Groundwater was sampled from all newly installed wells as well as existing wells
from the 2016 Phase Il investigation (PIN-MWO07) for VOCs, BTEX, PHCs, PAHs,
and M&l.
Results of chemical analyses indicated that groundwater exceeded for VOCs
(chloroform) at all sampling locations except for PIN-MW202 and PIN-MWQ7.

o Pinchin determined that the chloroform exceedances were due to leaking
municipal water supply lines and as such, chloroform was not considered
a Contaminant of Concern.

Pinchin recommended that the soil impacts be remediated prior to filing a Record of
Site Condition.

Not all ORPs associated with fill material were identified as a CoPC or analyzed for in
soil.

Terrapex boreholes were noted on the borehole location plan, however, Grounded
was not provided with the associated reporting or borehole logs. No chemical data
was included in this report for the Terrapex boreholes as these boreholes were
reportedly completed for geotechnical studies

Hydrogeology Assessment — Proposed Residential Development, 75 Farquhar Street and
70 Fountain Street East, Guelph, Ontario

July 17, 2023

Pinchin

Skydevco Inc.

The hydrogeological study was performed in support the development application
process for a proposed residential development. At the time of the report, the
property was in commercial land use.

Field programs conducted by Pinchin in 2016 and 2021 were joint purpose; boreholes
and monitoring wells were installed for both environmental and hydrogeological
assessment purposes (PIN-BH04 to 07 and PIN-BH/MW201 to 211, as previously
described).
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= Groundwater level monitoring was completed across all existing wells between July
2019 and May 2023. Readings were collected every two weeks throughout June and
July 2022, and on a monthly basis thereafter.
=  Measured groundwater depths ranged from 0.7 to 6.8 mbgs and groundwater was
determined to flow to the southeast.
=  The average hydraulic conductivity of each stratigraphic unit (determined by in-situ
testing) was reported as follows:
o Overburden (sand) — 8.45 x 10+
o Bedrock (limestone) — 6.69 x 104
= The site falls within the Guelph Source Protection Issue Contributing Area for TCE
and other DNAPLs. However, TCE and other breakdown product were not measured
above detection limits in any samples.

Grounded Comments:

= |tis noted the groundwater levels reported at PIN-MW203S and PIN-MW204
fluctuated approximately 5 +tm three times between May and July 2022. Given the
significant fluctuation over a short period of time, this data was determined to be
unreliable for the purpose of determining seasonal groundwater fluctuations.
Anomalous data, possibly resulting from sampling interference or user error, has
been indicated on Table 1 and excluded from discussion in Section 3.2.

= Terrapex wells are noted on the borehole location plan, however, Grounded was not
provided with the associated reporting or borehole logs.

Designated Substance Audit Report, Phase 1 - Interior, 70 Fountain Street East, Guelph

April 11, 2025

MTE

Conestoga College

=  The purpose of the inspection was to identify the presence of any designated
substances within the building prior to potential future demolition.

= The inspection was completed on March 18, 2025.

»  The building on the Property was 3-levels and was constructed between 1960 and
1970.

*  The building was heated by natural gas-fired hot water and forced air furnace.

= The inspection and testing results indicated:

o Building materials were found to be asbestos containing.

o Lead containing materials were confirmed to be present, and potential
lead containing materials associated with the electrical and plumbing
systems.

o Building materials suspected to contain silica, PCBs and ozone depleting
substances were also observed.

=  MTE made the following recommendations:

o If designated substances are encountered during demolition activities,
work should cease and the appropriate risk management measures
should be taken.

Grounded Comments:
= Itis unclear from the report if mercury containing materials were observed on site.

Grounded Engineering Inc. File No. 25-121 Page 15



Phase Two Environmental Site Assessment
70 Fountain Street East & 75 Farquhar Street, Guelph, ON
December 17,2025

Phase One Environmental Site Assessment, 70 Fountain Street East, Guelph, ON
(File No. 25-121)

December 17, 2025

Grounded Engineering Inc.

Fitzrovia Residential Inc.

The Phase One ESA was completed in accordance with 0.Reg. 153/04 for the
purpose of supporting the filing of an RSC.

At the time of the site reconnaissance on September 25, 2025, the Property was
developed with a 3-storey building on the southern portion and surficial parking to
the north. The building was occupied by government and corporate offices. Due to
the sensitive nature of the work occurring within the Parole Board of Ontario offices,
each room could not be entered during the site inspection. However, a
representative number of offices were entered.

The Phase One ESA identified the following Potentially Contaminating Activities
(PCAs), both on-site and in the Study Area, which contribute to Areas of Potential
Environmental Concern (APECs) on the Property.

On-site PCAs:
o Use of fill material of unknown quality during redevelopment of the
Property (APEC 1).

o Use of de-icing substances (salt) on the Property and adjacent
sidewalks/roadways for safety purposes (APEC 2).

o Historical use of the Property as a coal yard between 1911 and 1961
(APEC 3).

o Historical operation of a service garage in the southeast corner of the
Property in 1945 (APEC 4).

o Historical operation of a gasoline service station that extended from
offsite to the southeast corner of the Property between 1940 and 1946
(APEC 5).

o Historical operation of a hides and tallow store (suspected tannery) in the
southwest corner of the Property between 1916 and 1945 (APEC 6).

Ongoing presence of a pad-mounted transformer in the northwest corner
of the Property (APEC 7).

o The Property was listed in the national PCB inventory between 1989 and
1993 for storing large quantities of askarel associated with light ballasts
(APEC 8).

Off-site PCAs:
o At 72-82Farquhar Street (APEC 9):

= A historical cotton and textile mill was located at 72 - 82
Farquhar Street between 1911 and 1990.

=  FIPs showed a coal shed associated with the cotton mill in 1911.

o

= A historical machine shop was located at 72 Farquhar Street in
1911.

o At 97 Farquhar Street (APEC 10A):
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= A historical casket manufacturer was present between 1951 and
1955.

= A historical pea mill was present with associated coal storage
between 1911 and 1916.

o At 111 Farquhar Street (APEC 10A):

= A historical metal products manufacturer was present between
1966 and 1970.

= A historical screen printer was present in 1985.
= A historical yarn mill was present between 1980 and 1990.

= A historical manufacturer of magnetic and optical media was
present; however, the exact dates are unknown.

= FIPs show a 180L UST near the centre of the site in 1946
(contents unknown).
o A historical UST was located west adjacent to the Property on Farquhar
Street in 1946 (APEC 10B).
o Brydges Fuel & Heating Co. Ltd was present at 81 Farquhar Street between
1966 and 1970 (APEC 10B).

o Presence of a known VOC groundwater plume in the Guelph area, the exact
extent of which is not fully known (APEC 11).

* [t was concluded that based on the results of the Phase One ESA, a Phase Two ESA
would be required to further assess the APECs identified prior to the submission of
a Record of Site Condition (RSC).

The PCA and APEC locations are provided in Figure 2.

4  Scope of the Investigation

Information from the 2016 Phase Il ESA and 2022 Phase Two ESA by Pinchin has been relied
upon and included in the following sections of this report.

