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October 13, 2022

Oscar Piovesan

Edenshaw SSR Developments Limited
201-129 Lakeshore Rd E
Mississauga, ON L5G 1E5

Dear Oscar Piovesan:

Re: Phase One Environmental Site Assessment, 49 South Service Road, Mississauga, ON
Project #: 2204701

We are pleased to present our Phase One Environmental Site Assessment (ESA) report for the above-
noted property. The scope of this Phase One ESA conforms to the requirements outlined in Ontario
Regulation 153/04 and 407/19. This Phase One ESA does not include sampling or testing and is based
solely on visual observations and a review of available or supplied factual data. The purpose of this Phase
One ESA is to support development approval applications with the City of Mississauga and is required to
support filing of a Record of Site Condition (RSC) with the Ministry of the Environment, Conservation and
Parks (MECP).

The report provides information from Palmer’s site reconnaissance, historical record review, interviews with
knowledgeable individuals, and our conclusions for your consideration.

We trust that this report will be satisfactory for your current needs. If you have any questions or require
further information, please contact our office at your convenience.

Yours truly,

I almerm

Sarah Sipak, B.Sc., P.Geo (limited), QPesa
Environmental Geoscience Team Lead
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Executive Summary

Palmer is pleased to provide this Phase One Environmental Site Assessment (ESA) report to Edenshaw
SSR Developments Limited. The Phase One ESA was prepared for the parcel of land located at 49 South
Service Road, Mississauga, ON (hereafter collectively referred to as the “Phase One Property”).

It is Palmer’s understanding that the purpose of this Phase One ESA is to support development approval
applications with the City of Mississauga and is required to support filing of a Record of Site Condition
(RSC) with the Ministry of the Environment, Conservation and Parks (MECP). The Phase One Property
(also referred to as the "Subject Property" or "Site") is contemplated for residential redevelopments with a
22-storey tower, 4-storey podium, and an underground parking following demolition of the existing buildings.
The Phase One ESA Report has been prepared in accordance with Schedule D of Ontario Regulation
407/19 (amending Ontario Regulation 153/04) under the Environmental Protection Act (EPA). The Phase
One ESA includes an assessment of the Site and adjacent and neighbouring lands within a 250-metre (m)
radius from the boundary of the Phase One Property (hereafter referred to as the “Phase One Study Area”).

The Phase One Property is a 1.09-acre, irregular shaped, parcel of land located on the south side of Queen
Elizabeth Way, north of the intersection with Hurontario Street in Mississauga, Ontario. Building structures
on the Site include a 334-m? two-storey former Ontario Provincial Police (OPP) office building (with a partial
basement) with a 111-m?2 single-storey attached detention area, a 143-m?2 garage, and two (2) canopy
structures. The Phase One Property has been vacant since August 2020. The remaining parts of the Site
comprise an asphalt-paved parking lot and landscaped grassed areas.

The Phase One Study Area (“surrounding area”) covers land uses within a 250 metre (m) radius of the
Phase One Property. The Phase One Study Area is developed with commercial, residential, and
institutional land uses.

There are no water bodies or areas of natural significance on the Phase One Property. However, Mary Fix
Creek exists approximately 230 m south of the Phase One Property in the Phase One Study Area, which
flows southeastward to Lake Ontario.

Historically, the Site was first developed prior to 1952 with a single building on the southern portion of the
Phase One Property. The Phase One Property was subsequently redeveloped in the early 1960s with the
current buildings. Tenants of the building have included the OPP.

Based on the findings of the historical records review, Site reconnaissance, and personal interviews, it was
concluded that five (5) potentially contaminating activities (PCAs) were identified either on the Phase One
Property or within the Phase One Study Area. These PCAs were deemed to be contributing to five (5)
areas of potential environmental concern (APECs) on the Phase One Property. The identified PCAs and
APECs are as follows:
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Table A. Summary of APECs and PCAs
Media
A_Iglti:gtlc:’: tcl"lfe Location of PCA Contaminants of l?g::g;'t?:‘y
APEC Phase One PCA (On-Site or Off- Potential Concern (Ground water
Site) (COPC) - ’
Property Soil and/or
Sediment)
#52: Storage, Petroleum Hydrocarbons
maintenance, On-Site — (PHCs), Benzene,
fueling and repair Historical Toluene, Ethylbenzene,
APEC #1 Southern Portion of equipment, automotive repair and Xylenes (BTEX), Soi
: . : : oy - X oil and Ground
Automotive Repair of Phase One vehicles, and operations within Volatile Organic water
Operations Property material used to the Garage Compounds (VOCs),
maintain building since the Metals, Arsenic (As),
transportation early 1960s. Antimony (Sb), Selenium
systems (Se)
On-Site — Former
APEC #2 . #28: Gasoline diesel backup
Historical Fuel Southern Portion and Associated | generator with 50 Soil and Ground
of Phase One . PHCs, BTEX
Aboveground Storage Property Prodgcts Storage ggllgn diesel AST water
Tank (AST) in Fixed Tanks | within the Garage
building
On-Site —
Presence of
. #28: Gasoline diesel-fired
APEC #3 oLz el and Associated | backup generator Soil and Ground
o of Phase One . PHCs, BTEX
Existing Fuel AST Property Prodgcts Storage W'Ith 50-gallon water
in Fixed Tanks diesel AST at
exterior of the
Garage building
On-Site — Former
. . 1,000-gallon
. APEC #"T .| Eastern Portion of #2(§3AGasglltr1% heating oil UST Soil and G d
Historical Heating Oil Phase One Pand SSOSCIa €4 1 |ocated along the PHCs, BTEX ol and foroun
Underground Storage Property roducts Storage | o+ o terior wall water
Tank (UST) in Fixed Tanks of the Main
building
On-Site —
Historical oily
Northeastern water spill to a
APEC #5 Portion of Phase N/A. Spil ST el PHCs, BTEX el Enel ez
Historical Spill One Property located on the water
northeastern
portion of the Site
in 2009

A Phase Two ESA is recommended to assess subsurface impacts as a result of the aforementioned PCAs
and APECs. The scope of the Phase Two ESA should entail the analysis of representative soil and ground
water samples from the Phase One Property for the contaminants of potential concern identified; including
PHCs, BTEX, VOCs, Metals, As, Sb, and Se. In addition, based on the presence of asbestos and other
designated substances within the on-site buildings, a Designated Substances Survey is recommended prior
to any demolition activities, which may also be required by the City of Mississauga prior to issuing a
demolition permit.

The statements made in this Executive Summary are subject to the same limitations as contained in the
report and should be read in conjunction with the entire report.
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1. Introduction

Palmer was retained by Edenshaw SSR Developments Limited (the ‘Client’) to conduct a Phase One
Environmental Site Assessment (ESA) for the parcel of land located at 49 South Service Road,
Mississauga, ON (hereinafter referred to as the ‘Phase One Property’).

It is Palmer’s understanding that the purpose of this Phase One ESA is to support development approval
applications with the City of Mississauga and is required to support filing of a Record of Site Condition
(RSC) with the Ministry of the Environment, Conservation and Parks (MECP). The Phase One Property
(also referred to as "Subject Property" or "Site") is contemplated for residential redevelopments with a 22-
storey tower, 4-storey podium, and an underground parking following demolition of the existing buildings.
The Phase One ESA Report has been prepared in accordance with Schedule D of Ontario Regulation
407/19 (amending Ontario Regulation 153/04) under the Environmental Protection Act (EPA). The Phase
One ESA includes an assessment of adjacent and neighbouring lands within a 250-metre (m) radius of the
Phase One Property (hereafter referred to as the “Phase One Study Area”).