4.1 Overview of Site Investigation

For completeness, the information from the 2016 Phase Il ESA and 2022 Phase Two ESA by
Pinchin has been relied upon and included in the following sections of this report. The
environmental investigations completed at the Property to date are as follows:
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Pinchin Phase Il ESA Investigation (2016)

»  Advanced four (4) boreholes on the Property to depths of 3.0 to 7.6 mbgs (PIN-
BHO04 to 06, PIN-MW07)

» Installed one (1) monitoring well (PIN-MWQ7)

Pinchin Phase Two ESA Investigation (2022)

»  Advanced eleven (11) boreholes to depths of 1.8 to 9.4 mbgs (PIN-MW201 to 206,
PIN-BH207 to 211)

+ Installed six (6) monitoring wells including one (1) nested well (PIN-203S/D)

Grounded (July 2025)
»  Advanced two (2) boreholes to depths of 11.8 and 13.4 mbgs (BH301 and 302)

+ Installed two (2) monitoring wells

Grounded (October 2025)
»  Advanced ten (6) boreholes to depths of 6.3 to 12.9 mbgs (BH401 to 410)
» Installed five (5) monitoring wells

»  Advanced an additional five (5) shallow boreholes for methyl mercury sampling
and vertical delineation next to existing exceedances (BH301B, BH302B, BH-05B,
BH203B and BH208B)

The following parameters were assessed to date by Pinchin (2016 and 2022), and/or
Grounded:

¢ Metals
»  Hydride-forming Metals (H-Ms)

o Arsenic (As), Selenium (Se), Antimony (Sb)
»  Select Other Regulated Parameters (ORPs)

o  Boron Hot-Water Soluble (B-HWS), Cyanide (CN-), Electrical Conductivity
(EC), Sodium Adsorption Ratio (SAR), Hexavalent Chromium (Cr(V1)),
Mercury (Hg)

»  Polycyclic Aromatic Hydrocarbons (PAHSs)

»  Chlorophenols (CPs)

e Petroleum Hydrocarbons (PHCs)

«  Volatile Organic Compounds Il - Benzeng, Toluene, Ethylbenzene, Xylene (BTEX)
«  Volatile Organic Compounds | (VOCs)

»  Polychlorinated Biphenyls (PCBs)

«  Organochlorine Pesticides (OCs)

«  Trihalomethanes (THMs) - for due diligence only

The following parameters were assessed to date by Pinchin (2016 and 2022), and/or
Grounded:

Metals
. H-Ms
o As,Se, Sb
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*  Select ORPs
o  Cr(VI), CN-, Hg, Chloride (Cl-)
«  Sodium (Na)

e PAHs

e CPs

»  Acid/Base/Neutral Compounds (ABNs)
« PHCs

e BTEX

« VOCs

« 0Cs

«  THMs - for due diligence only

»  Five (5) soil samples were submitted for grain size analysis and soil classification by Grounded and one
(1) sample was submitted by Pinchin.

«  All boreholes and monitoring wells were surveyed to a geodetic benchmark.
+ All new and existing monitoring wells were developed prior to sampling.

»  Groundwater level measurements were conducted in all accessible monitoring wells to determine
groundwater elevation on the Property.

4.2 Media Investigated

4.2.1 Rationale for Exclusion and Inclusion of Media

Based on the Phase One ESA, soil sampling was required to

Soil Included investigate CoPCs related to select APECs.

Based on the Phase One ESA, groundwater sampling was required

Groundwater Included to investigate CoPCs related to select APECs.

Surface water bodies and sediment were not present on the
Excluded Property; therefore, neither surface water nor sediment sampling
was conducted during the Phase Two ESA.

Sediment and
Surface Water

422 Overview of Field Investigation of Media

Soil and groundwater sampling was conducted during the following investigations:

* Pinchin Phase Il ESA Investigation (2016)

* Pinchin Phase Two ESA Investigation (2022)
* Grounded (July 2025)

* Grounded (October 2025)
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4.3 Phase One Conceptual Site Model

The Phase One Conceptual Site Model (CSM) prepared as part of the Phase One ESA is provided
in Appendix A.

4.4 Deviations From Sampling and Analysis Plan

No deviations from the sampling and analysis plan were observed. The Sampling and Analysis
Plan is provided in Appendix B.

4.5 Impediments

No impediments were encountered during the Phase Two ESA.
5 Investigation Method

5.1 General

The Phase Two ESA followed the methods outlined in the Ontario Ministry of the Environment,
Conservation, and Parks “Guidance on Sampling and Analytical Methods for Use at Contaminated
Sites in Ontario” (December 1996).

The methods used in the Phase Two ESA did not differ from the associated standard operating
procedures. Grounded’s Standard Operating Procedures are provided in Appendix C.

5.2 Drilling Programs

For completeness, the information from the 2016 Phase Il ESA and 2022 Phase Two ESA by
Pinchin has been relied upon and included in the following sections of this report. The
environmental investigations completed at the Property to date are as follows:

PIN-MW201 to
PIN-BH211

PIN-BHO04 to BH301 to BH302

PIN-MWO07

BH401 to BH410,
BH301B, BH302B,
BH-05B, BH203B,
BH208B

July 4,2016

April 26, 2022, to
June 1, 2022

July 30, 2025, to
July 31,2025

October 6, 2025, to
October 16, 2025

Grounded Engineering Inc. File No. 25-121
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Strata Drilling Group Strata Drilling Group, | Geo-Environmental Pontil Drilling
Altech Drilling & Drilling Inc. Services Inc.
Investigative Services
Inc.

Geoprobe 7822, Hilti or Geoprobe CME 75, mud rotary, CME 75, hollow stem

direct pushrods and | 7822/420, direct split-spoon sampling | augers (or Hilti

PVC soil cores push rods and PVC device and HQ rock DD350, mud rotary)
soil cores or mud coring split-spoon sampling
rotary and split spoon device and HQ rock
sampling device coring

The split spoon sampling device was washed between each sample, or, new plastic liners were
inserted within the direct push rods for each sample.

Please refer to the borehole logs in Appendix D for the sampling frequency.

The borehole locations are provided in Figure 4.
5.3 Soil Sampling

5.3.1 Equipment Used
Below is the equipment used during the soil sampling.

» Sampling containers supplied by the laboratories

» Nitrile gloves

» Cooler with ice

» RKI EAGLE 2 gas monitor and/or photoionization detector (PID)

5.3.2 Geological Description

The borehole logs in Appendix D provide an overall geological description for each soil sample
collected during the investigations by Pinchin and Grounded.

5.3.3 Field Screening

Hydrocarbon vapour concentrations were screened in each soil sample using an RKI Eagle 2 gas
monitor. The monitor is calibrated to n-hexane prior to field screening as per the calibration
procedure outlined by RKI Instruments in “Eagle 2 Operator’s Manual, Part Number: 71-0154RK”,
released March 12, 2019. The monitor has a range of 0 to 40,000 parts per million (ppm) and an
accuracy of +/- 5%.
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Based on field screening measurements and visual and olfactory examination of all soil samples
during the Grounded investigation, select samples were submitted for petroleum hydrocarbon
(PHCs) and volatile organic compounds (VOCs) laboratory analysis. Complete field screening
readings are provided on the borehole logs in Appendix D.

5.4 Groundwater Sampling

5.4.1 Monitoring Well Installation

The Phase Two ESA monitoring well installation information is provided below:

PIN-MWO07

PIN-MW201 to
PIN-MW206

BH301 to BH302

BH401 to BH404,
BH410

July 4, 2016

April 26, 2022, to
June 1, 2022

July 30, 2025, to
July 31,2025

October 6, 2025, to
October 16, 2025

Strata Drilling Group

Strata Drilling Group,
Altech Drilling &
Investigative Services
Inc.