At the time of the investigation, the Phase One Property was unoccupied and was owned by Edenshaw
SSR Developments Limited. The authorization for Palmer to proceed with the Phase One ESA was given
by Mr. Oscar Piovesan (Executive Director) of Edenshaw SSR Developments Limited. The contact
information for the proponent is provided below:

Company Name: Edenshaw SSR Developments Limited

Company Address: 201-129 Lakeshore Rd E, Mississauga, ON L5G 1E5
Contact Name: Oscar Piovesan

Contact email: oscar.piovesan@edenshaw.com

1.1  Phase One Property Information

The Phase One Property is a 1.09-acre, irregular shaped, parcel of land located on the south side of Queen
Elizabeth Way, north of the intersection with Hurontario Street in Mississauga, Ontario. Building structures
on the Site include a 334-m? two-storey former Ontario Provincial Police (OPP) office building (with a partial
basement) with a 111-m?2 single-storey attached detention area, a 143-m? garage, and two (2) canopy
structures. The Phase One Property has been vacant since August 2020. The remaining parts of the Site
comprise an asphalt-paved parking lot and landscaped grassed areas.

The subject property is located south of Queen Elizabeth Way, north of Hurontario Street, and west of
South Service Road, as shown in Figure 1 and the photographs in Appendix A and Appendix B. The
municipal address is 49 South Service Road, Mississauga with Property Identification Number (PIN) 13504-
0978 (LT).

The legal description of the Phase One Property is Part of Lot 1, Range 2 Credit Indian Reserve, Part 3
43R37754, Subject to an Easement in Gross Over Parts 1 and 2, 43R40056 as in PR3941590, in the City

of Mississauga, Province of Ontario.

A legal plan of survey for the Phase One Property is presented in Appendix C.
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The center of the combined area of the Phase One Property is located in UTM Zone 17, with approximate
coordinates of Easting 613193 m and Northing 4824875 m.

1.2 Scope of Investigation

The Phase One ESA was completed in accordance with Schedule D of Ontario Regulation 407/19
(amending Ontario Regulation 153/04) under the EPA. The purpose of the Phase One ESA is to establish
if potential environmental impacts are likely to be present on the Phase One Property as a result of previous
or current land use on or in the vicinity of the Phase One Property. The following key components were
completed as part of the assessment:

e Review of historical information (i.e. previous reports, site operating records, fire insurance plans,
aerial photographs, occupancy search, etc.);

¢ Request and review of applicable documents (i.e. maps, provincial and federal archives, etc.);

e Review of applicable federal and provincial databases;

e Site reconnaissance and interviews with knowledgeable site representatives;

e Collections of photographs showing the current and past uses of the Site and surrounding area, as
well as potentially contaminating activities (PCAs) and areas of potential environmental
contamination (APECs);

e Tables and maps summarizing and providing the location of each PCA and APEC;

e Evaluation of information from records review, interviews and site reconnaissance; and

e Completion of a conceptual site model (CSM).

The Phase One ESA report was prepared for use by Edenshaw SSR Developments Limited based on
information collected by qualified Palmer staff members in May 2022. The Phase One ESA was prepared
by Bailey Fleet, B.Sc.(Env.) under direct supervision by Sarah Sipak, B.Sc., P.Geo (limited), a “Qualified
Person” (QPesa) as defined by Ontario Regulation 153/04. The qualifications of these Palmer members are
summarized in Section 8.0.
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2. Records Review
21 General Records
2.1.1 Phase One ESA Study Area Determination

The qualified person (QP), Sarah Sipak, B.Sc., P. Geo. (limited), overseeing this Phase One ESA
determined that the conventional distance of 250 m from the Site boundaries was adequate for defining the
Phase One Study Area for all records reviewed. The limits of the Phase One Study Area are depicted on
Figure 1.

2.1.2 First Developed Use Determination

The first developed use of the Phase One Property was determined through the records review as detailed
throughout Section 2 of the Phase One ESA report and summarized below.

An illustrated atlas from 1877 revealed that the Phase One Property was a vacant portion of a much larger
block of land consisting of one (1) single residential dwelling, likely a farmstead, owned by Sir Henry Parker.

A 1952 Fire Insurance Plan depicted the Phase One Property as developed with a former smaller building
occupied by Ontario Provincial Police (addressed as 1635 Centre Street), a former automobile garage
building (addressed as 1635A Centre Street), and a former dwelling.