Geo-Environmental
Drilling Inc.

Pontil Drilling
Services Inc.

Geoprobe 7822,
direct push rods and
PVC soil cores

Hilti or Geoprobe
7822/420, direct
push rods and PVC
soil cores or mud
rotary and split spoon
sampling device

CME 75, mud rotary,
split-spoon sampling
device and HQ rock
coring

CME 75, hollow stem
augers (or Hilti
DD350, mud rotary)
split-spoon sampling
device and HQ rock
coring

New well materials were used during installation and drilling technicians donned new nitrile

gloves to handle well materials prior to install.

The wells were constructed with 1.25" or 2" PVC screens and risers. Filter sand was placed
around the well screen to approximately 0.6 m above the top of the screen. Wells were then
backfilled with bentonite to approximately 0.3 m below ground surface (mbgs). All wells were

finished with flush mounts.

Well development was conducted by Grounded with an inertial pump on the following dates:

= July 29, 2025, to August 1, 2025 - BH301, BH302, PIN-MW07, PIN-MW202,
PIN-MW203S/D, PIN-MW206. Approximately 150L of water was purged during

development.

=  October 1, 2025, to October 14, 2025 - BH401 to BH404, BH410. Approximately 280L of

water was purged during development.

Water quality parameters of the purged water (pH, conductivity, temperature, etc.) were
stabilized before sampling to ensure the samples were representative of formation water.

Grounded Engineering Inc. File No. 25-121
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5.4.2 Field Measurement of Water Quality Parameters

Groundwater quality parameters including temperature, pH, specific conductivity, total dissolved
solids were measured using a YSI water quality sensor prior to sampling during the Grounded
investigation.

5.4.3 Sampling Methodology

The monitoring well was stabilized and sampled using a bladder pump during the Grounded
investigation. Groundwater quality parameters of the purged water were monitored prior to
sampling to maintain the equilibrium with the surrounding formation water and produce
representative samples.

Sampling methodology from the Ontario Ministry of the Environment, Conservation and Parks
(MECP) “Guidance on Sampling and Analytical Methods for Use at Contaminated Sites In Ontario”,
MECP “Guide for Completing Phase Two Environmental Site Assessments under Ontario regulation
153/04" and MECP “Protocol for Analytical Methods Used in the Assessment of Properties under
Par XV.1 of the Environmental Protection Act” were followed in the collection of the groundwater
samples.

5.5 Sediment Sampling

Sediment sampling was not conducted as part of this investigation.

5.6 Analytical Testing

Analytical testing of soil and groundwater samples was conducted by the following laboratories:

* Pinchin Phase Il ESA Investigation (2016) — Maxxam Analytics
* Pinchin Phase Two ESA Investigation (2022) — Bureau Veritas
» Grounded Investigations (July and October 2025) — SGS Canada

5.7 Residue Management Procedures

Residues from the field investigation were managed accordingly as provided below:

Residues Management Procedures

Soil cuttings generated during the drilling activities were placed in drums and

Soil Cuttings removed by a licensed waste management contractor.

The purged water generated during the well development and groundwater
Groundwater sampling events was disposed of in drums and removed by a licensed waste
management contractor.
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Fluids from Equipment The cleaning fluids were removed from the Property and disposed of by the drilling
Cleaning contractor.

5.8 Elevation Surveying

The borehole/monitoring well elevations were not reported for PIN-BH04 to 06 in the Pinchin
reports. Furthermore, the reported elevations of PIN-MW203S and 203D were determined to be
unreliable based on the survey plan for the Property, and proximity to boreholes installed and
surveyed by Grounded. The surface cover of the site has not been significantly altered between
the dates of Pinchin’s and Grounded'’s investigations to justify this discrepancy. To address these
deficiencies, these boreholes/monitoring wells were resurveyed by Grounded, and the new
measured elevations are carried throughout this report.

The borehole elevations were surveyed to a geodetic benchmark using a Spectra Precision
LL300N Laser Level on the following dates:

e August 6,2025 (BH301 and 302)

« October 14,2025 (BH404 to 410, BH301B, BH302B, BH-05B, BH203B, BH208B)
e October 17,2025 (BH401 to 403)

« November 20, 2025 (PIN-BH04 to 06, PIN-MW203S/D)

A benchmark referenced on the survey plan for the Property was used. The elevation of each
borehole on the Property is presented on the borehole logs in Appendix D.

5.9 Quality Assurance and Quality Control Measures

5.9.1 Containers, Preservation, Labelling, Handling and Chain of Custody

The following laboratory supplied sample containers were used for all sampling conducted on
the Property.

Inorganic parameters: Cr(VI), CN-, pH, EC 500 mL PET

Soil only: B-HWS, SAR 60 mL plastic (CrVI)

Wat ly: Cl- 120 mL plastic (CN-
ater only 250 g soil jar mL plastic (CN-)

Metals 250 mL HDPE

Mercury (Hg) 60 mL amber glass
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VOCs and BTEX 100 g soil jar
2 x 40 mL pre-weighed methanol ﬁexafrj(s) rgl(_:ee;mber vial (zero
PHCs F1 . P
5 g soil plug
PCBs 100 g soil jar N/a
CPs and ABNs
100 g soil jar 1L amber
0Cs
PHCs F2-F4
Cs - 2 x 100 mL bottles fill to top of
100 g soil jar label
PAHs
Toxicity characteristic leaching -
procedure (TCLP) 250 g soil jar N/a

All sampling containers were equipped with laboratory supplied labels during the Grounded
investigation. The labels indicated the following information:

= Sample ID
= Company name
= Date

* Project number

Samples were placed in coolers with ice after collection for transportation to the laboratory.
Sample hold times were met for all submitted soil and groundwater samples. Laboratory supplied
Chain of Custody forms were completed for all samples submitted for analysis.

5.9.2 Equipment Cleaning Procedures

All dedicated sampling equipment (nitrile gloves, terracores samplers, tubing and pump sleeves)
were changed between each sample to avoid cross-contamination during the Grounded
investigation.

5.9.3 Field Quality Control Measures and Deviations
For quality control purposes, the following actions were taken during the Grounded investigation:

= Atleast one (1) duplicate sample was submitted for laboratory analysis for every ten (10)
samples submitted for laboratory analysis for each sampled medium.
» Daily calibration of field instruments prior to sampling.
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= Groundwater trip blanks were used for Quality Assurance purposes for sampling of
Volatile Organic Compounds.

There were no deviations from the quality assurance and quality control measures.

6 Review and Evaluation

Information from the 2016 Phase Il ESA and 2022 Phase Two ESA by Pinchin has been relied
upon and included in the following sections of this report.

6.1 Geology

The general geology of the Property is summarized below. Detailed geological information is
presented on the borehole logs in Appendix D.

Pavement Structure/ Concrete Slab 0.1t00.3

Earth Fill 0.0to 4.3

Sands and Gravels 1.1t08.2

Bedrock N/a
T

Pavement Structure/ Concrete Slab 322.3t0317.4 322.2t0317.2

Earth Fill 322.2t0317.2 321.51t0316.3

Sands and Gravels 322.210316.3 315.7t0312.4

Bedrock 315.7t0312.4 N/a

6.1.1 Material in Geological Units

All boreholes drilled in the parking area encountered an asphalt layer ranging in
Pavement Structure/ thickness between 60 to 150+ mm at ground surface. Among these, boreholes
Concrete Slab 301 and 302 also encountered a 75 mm thick aggregate layer underlying the

asphalt layer. Boreholes 401, 402, 403, PIN-MW205, PINMW-206 and PIN-BH211

were drilled within the existing building footprint and encountered a 150 to
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250+ mm thick concrete slab at the borehole surface, overlying a 50 to 100+ mm
thick aggregate layer.

Underlying the surficial materials, most boreholes observed a layer of earth fill
extending to depths of 0.3 to 4.4+ m below grade where present (Elev. 321.5 to
316.3t m). The earth fill varies in composition but generally consists of sands
and gravels with some silts and clays. It contains trace amounts of topsoil,
cinders, brick fragments, asphalt fragments and wood fragments. The earth fill is
typically dark brown to black, and moist.

Earth Fill

Underlying the fill material, all the boreholes encountered an undisturbed native
deposit consisting primarily of varying amounts of sands and gravels (sand with
trace gravel, to sand and gravel), and with varying amounts of silt (trace to silty).
These soils are grouped together as the “sands and gravels” unit. This unit was
Sands and Gravels encountered at 0.2 to 2.7 m below grade (Elev. 322.2 to 316.3+ m) and extends
down to depths of 2.1 to 8.8# m below grade (Elev. 315.7 to 312.4+ m).

The sands and gravels unit is generally light brown to brownish grey and moist.
This unit contains occasional rock fragments, inferring the presence of cobbles.

The bedrock beneath the Property is dolostone containing vuggs of various sizes
and occasional fractures. Bedrock was encountered in multiple boreholes by
Grounded and Pinchin, underlying the sand and gravel layer at an elevation range
of 315.7 to 312.4 masl. This corresponds to a depth of approximately 6.1 to 9.1
mbgs on the exterior portion of the Property (north), and 2.1 to 3.3 mbgs within
the building footprint (south).

Bedrock Bedrock was confirmed by rock cores recovered in boreholes 301, 302, 401, 402,
403 and 410 to depths of 7.7 to 13.4 mbgs (Elev. 310.3 to 308.4 masl).
Grounded'’s boreholes 404 to 409 indirectly inferred the top of weathered
bedrock through auger cuttings, split spoon samples, and auger
grinding/resistance observations. Each of these boreholes was terminated due
to auger and sampler refusal (at target investigation depth) at elevations ranging
from Elev. 315.5to 312.3 masl.

6.1.2 Properties of Aquifers and Aquitards

The fill material on the Property is hydraulically connected to the underlying soils.
Stormwater is expected to infiltrate this unit and slowly migrate towards the water
table. It is a high permeability unit due to the coarse texture and heterogeneous
composition of the soil.

Earth Fill

The native sands and gravels are hydraulically connected to the overlying fill
Sands and Gravels materials and underlying fractured bedrock. On the northern portion of the
Property, the groundwater table was observed within this unit.

Groundwater flows through the weathered zone and discrete fractures in bedrock.
On the southern portion of the Property, the groundwater table was observed
within this unit. The overburden and shallow bedrock appear to be hydraulically
connected and act as a single unconfined aquifer.

Bedrock
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6.1.3 Rationale for Choice of Aquifers and Aquitards Investigated

The sands and gravels and dolostone bedrock were both chosen for investigation due to the
following:

» Possibility of free groundwater present

= Possible presence of mobile contamination

» The likelihood of vertical migration of groundwater from the overburden to the bedrock
» The likelihood of horizontal migration of groundwater across the site

6.2 Groundwater Elevations and Flow Direction

A total of seven (7) monitoring wells were installed by Grounded in addition to the eight (8)
previously installed wells by Pinchin. Monitoring wells were installed within the APECs identified
in the Phase One ESA for the Property (Grounded, 2025).

Screened intervals of the monitoring wells were selected for the collection of groundwater
samples within two hydrostratigraphic units observed at the Property; the sands and gravels
overburden and the dolostone bedrock. Five (5) wells were screened within the sands and gravels,
and ten (10) wells were screened within the bedrock.

Several seasonal groundwater monitoring events have been completed by both Pinchin and
Grounded to date, using a Solinst interface probe:

» Spring: May 2022, March to May 2023

= Summer: July 2016, July to August 2019, June to August 2022, July to August 2025
» Fall: September 2022, November 2022, September to October 2025

»  Winter: December 2022, February 2023

Groundwater levels by both Grounded and Pinchin are presented in Table 1. To determine the
groundwater elevation in the monitoring well, the following calculation was completed:

Geodetic Ground Elevation (masl) — Measured Depth to Water Table (m) = Groundwater Elevation (masl)

No light non-aqueous phase liquids (LNAPL) or dense non-aqueous phase liquids (DNAPL) or
free-flowing products were detected on the Property to date.

Excluding historical outliers identified in Table 1, the groundwater table was encountered at
Elev. 316.4 to 313.6 masl. This corresponds to a depth of approximately 5.2 to 7.1 mbgs on the
exterior portion of the Property (north), and 2.4 to 4.1 mbgs within the building footprint (south).
The shallowest groundwater depth was measured at 2.4 mbgs (Elev. 315.1 masl) in PIN-MW205
on June 1, 2022 (southwest portion of the Property). Based on the groundwater elevations
observed in both hydrostratigraphic units at the Property, these units appear to be hydraulically
connected and act as a single unconfined aquifer.
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Groundwater was determined to flow locally to the southeast. Regionally, groundwater is
expected to flow southeast towards the Speed River and ultimately to Lake Ontario. To inform
contaminant migration patterns, groundwater contours are presented in Figures 5A (overburden
wells) and 5B (bedrock wells).

Based on the available groundwater level measurements (excluding anomalous values), there
appears to be reasonable seasonal fluctuation in the water table of +0.3 to 1.5 m. Additional
seasonal groundwater level monitoring is currently underway by Grounded to further confirm the
seasonal groundwater conditions.

Based on the shallowest groundwater levels observed at the Property, there is potential for buried
utilities to influence groundwater flow during high flow season.

6.3 Groundwater Hydraulic Gradients

The horizontal hydraulic gradient of the two hydrostratigraphic units was determined. The
horizontal gradient in the overburden (sands and gravels unit) was on average 0.07 m/m
southeasterly based on the following:

= PIN-MWO07 & PIN-MW203 - 0.07 m/m

= PIN-MW201 & PIN-MW202 - 0.06 m/m

The horizontal gradient in the bedrock was on average 0.02 m/m southeasterly based on
the following:

= BH302 & BH403 - 0.02 m/m
= PIN-MW205 & PIN-MW206 — 0.02 m/m
= BH410 &BH403 - 0.02 m/m

The average vertical hydraulic gradient at the Property was determined to be approximately
0.09 m/m downwards based on the following:

= 0.03 m/m downwards based on groundwater levels in PIN-203S and PIN-203D

= 0.08 m/m downwards based on BH302 and PIN-MWO07

= 0.15 m/m downwards based on BH410 and PIN-MW201

= Earth Fill - 1.0 x 106 based on typical reported values (Freeze and Cherry, 1979)
= Sands and Gravels — 2.4 x 10° based on in-situ testing
= Dolostone Bedrock — 6.5 x 10 based on in-situ testing

6.4 Fine-Medium Soil Texture

Grain size analyses were completed for selected soil samples from the boreholes at the Property.
Based on the grain size analysis completed, it was determined that at least 1/3 of the soil at the
Property, measured by volume, consists of coarse textured soil. Therefore, the qualified person
has determined that coarse textured soil standards will be applicable for this Property.