An aerial photograph taken in 1954 showed the Phase One Property to comprise three (3) former buildings,
a landscaped and wooded area, and an access road from Queen Elizabeth Way.

An aerial photograph taken in 1966 depicted the Phase One Property in its current commercial configuration
with the current commercial buildings and parking lot.

Aerial photographs taken between 1966 and 2020 showed the Phase One Property to have no significant
changes made over time. Aerial photographs are shown in Appendix B.

2.1.3 Fire Insurance Plans

Fire insurance plans (FIPs) were produced between the late 1880’s until the 1970s for urban communities
throughout Canada. FIPs provided an illustrated resource that detailed the materials, occupancies, and
potential fire hazards of existing buildings. The locations of above and below ground fuel storage tanks
(ASTs/USTs) were also depicted on these plans.

Environmental Risk Information Services (ERIS) was retained to conduct a search for available FIPs or
inspection report related documents pertaining to the Phase One Property or Study Area in order to provide
additional information regarding historic usage and development at the site. The results of this search are
summarized in Table 1.
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Table 1. Fire Insurance Plan Summary
49 South Service Road
Record Year Map Description PCA
1952 Ontario Provincial Police at 1635 and Autoshop at 1635A Centre Street 450
(currently Hurontario Street)
250 m Study Area Boundary
Address Map Description PCA
. 1952: Queen Elizabeth Public School with the main building adjacent to the
60 South Service Road N/A
east and temporary classrooms to the northeast of the Phase One Property.

2.1.4 City Directory Search

A previous Phase | ESA conducted by GHD included a search of available directories (from the Polk’s
Halton/Peel Region, Ontario Criss Cross Directory) for the Phase One Property and all adjacent properties
located within the Study Area. Palmer reviewed and confirmed sources of GHD records and the relevant
information from the directories is summarized as follows:

Phase One Property
e 49 South Service Road: Ontario Provincial Police (1974-2000)

Phase One Study Area Properties
e 60 South Service Road:
o Board of Education — Queen Elizabeth (1974)
o Queen Elizabeth Senior School (1985-1996)
o Peel Literacy Guilds (Queen Elizabeth Sr) (2000)
e 1599 Hurontario Street — multi-unit office building occupied by:
o Bottom Line Conference & Exhibition, Countrywide Professional Realty Inc., Ekon
Management Services Ltd., etc. (1991)
o Affinity Systems, Oriflmae Canada Ltd., Rutledge Development Corp, etc. (1996)
o Affinity Systems, Aurora Network Technologies Inc., CHC, Fore Entertainment Ltd., etc.
(2000)
e 1575 Hurontario Street:
o McDonald’s (1974-2000)
e 2055 Hurontario Street:
o Church (1966)
o St. Hillary’s Anglican Church (1970-2000)

Summary

The Phase One Property was used commercially by the Ontario Provincial Police for at least 26 years
(between 1974 and 2000). Based on the above records, the Phase One Study Area has primarily supported
residential, institutional, and commercial land uses between at least 1966 and 2000.
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2.1.5 Chain of Title

There is one (1) Chain of Title for the Phase One Property (49 South Service Road). Palmer obtained the
Chain of Title/Parcel Register records from ERIS, and pertinent information is summarized as follows:

49 South Service Road has the PIN number 13504-0978 (LT) and was created in 2021.

Year Name of Owner

Prior to 1878 Crown

1878 - 1911 Lady Maria J. Parker

1911-1914 May Elizabeth Gordon

1914-1916 Charles E. Mead

1916-1922 William H. Hutchinson

1922-1926 Arthur Stephenson

1926-1937 Florence Hamilton

1937-1941 Clara B. Morrison

1941-1956 His Majesty the King

1956-1958 Frederick W. Mead

1958-August 29, 2022 Her Majesty the Queen in Righ.t of Ontario as Represented by the Minister of
Government and Consumer Services

August 29, 2022-Present Edenshaw SSR Developments Limited

A copy of this record is provided in Appendix D.

2.1.6 Previous Environmental Reports

Six (6) reports relating to the environmental conditions at the Phase One Property were provided and
reviewed. A summary of the description of relevant report data, analysis and findings relevant to the Phase
One ESA, including the presence of a contaminant on, in or under the Phase One Property or the existence
of an area of potential environmental concern, is as follows:

Report Title: Phase One Environmental Site Assessment, Mississauga OPP Detachment, 49 South
Service Road, Mississauga, Ontario

Date: December 21, 2020

Prepared by: GHD Limited

Prepared for: Infrastructure Ontario

A Phase | Environmental Site Assessment (ESA) was conducted at 49 South Service Road, Mississauga
on December 21, 2020 by GHD Limited (GHD). It was required that the site be assessed to document
environmental conditions for the potential disposition of the Property. The site consisted of a former Ontario
Provincial Police (OPP) detachment building, an associated garage and two canopy structures. Historic site
operations were identified as potential agricultural use up to the 1940s and commercial use (Ontario
Provincial Police) since at least the early 1950s to 2020. Surface water along the site drains overland

October 13, 2022 7
Palmer_2204701 Phase One Esa- 49 South Service Road-F2



Phase One Environmental Site Assessment (ESA)

Palmer.

towards catch basins on the property and potable water is supplied by the Region of Peel. No potable well
or onsite septic tank systems were observed during the site reconnaissance performed by GHD. The
wastewater discharges were identified to consist of domestic wastewater, wastewater from kitchen sinks
and floor drain systems generated within the main building and discharged to the municipal sanitary system,
as well as any wash water or runoff associated with vehicle maintenance generated within the garage
building and collected in the trench drain system and a catch basin in the garage which are connected to
the municipal sewer system. The ground water flow direction was anticipated to be in a southerly direction,
towards Lake Ontario. In the Phase One ESA, GHD identified five (5) PCAs which lead to five (5) APECs.
The APECs included on-site historical pesticide use, unknown fill material quality, vehicle servicing garage,
potential historical UST, and fuel storage tank integrated within a diesel fuel backup generator.

Report Title: Phase Two Environmental Site Assessment, Mississauga OPP Detachment, 49 South
Service Road, Mississauga, Ontario

Date: April 1, 2021

Prepared by: GHD Limited

Prepared for: Infrastructure Ontario

A Phase Two ESA was conducted at 49 South Service Road by GHD to address the areas of potential
environmental concern (APECSs) identified during the 2020 Phase One ESA. The investigation occurred
between December 3 and 21, 2020. A total of ten (10) boreholes (BHs) were drilled to a maximum depth
of 4.47 metres below ground surface (mbgs) and four (4) monitoring wells (MW1-20 to MW4-20) were
installed. Groundwater flow direction was identified in the southeastern direction and depth to groundwater
ranged from 2.64 to 3.50 mbgs.

Table 3, Full Depth Generic Site Condition Standards in a Non-Potable Groundwater Condition, for
Industrial/Commercial/Community Property Use, coarse-textured soil, were chosen for the subject site.
Based on the results of the Phase Two ESA, no specific impacts were identified to be related to the APECs
revealed in the Phase One ESA. Inorganic parameters including Sodium Adsorption Ration (SAR) and/or
electrical conductivity (EC) were found to exceed Table 3 standards in the southern portion of the site.
Additionally, groundwater in the southern portion of the site was found to exceed Table 3 standards for
chloride. It was reported that these exceedances were most likely due to the use of road salt for de-icing
purposes.

GHD concluded that amendments made to O. Reg. 153/04, related to the use of road de-icing salt to keep
a property safe under conditions of snow and ice, indicate that the exemption outlined under Section 49.1
would apply to the Site. Therefore, if an RSC is required in the future, the Qualified Person could conclude
that Standards for EC and SAR in soil and chloride in groundwater are “deemed to be met”.
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Report Title: Ontario Government Building — Critical Environment Audit Report
Date: September 20, 2016

Prepared by: CBRE Limited

Prepared for: Infrastructure Ontario

A Critical Site Audit was conducted at 49 South Service Road by CBRE Limited. The Site was visually
inspected, and data was collected to provide best practices, areas of improvement, and recommendations
for the Site. Recommendations for the Site included implementing a fire suppression system in all rooms,
upgrading the backup generator, fuel tank, and ATS, and installing a battery backup light, fire extinguisher
and space heater for the generator enclosure.