The grain size analysis is provided in Appendix E.
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6.5 Soil Quality

For discussion and illustration purposes, the analytical information from the 2016 Phase Il ESA
and 2022 Phase Two ESA by Pinchin has been relied upon and included in the following sections
of this report.

6.5.1 Location and Depth of Samples

As outlined in the following table, soil samples were analyzed for one or more COPCs identified
in the Phase One ESA and to delineate previously identified soil exceedances. The following
additional sampling was also completed to inform potential health and ecological risks from the
identified COCs:

» The production of methyl mercury is primarily attributed to the anaerobic conversion of
inorganic mercury by microbes in an aquatic environment. It is noted that there are no
aquatic systems such as surface water bodies, wetlands, or sediments present at the
Property. However, methyl mercury analysis was completed for select samples with
highest mercury concentrations.

e SPLP sampling was completed for BH404 SA4A (the only lead exceedance of the 400s
series boreholes), BH408 SS1A (proximal to PIN-MW203S S1, site maximum for lead) and
BH410 SS1 (proximal to PIN-BHO5 S1, the second highest lead concentration).

F ek | =T
Pinchin Phase Il ESA Investigation (2016)
PIN-BH04 S2 3206?0--13%.4 (Infzirlled) 1.3 Y Y
anaoss | S0 | Spdead | aa | ‘
naoss | SO | Spdemd | aa | ;
PIN-MWO07 S9 6.1-6.9/ | Sandsand | 455 40p vl v

316.1-315.3 Gravels

Pinchin Phase Two ESA Investigation (2022)

PNmwaor st | O 08T Fill 1,3 v v
PR ERE
PIN-MW201 83 | -8 %0 ) Fill 1,3 v
PIN-MW20254 | 25-23) Fill 1,3 v v
PIN-MW203s 51 | D008/ Fill 1,3 v
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PIN-DUP3 0.0-0.6/ il 13
(PIN-MW203S S1) 321.7-321.1 !
PIN-MW2035 52 | o013/ Fill 1,3
PIN-MW203S S4 3125.34_-23;2 é.s S?;T:\?eellg ‘ 13
PIN-MW20asT | o 0°00) Fill 1,3
PIN-MW20as2 | 87 1AT Fill 1,3 %
PIN-DUP2 0.8-1.4/ i 1 3
(PIN-MW204 S2) | 321.1-320.5 '
ewamaossa | 28181 | St | 2k
PIN-MW206s2 | 0 LS Fill 1,4,5,6 %
PINMW206S3 | oS 2] | S | 1456 LT
(PM\TWVD%E_; s3) 41653159 Sgr:g\s/eal]g T 1456 Y
PIN-BH207S1 | o0 08) Fill 1,37
wanarrsa | S818 | St |1 11T
PIN-BH207 54 32263- _3%.2 S?;T:\?eellg a7
PIN-BH208ST | 0 0% Fill 1,3
PIN-BH209S1 | 0 08! Fill 1,3
PIN-BH209S2 | 815/ Fill 1,3
PINBH210ST | o001 500 | aravele. 1.3
PIN-BH210S2 | 5o0 00 Sgr::\slee;g ‘ 1.3
PIN-MW211 52 3107'.64_-13;%6/.8 S?;T:\?eellg ? 13456 Y
(PII\FI)-III\\I/I-V?lgﬁ) %zsz) 41943168 Sgr:g\s/eal]g T 1456 YT
Grounded (July 2025)
BH301 SS1 o Fill DD v
BH301 SS2 S Fill 1 viiv|v
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1.5-21/ .
BH301 SS3 319.7-319 Fill 1,2,3
23-29/ Sands and
BH301 5S4 3189-3183 | Gravels 123
02'08/ . 15 25 35 7!
BH302 SS1 3793914 Fill ToB
Dup32 0.2-0.8/ Fill 1,2,3,7,
(BH302 SS1) 322-321.4 10B
0.8-1.4/ )
BH302 SS2 3214-3208 Fill 7,10B
1.5-21/ Sands and 1,2,3,7,
BH302SS3 320.6 - 320 Gravels 108
6.1-6.7/ Sands and
BH302 SS7 316-3154 | Gravels | 17108
Grounded (October 2025)
0.5-0.9/ )
BHO5B SS1B 3207-3202 Fill 1
0.3-0.9/ ]
BH203B SS1 321.4-320.8 Fill 1
0.6-1.2/ ]
BH208B SS1 3213 -320.7 Fill 1
20-21/ .
BH301B SS1B 319.1-318.9 Fill 1
DUP31B 1B 20-21/ Fill 1
(BH301B SS1B) 319.1-318.9
23-29/ Sands and
BH3028 SS1 319.8-319.2 Gravels 1.7,108
3.8-44/ Sands and
BH3028B SS2 318.3-317.7 Gravels 1.7,108
0.2-0.8/ Sands and
BHA401 SST 317.8-317.2 | Gravels 128 Y
0.8-1.4/ Sands and
BH401 SS2 317.2-316.6 Gravels 1
1.5-21/ Sands and
BH401 SS3 316.5-3159 Gravels 1.8
21-2.7/ Sands and
BHA401 SS4 3159-3153 | Gravels 1.2
0.3-0.9/ Sands and
BHA402 SST 3178-317.2 | Gravels 12,8 Y
09-1.5/ Sands and
BH402 SS2 317.2-316.6 Gravels 1
Dup422 09-1.5/ Sands and 1
(BH402 SS2) 317.2-316.6 Gravels
1.5-21/ Sands and
BHA402 SS3 316.5-3159 | Gravels !
Dup423 1.5-21/ Sands and 1
(BH402 SS3) 316.5-315.9 Gravels
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23-29/ Sands and
BH402 SS4 315.8-315.1 Gravels 1.2
0.2-0.8/ Sands and
BH403 SS1 317.8-317.2 Gravels 12,456
0.8-1.5/ Sands and
BH403 SS2 317.2-316.6 Gravels 124,56 Y
1.5-21/ Sands and
BH403 SS3 316.5-315.9 Gravels 14,56
23-2.8/ Sands and
BH403 SS4 315.8-315.2 Gravels 12,456
Dup434 23-28/ Sands and 12456
(BH403 SS4) 315.8-315.2 Gravels e
0.1-0.7/ .
BH404 SS1 321.5-3209 Fill 1,2,3
0.8-1.4/ .
BH404 SS2 320.9 - 3203 Fill 1
1.5-21/ .
BH404 SS3 320.1-319.5 Fill 1
23-26/ .
BH404 SS4A 319.3-319 Fill 1,2,3
3.4-37/ .
BH404 SS5B 318.2-318 Fill 1,2,3
3.8-44/ .
BH404 SS6A 317.8-3173 Fill 1,2,3
46-5.2/ Sands and
BH404 SS7 317.1-316.4 Gravels 123
0.1-0.7/ ]
BH405 SS1 321.7- 321 Fill 1,2,3
0.8-1.2/ Sands and
BHA405 SS2 321-320.6 Gravels 1.3
Dup452 0.8-1.2/ Sands and 13
(BH405 SS2) 321-320.6 Gravels !
1.5-21/ Sands and
BHA405SS3 3202-319.6 | Gravels 123
3.1-3.7/ Sands and
BHA05 SS5 318.7-3181 | Gravels 1.3
43-44/ Sands and
BH405 SS68B 317.5-317.3 Gravels 123
Dup456B 43-44/ Sands and 1
(BH405 SS6B) 317.5-317.3 Gravels
46-52/ Sands and
BH405 SS7 317.2-316.6 Gravels 123
Dup457 46-52/ Sands and 123
(BH405 SS7) 317.2-316.6 Gravels T
0.1-0.7/ ]
BH406 SS1 321.5-3209 Fill 1,2,3 v
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(53:82 ?3131) 3215 5000 Fill 1.3 Y
uoesss | 31371 | was | 1
Dup465 3.1-37/ Sands and 123
(BH406 SS5) 318.6-318 Gravels T
nsse | 0752 | S |
Dup466 46-52/ Sands and 123
(BH406 SS6) 317-316.4 | Gravels 2
s | sl s |
BHa07SSTA | 107 Fill 1,2,3
BHA07SS2A | 87090 Fill 1
BHA07SS3 | Lo Fill 1,2,3
warsoun | 23230, | st |
v | 20350 | 2|
AR AR
DUP 476 46-52/ Sands and 13
(BH407SS6) | 316.2-3155 | Gravels '
ounsey | 582w |
BHaosssTA | 1027 Fill 1,2,3
BH408 SS1B 3%12'59'3‘,‘2/1 Fill 1
BHaosssic | Ot 000 Fill 1,3
BHa08SSSA | ot S0 o | et !
81408557 | o5l as | S | 123
BHA09 SS1 3252521 6 S?;T:\?eellg a7 Y
e N o e
onssn | 2t | oot | oo
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) o = (%) 7} 7} 7}
Depth (mbgs)/ APEC 4 2 2 -E’ 3| T | O 58| &4 218
S Ol Elev (masl) LU Assessed | 21 & | & g S1E|IR|S|8|c|0©
6.1-6.7/ Sands and
v v v
BHA409 SS7 316.2-315.6 Gravels 1.7
DUP 497 6.1-6.7/ Sands and
1,7 v 4
(BH409 SS7) 316.2-315.6 Gravels !
76-8/ Sands and
v v
BHA409 SS8 314.7-314.3 Gravels 1.2.3,7
0.1-0.7/ )
v v v
BH410 SS1 M&l 321.2-3206 Fill 1,2,3
0.8-1.4/ )
v v v v
BH410 SS2 320.5-319.9 Fill 1
1.6-21/ Sands and
v v
BH410SS3B | 3197.3192 | Gravels 123
23-24/ Sands and
v v
BH410 SS4A 319-318.9 Gravels 1
24-29/ Sands and
v v
BH410 S48 318.9-318.4 Gravels 1
3.1-3.7/ Sands and
v
BH410 SS5 318.3-317.6 Gravels 12,3
DUP 4105 3.1-37/ Sands and 123 v
(BH410 SS5) 318.3-317.6 Gravels T
6.1-6.6/ Sands and
v
BH410 SS7 315.2-314.7 Gravels 1.3 Y Y Y