Report Titles: Base Building Assessment Report (B12278 and B12279)
Dates: July 12 & 15, 2019

Prepared by: Infrastructure Ontario

Prepared for: Infrastructure Ontario

A Base Building Assessment Report was conducted at 49 South Service Road by Infrastructure Ontario for
the OPP detachment building (B12278) and the garage (B12279). Sections of the buildings were described
and requirements for repairs and renewals were provided. Some of these recommendations included
structural repairs to the foundations, renewal of exterior doors, wheelchair lift renewal, domestic water
distribution renewal, piping repair, standpipes renewal, roadway renewal, unit heaters renewal, etc.

Report Title: Asbestos Building Materials Reassessment Survey Report
Date: November 15, 2013

Prepared by: Environmental Consulting Occupational Health (ECOH)
Prepared for: CBRE Limited

An Asbestos Building Materials Reassessment Survey Report was conducted at 49 South Service Road
by ECOH Inc. and exp. Services Inc. (ECOH-exp.). This report was carried out for the purposes of long-
term management of the asbestos-containing building materials for both the OPP detachment building and
garage on the Site. The assessment found that asbestos materials were detected within pipe insulation in
the pump room of the OPP detachment building. Asbestos was also identified within the roof hopper drain
and all piping insulation within the garage building. No visible damage or deterioration was noted on the
identified asbestos containing materials; therefore, no immediate remedial action was required.

2.2 Environmental Source Information

The EcoLog ERIS (ERIS) system provides information from federal, provincial and private source
databases and was searched for information relating to the Phase One Property. The Ecolog report is
presented in Appendix E.

Each database is divided into records that present information such as company name, addresses,
descriptions, status and other pertinent information. Records that fell within 250 m from the Phase One
Property (Phase One Study Area) were extracted from the database for review.
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2.2.1 Municipal Records Database

A written request was filed on May 24, 2022 for information concerning control orders, violation notices,
and other environmental concerns for the Phase One Property with the City of Mississauga Records and
Freedom of Information Department. No information has been received to date. Any forthcoming
documentation from the aforementioned regulatory agency will be reviewed, and if the response specifies
any environmental concerns, it will be addressed and forwarded to the Client. A copy of this
correspondence is presented in Appendix F.

2.2.2 Provincial Records Database

A Freedom of Information request was filed on May 20, 2022 for information relating to any control orders,
violation notices, or other environmental concerns with the MECP. A response was received on September
27, 2022, stating that records pertaining to the property were located.

The first record was related to an incident report dated January 6, 2009, which was reported by the Region
of Peel and SNC Lavalin and documented by the MECPs Spills Action Centre (SAC). The record states
that an on-site tank, which collects oily water pumped from a sump, overflowed sometime between January
4 and January 6, 2009. Water levels in the on-site collection tank were typically monitored weekly. It was
also reported that a historic UST was located in the front parking lot in approximately 1997. Previous
investigations determined that low level hydrocarbons were entering the sump and were likely from this
UST which is why the collection tank was installed. After the spill, sampling of the potentially impacted storm
drain was completed by Safe Tech. The outfall of this storm drain is unknown. It was reported to SAC that
99% of the spill was composed of water and believed to be contained in the catch basin. The record
indicates that absorbent pads were placed in the catch basin and oil was not detected. Trace amounts of
oil located in the sump were also absorbed with a sponge and removed.

The next record was related to an incident report dated October 15, 1999, which was documented by the
MECPs SAC. The record states that there was a strong sewage odour in the vicinity of 49 South Service
Road. The source of the odour was unknown to the caller, but the record also states that the source was
1300 Lakeshore Road East. The record does not include additional information.

A copy of the MECP response is presented in Appendix G.