*Soil samples were submitted for one or more of the following ORPs: Cyanide (CN-), Mercury (Hg), Hexavalent Chromium (Cr(V1)), low or high
pH, Boron Hot Water Soluble (B-HWS), Electrical Conductivity (EC), Sodium Adsorption Ratio (SAR).

6.5.2 Comparison to Applicable Standards

Selected soil samples were analyzed for the following Contaminants of Potential Concern
(CoPCs) during the Pinchin and Grounded investigations:

= Metals
» Hydride-forming Metals (H-Ms)
o Arsenic (As), Selenium (Se), Antimony (Sb)
» Select Other Regulated Parameters (ORPs)
o Boron Hot-Water Soluble (B-HWS), Cyanide (CN-), Electrical Conductivity (EC),
Sodium Adsorption Ratio (SAR), Hexavalent Chromium (Cr(VI)), Mercury (Hg)
* Polycyclic Aromatic Hydrocarbons (PAHSs)
= Chlorophenols (CPs)
= Petroleum Hydrocarbons (PHCs)
= Volatile Organic Compounds Il - Benzene, Toluene, Ethylbenzene, Xylene (BTEX)
» Volatile Organic Compounds | (VOCs)
= Polychlorinated Biphenyls (PCBs)
* Organochlorine Pesticides (OCs)
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* THMs - Due diligence only

The results of the analysis were compared to the applicable SCS for the Property (Table 2 RPICT)
The laboratory certificates of analysis are provided in Appendix F. The results of the soil chemical
analysis are provided in Tables 2 to 6 and presented on Figures 7 to 35.

Metals Exceeds Lead:

= PIN-BHO05 S1

= PIN-MW203S S1
= PIN-BH207 S1

= BH301 SS3

= BH404 SS4A

Zinc:

= PIN-BH04 S2

H-Ms Meets None

ORPs Exceeds Hg:

=  PIN-BHO05 S1

=  PIN-BHO06 S1

= PIN-MW203S S1 (duplicate)
= PIN-BH208 S1

= BH301SS3

=  BH404 SS4A

EC/SAR - refer to Section 6.5.2.1
High pH - refer to Section 6.5.2.2

PAHs Exceeds Benzo(a)pyrene, fluoranthene:
=  PIN-BH04 S2
= BH301SS3
=  BH404 SS1
CPs Meets None
F3:
= BH301 SS2
= BH302 SS1 (duplicate)
= BH302SS2
PHCs Exceeds =  BH404 SS2
= BH404 SS3
=  BH405 SS1
=  BH406 SS1
=  BH409 SS1
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Meets/Exceeds

Table 2 RPI CT SCS i

Parameter Group

F4 gravimetric:

= BH301 SS2
= BH302 SS2
= BH404 SS2
= BH404 SS3
= BH405 SS1
= BH406 SS1
= BH409 SS1
Benzene:

BTEX Exceeds
= BH407 SS2A

VOCs Meets None

PCBs Meets None

OCs Meets None

6.5.2.1 Exemption of Salt Related Exceedances in Soil (0.Reg. 153/04 Sec 49.1)

Chemical analysis of the soil indicates that there are exceedances of the Table 2 RPI CT SCS for
Electrical Conductivity and Sodium Adsorption Ratio (salt related compounds).

The northern portion of the Property is used for at-grade parking. The Property is bounded by
municipal roadways to the east, south and west, along with their associated sidewalks. The
parking areas, roadways and sidewalks are all salted during the winter months for safety
purposes.

The Qualified Person has determined, based on the Phase One and Phase Two Environmental
Site Assessments, that a substance (salt) has been applied to the parking areas, adjacent
roadways and sidewalks for the safety of vehicle and pedestrian traffic under conditions of snow
and ice. The applicable Site Condition Standards for soil are exceeded at the Property solely
because of the reasons stated above. As per O.Reg. 153/04 Sec 49.1, the Site Condition
Standards are deemed to be met for the purpose of Part XV.1 of the Act.

6.5.2.2 Anomalous High pH Results

Ten (10) surface soil samples (from above 1.5 m) at the Property had pH ranging from 7.9 to 8.2.
Twenty-eight (28) sub-surface soil samples (from soil below 1.5 m) at the Property had pH
ranging from 7.8 to 8.4.

However, two (2) surface soil pH samples had elevated pH levels as follows:

e BH404 SS1(0.1-0.7 mbgs) — pH =9.21
«  BH405SS1 (0.1 -0.7 mbgs) - pH = 10.42
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As shown on Figure 7, all thirty-eight (38) other soil pH samples collected (10 surface soils and
28 sub-surface soils) were within the acceptable range (pH >5 and <9), it is the QP’s opinion that
these surface soil results are anomalous, likely due to erroneous inclusion of surficial engineered
aggregate materials (limestone based crushed granular).

It is intended that additional sampling will be completed within 1 m of these anomalous results
to confirm the pH of the surface soils, and if confirmed, these localized areas will be remediated
in accordance with Schedule E, Section 40 prior to RSC filing. Therefore, Table 1 SCS have not
been applied to the Property.

6.5.3 Contaminants of Concern

The Contaminants of Concern associated with the earth fill on the Property are:

= |ead
= Zinc
n Hg

= Benzo(a)pyrene
* Fluoranthene

= PHCF3
= PHCF4
=  Benzene

The Contaminants of Concern associated with the native soils (upper native only) on the Property
are:

* |Lead

= Zinc

n Hg

= PHCF3
= PHCF4

6.5.4 Contamination Impact on Other Media

Metals, mercury, PAH, PHC and BTEX impacts were identified in the earth fill. Metals, mercury
and PHCs were also identified in the upper native soils. These contaminants could potentially
migrate into the deeper native soils or groundwater via leaching or diffusion. Based on the results
of the investigation, these contaminants were not identified in the deep native soil or
groundwater. As such, it is unlikely that the contaminants in the fill will impact the other media on
the Property.
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6.5.5 Chemical or Biological Transformations

The production of methyl mercury is primarily attributed to the anaerobic conversion of inorganic
mercury by microbes in an aquatic environment. It is noted that there are no aquatic systems
such as surface water bodies, wetlands, or sediments present at the Property. Therefore,
chemical or biological transformations are unlikely. However, based on the results of methyl
mercury analysis for samples with/near the highest mercury concentrations at the Property, the
applicable SCS were met.

6.5.6 Presence of Light or Dense Non-Aqueous Phase Liquids

No light non-aqueous phase liquids (LNAPL) or dense non-aqueous phase liquids (DNAPL) were
detected in the soil on the Property.

6.6 Groundwater Quality

For discussion and illustration purposes, the analytical information from the 2016 Phase Il ESA
and 2022 Phase Two ESA by Pinchin has been relied upon and included in the following sections
of this report.

6.6.1 Location and Depth of Samples

Screen 9 g x [7) 7} DY 7} %)
samplelD | oerhinben/ | Sre” | assessed | 3585 |2 |5 (8|88 3
Pinchin Phase Il ESA Investigation (2016)
owvaner | 4478 [ Swdoand | 1010 |
Pinchin Phase Two ESA Investigation (2022)
PIN-MW07 3147'%8--73;?4.7 Sgr::\s/eellgd 1t013i9t0 Y R
evzor | (88750 | s | o |
ooz | (60| Sodand | aE
e T |
PIN-MW203D 317?;(.38_-93;‘112/.3 Bedrock 1,10,11 v v
PIN-MW204 314?§3--7é?z{.3 Bse?ﬂgi'k 103911 ) v | v | v I v | ¥
PIN-MW205 3134'14-_5?;?2/.1 Bedrock 1,9, 11 v v
PINMw206 | 3403 | Bediock | MRS v v v vy
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(PF;:\l’\fl_\/lD\l/Jsz)gs) 3134%7--43;33{.1 Bedrock | 2'141t0 > Y A A
Grounded (July 2025)
o | 4757 [t Texee | L[]
PIN-MW203D | "9°%87 | Bedrock | 1030 v v v vy
PNMW206 | S48 | Bedrock | MRS v v v vy
BH301 oo 198 | Bedrock | 110311 | v | v | v | v | v
(3523(311) a9 9108 | Bedock | 10311 | v | v vy
BH302 q 1340 | Bedrock | T30 v v v |y
Grounded (October 2025)
PIN-MWO7 3147.%8--73;?4.7 S?;T:\S/eellgd ”0131'gto Y A I
PIN-MW203D | "9°%87 | Bedrock | 1030 v v v vy v | v
PNMw206 | 5493 | Bedrock | MRS v v v vy
BH301 oo 198 | Bedrock | 110311 | v | v | v | v | v
BH302 AR I S IR R O R I v v
S| 2R | ewn | 10| |- ap
BH401 e 7Ol | Bedrock | 1103911 | v | v | v | v | v
AR T
BH402 3134_74'_63'; 1/ 3 Bedrock 1,2,11 v VvV
BH403 arny b | Bedrock | 2R ]y
BHA04 31?.61) -—7'36; 2.0 S?;T:\?ee;g R L A A I R

*Groundwater samples were submitted for one or more of the following ORPs: Cyanide (CN-), Mercury (Hg), Hexavalent Chromium

(Cr(v1)), Sodium (Na), Chloride (Cl).
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Field filtering was completed as per the requirements of the MECP “Protocol for Analytical
Methods Used in the Assessment of Properties under Part XV.1 of the Environmental Protection
Act” July 2011.

6.6.2

Comparison to Applicable Standards

Selected groundwater samples were analyzed for Contaminants of Potential Concern (CoPCs) of
the following:

Metals
H-Ms
o As,Se Sb
Select ORPs
o Cr(VI), CN-, Hg, Chloride (CI-)
Sodium (Na)
PAHs
CPs
Acid/Base/Neutral Compounds (ABNs)
PHCs
BTEX
VOCs
OCs

THMs - due diligence only

The results of the analysis were compared to the applicable SCS for the Property (Table 2 RPI)
The laboratory certificates of analysis are provided in Appendix F. The results of the groundwater
chemical analysis are provided in Tables 7 to 11 and presented on Figures 36 to 44.

Parameter Group Tarlze;séi)l(?: fcs Notes

Metals Meets None

H-Ms Meets None
ORPs Meets Na/Cl - refer to Section 6.6.2.1

PAHs Meets None

CPs Meets None

ABNs Meets None

PHCs Meets None
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Parameter Group Tal\t’:l:e;sr/(i)l(?: ?CS Notes

BTEX Meets None

VOCs Exceeds Chloroform:
=  PIN-MW201
=  PIN-MW203D
=  PIN-MW204
=  PIN-MW205
=  PIN-MW206
=  BH301
=  BH302
=  BH401
=  BH402
=  BH403
= BH404
=  BH410

OCs Meets None

6.6.2.1 Exemption of Salt Related Exceedances in Groundwater (O.Reg. 153/04 Sec 49.1)

Chemical analysis of the groundwater indicates that there are exceedances of the Table 2 RPI
SCS for sodium and chloride (salt related compounds).

The northern portion of the Property is used for at-grade parking. The Property is bounded by
municipal roadways to the east, south and west, along with their associated sidewalks. The
parking areas, roadways and sidewalks are all salted during the winter months for safety
purposes.