A total of eight (8) provincial records were available for the Phase One Property and thirty-five (35) records
for the 250 m search radius from ERIS. The records are summarized as follows, with identification of
existence of a PCA:

i. Boreholes — One (1) record exists for the 250 m search radius. Boreholes were conducted for
Geotechnical Investigation purposes and revealed till, clay, shale, soil, and sand. This record is
not considered to pose an environmental concern to the Phase One Property.

ii. Certificates of Approval — Two (2) records exist for the 250 m search radius. This record relates
to municipal water and municipal and private sewage approvals. These records are not considered
to pose an environmental concern to the Phase One Property.
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Environmental Compliance Approval — One (1) record exists for the 250 m search radius. This
record relates to an approval for municipal and private sewage works. This record is not considered
to pose an environmental concern to the Phase One Property.

Ontario Regulation 347 Waste Generators Summary — Four (4) records exist for the Phase One
Property and twenty-two (22) records exist for the 250 m search radius. The records for the Phase
One Property relate to oil skimmings and sludges generated from 2007-2010 and light fuels
generated in 2009 at 49 South Service Road by SNC Lavalin-ProFac and Civil Underground and
Excavation Company. These records are considered to pose an environmental concern to the
Phase One Property as they appear to be related to the removal of the former underground storage
tank (APEC 4).

The records for the 250 m search radius are related to the following:

1. Photoprocessing wastes generated from 2009-2020, pathological wastes and inorganic
laboratory chemicals generated from 2014-2020 at 1599 Hurontario Street, Suite 105 by
Canadian Academy of Dental Hygiene Inc.

2. Pathological wastes generated in 2018 and 2020 at 1599 Hurontario Street by SmartShape
Weight Loss Centre.

3. Waste oils/sludges (petroleum based) generated in 2019 at 1599 Hurontario Street by
1253317 Ontario Limited, c/o Davpart Inc.

4. Inorganic/organic laboratory chemicals, aliphatic solvents, and petroleum distillates
generated from 1986-1990, 1992-2001, and 2005, PCBs generated from 1998-2001, and
2005 at 60 South Service Road by Peel District School Board — Queen Elizabeth Senior
Public School.

5. Pathological wastes generated from 2015-2016, 2018, and 2020 at 1553 Hurontario Street
by Zih and Associates Inc.

These records are not considered to pose an environmental concern to the Phase One Property, as
the properties are inferred to be located hydraulically cross-gradient and/or down-gradient from the
Phase One Property.

Pesticide Register — One (1) record exists for the 250 m search radius. This record relates to a
licensed pesticide operator at 151 Glenview Drive by Glenview Lawn Maintenance. This record is
not considered to pose an environmental concern to the Phase One Property, as this property is
inferred to be located hydraulically cross-gradient and/or down-gradient form the Phase One
Property.

Permit to Take Water — One (1) record exists for the Phase One Property. This record relates to
a permit issued in 2021 for Salini Impregilo Civil Works Inc., which is required for new construction
dewatering purposes. This record is not considered to pose an environmental concern to the Phase
One Property.

Record of Site Condition — One (1) record exists for the 250 m search radius. This record relates
to a Phase One and Two ESAs and an RSC conducted at 1575 Hurontario Street in 2020 for a
property use change from commercial to residential. This record is not considered to pose an
environmental concern to the Phase One Property.
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viii. Ontario Spills — One (1) record exists for the Phase One Property and four (4) records exist for
the 250 m search radius. The record for the Phase One Property relates to a spill of oily water to
a storm drain in 2009 at 49 South Service Road. This record is considered to pose an environmental
concern to the Phase One Property (APEC #5). The records for the 250 m search radius relate to
the following:

1. Approximately 180 L of diesel fuel spilled to ground by a transport truck in 1992 at
Hurontario Street, north of the QEW.

2. Approximately 50 L of diesel spilled to ground through a truck/trailer overturn on the QEW
in 1999.

3. Approximately 6 L of motor oil spilled to a retention pond from a transport truck in 2009 at
QEW & Hurontario Street.

4. An unknown white milky discharge to Kenollie Creek near Pinetree Way and Hurontario
Street.

These records are considered to pose a low environmental concern to the Phase One Property as
the properties are inferred to be located hydraulically cross-gradient and/or down-gradient from the
Phase One Property.

ix. Water Well Information System — Two (2) records exist for the Phase One Property and three (3)
records exist for the 250 m search radius. These records relate to test holes and monitoring wells
installed between 2008 and 2020, to depths of 4.6 mbgs. These records are not considered to
pose an environmental concern to the Phase One Property.