The Qualified Person has determined, based on the Phase One and Phase Two Environmental
Site Assessments, that a substance (salt) has been applied to the parking areas, adjacent
roadways and sidewalks for the safety of vehicle and pedestrian traffic under conditions of snow
and ice. The applicable Site Condition Standards for groundwater are exceeded at the Property
solely because of the reasons stated above. As per 0.Reg. 153/04 Sec 49.1, the Site Condition
Standards are deemed to be met for the purpose of Part XV.1 of the Act.

6.6.3 Contaminants of Concern
The only Contaminant of Concern associated with the groundwater on the Property is chloroform.

It is the Qualified Person’s opinion that these impacts are likely due to municipal water leakage
based on the following supporting evidence:

= The Phase One and Phase Two ESAs identified a water main present along Wyndham
Street, as well as fire hydrants present upgradient along Farquhar Street and Fountain
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Street which are likely serviced by municipal water. Based on the surface grade of these
streets, utilities are likely present within the overburden or shallow bedrock.

* Multiple rounds of VOC sampling (2022 to present) indicated that the concentrations of
chloroform across the site have generally been stable and all other VOC | parameter
results have been non-detect.

= Review of publicly available environmental reports for the nearby historical coal
gasification plant and adjacent municipal streets indicated low levels of chloroform (2.4
to 3.2 ug/L) similar to the subject site are also present in wells along Wyndham Street.

6.6.4 Contamination Impact on Other Media

Chloroform impacts were identified in the groundwater on the Property. Chloroform in the
groundwater could potentially adsorb to site soils, however, adsorption to soil with low organic
content is poor. Based on the results of the investigation, chloroform was not detected in the soils
at the Property. As such, it is unlikely that chloroform in groundwater will impact site soils.

6.6.5 Chemical or Biological Transformations

Significant chemical or biological transformations of chloroform are unlikely to occur in the
groundwater given the nature of the contaminant and the impacted stratigraphy.

6.6.6 Presence of Light or Dense Non-Aqueous Phase Liquids

No light non-aqueous phase liquids (LNAPL) or dense non-aqueous phase liquids (DNAPL) were
detected in the groundwater on the Property.

6.7 Quality Assurance and Quality Control Results

Quality Assurance (QA) and Quality Control (QC) were maintained as per described in
Section 5.12 above during the Grounded investigation. In addition, laboratory results were
compared to MECP standards for QA/QC under Ontario Regulation 153/04 which requires
laboratory results to meet specific method detection limit (MDL) conditions. The sampling and
analysis performed conformed with the following guidelines:

1. Ministry of the Environment, Conservation and Parks Guidance on Sampling and
Analytical Methods for Use at Contaminated Sites in Ontario.

2. Protocol of Analytical Methods Used in the Assessment of Properties under Part XV.1 of
the Environmental Protection Act of Ontario.

Duplicated samples were submitted at a rate of 10% for both soil and groundwater samples.
When groundwater samples were collected for VOCs analysis, one (1) trip blank sample was
included with each laboratory submission.
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All samples collected and submitted for analysis adhered to the holding times, preservation
methods, storage requirement and container type as specified by the guidelines listed above.

6.7.1 Subsection 47 (3) of the Regulation

All certificates of analysis or analytical reports received pursuant to clause 47 (2) (b) of the
regulation comply with subsection 47 (3). A certificate of analysis or analytical report has been
received for each sample submitted for analysis. All certificates of analysis or analytical reports
received have been in full in an appendix to the Phase Two ESA report.

6.7.2 Laboratory Qualification of Results

The laboratory did not make any significant comments that changed the outcome of the analytical
results regarding the soil and groundwater samples.

6.7.3 Overall Quality of Field Data

Decision-making related to the quality of field data of the Property was not affected. The overall
quality of the field data was considered by the Qualified Person to meet the objectives of the
investigation and assessment.

6.8 Phase Two Conceptual Site Model

Phase Two Conceptual Site Model (CSM) is prepared for the Property and is provided in
Appendix G.

7 Conclusions

The location and concentration of contamination is provided below:

There were exceedances of the applicable Site Condition Standards noted in the earth fill
and/or native soils for the following parameters:
= Lead
= Zinc
* Hg
Soil = Benzo(a)pyrene
*  Fluoranthene
= PHCF3
= PHCF4
= Benzene
The locations of all soil exceedances are presented in Figures 7 to 35.
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Groundwater

There were exceedances of the applicable Site Condition Standards noted in the groundwater
for chloroform.

The locations of all groundwater exceedances are presented in Figures 37 to 44.

Exceedances of the applicable SCS were identified in the soil and groundwater on the Property.
Two (2) locations with high surface soil pH must be further assessed to confirm the pH quality of
the surface soils. to apply Table 2 RPI CT SCS to the Property.

Whether the applicable Site Condition Standards for contaminants on, in, or under the Property
were met as of the certification date is as follows:

Earth Fill The applicable SCS were not met in the earth fill on the Property.
Soil

Native The applicable SCS were not met in the native soils on the Property.
Groundwater The applicable SCS were not met in the groundwater on the Property.

Based on the above, it is concluded that there are potential risks associated with the Phase Two
Property in relation to the Human and Ecological Receptors due to the identified CoCs in soil and
groundwater onsite. Remediation or Risk Assessment (RA) is required to address the CoCs prior

to filing for RSC.

Based on projected development timelines, the owner intends to complete a Risk Assessment to
address the impacts, prior to filing an RSC.
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8 Signatures

The Phase Two ESA has been completed in accordance with O. Reg. 153/04 by Eve Norman,
B.A.Sc. under the direction and supervision of Suvish Melanta, P.Eng., QPesa. The findings and
conclusions presented in this report have been determined based on the information that was
obtained and reviewed from previous investigations provided and on the current investigation for
the Phase Two Property.

We trust that this report meets your requirements at present.

For and on behalf of our team,

ENGINEERING ™
Eve Norman, B.A.Sc. uvish Melanta, P.Eng., QPesa
Project Coordinator Senior Associate

David MacGillivray, P.Geo., P.Eng., QPesa-ra
Principal
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10 Limitations and Restrictions

The Phase Two ESA report was prepared for the purpose of identifying potential environmental
concerns, including an assessment of the likelihood that the environmental quality of the soil and
groundwater at the Property may have been adversely affected by past or present practices at the
Property, and/or those of the adjacent properties prior to development of the Property. Any use
of which a third party makes of this report, or any reliance on or decision to be made based on it,
are the responsibility of such third parties. Grounded Engineering Inc. does not assume any
responsibility for errors, omissions, damages or other limitation pertaining to third parties.

The information presented in this report is based on information collected during the completion
of the subsurface investigation conducted by Grounded Engineering Inc. It is based on conditions
at the Property at the time of the inspection. The subsurface conditions were assessed based on
information collected at specific borehole and monitoring well locations. The actual subsurface
conditions between sampling points may be different.

The conclusions presented in this report are based on work undertaken by trained professional
and technical staff and are the product of professional care and competence. The report cannot
be construed as legal advice or as an absolute guarantee.

If new information regarding the environmental condition of the Phase Two Property is identified
during future work, or outstanding responses from regulatory agencies indicate outstanding
issues on file with respect to the Phase Two Property, Grounded Engineering Inc. should be
notified so that we may re-evaluate the findings of this assessment and provide amendments.

The authorized users of this report are Fitzrovia Residential Inc., for whom this report has been
prepared. Grounded Engineering Inc. maintains the copyright and ownership of this document.
Reproduction of this report in any format or medium requires explicit prior authorization from
Grounded Engineering Inc.
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