2.2.3 Federal Records Database

No Federal Records were found for the Phase One Property or within a 250 m search radius.

2.24 Private Records Database

A written request was made with a Customer Service Advisor with the Technical Standards and Safety
Authority (TSSA) on May 20, 2022 for additional information regarding any storage tanks associated with
the Phase One Property and/or Phase One Study Area. A response dated May 24, 2022 revealed that no
fuel storage tank records were located for the Phase One Property and the adjoining properties within the
Phase One Study Area. A copy of the TSSA correspondence and records are presented in Appendix H.

A total of one (1) private record was available for the Phase One Property and fourteen (14) records for the
250 m search radius from EcoLog. The records are summarized as follows, with identification of existence
of an area of potential environmental concern:

i. ERIS Historical Searches — One (1) record exists for the Phase One Property and nine (9) records
exist for the 250 m search radius. These records relate to record searches conducted from 2006
to 2022. These records are not considered to pose an environmental concern to the Phase One
Property.

iii. Scott’s Manufacturing Directory — Five (5) records exist for the 250 m search radius. These
records relate to the following:
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Groupmark Canada Ltd. Operating as a periodical publisher/printer, travel agency,
automobile and other motor vehicles, drugs, drug proprietaries, and druggists’ sundries,
miscellaneous business credit institution, and passenger car leasing facility located at 1599
Hurontario Street, Suite 200.

Affinity Systems Ltd. Operating as a software publisher and research and development in
the physical, engineering and life sciences facility located at 1599 Hurontario Street, Suite
302 in 1989.

Clifford K. Goodman Inc. operating as a periodical publisher at 1599 Huronatrio Street,
Suite 104 in 1979.

Prism Data Services Ltd. Operating as a software publisher, direct mail advertising, data
processing, hosting, and computer systems design facility at 1599 Hurontario Street, Suite
200 in 1970.

Normerica Inc. operating as a dog and cat food, other animal food, leather and allied
products, other miscellaneous chemical products, and other plastic products manufacturer
at 1599 Hurontario Street, Suite 300 in 1993.

These records are not considered to pose an environmental concern to the Phase One Property,
as these properties are inferred to be located hydraulically cross-gradient and/or down-gradient
from the Phase One Property. In addition, 1599 Hurontario Street property is a multi-unit
professional office building and has been utilized for office purposes since development.

2.3 Physical Setting Sources

2.3.1 Aerial Photographs

Aerial photographs for select years between 1954 and 2020 were reviewed to assist in the determination
of historic land uses and development of the Phase One Property and Study Area. Aerial photographs were
obtained from City of Mississauga.

Copies of reviewed aerial photographs are provided in Appendix B, and are summarized in Table 2, below.

Table 2. Aerial Photograph Review Summary
Date Phase One Property Adjacent Properties within Study Area
e Farmsteads/residential areas are present
throughout the Study Area. Former institutional
(school) buildings are depicted to the north and
northeast of the Phase One Property.
The Phase One Property is depictedina |e  Queen Elizabeth Way runs through the Study
1954 former configuration with trees, an access Area, to the northwest of the Property.
road, and structures present within the e Highway on and off-ramps present within the
property boundaries. Study Area, to the west of the Property.

e Hurontario Street runs through the Study Area
to the south of the Property.

e Some forested areas present throughout the
Study Area.

October 13, 2022
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Date

Phase One Property

Adjacent Properties within Study Area

1966

The Phase One Property is depicted with
the current buildings and parking lot.

Queen Elizabeth Way, on and off-ramps, as
well as North and South Service Roads have
been redeveloped.

Several dwellings developed in the north
portion of the Study Area.

Residential dwellings further developed in the
south portion of the Study Area.

1977

No significant changes evident.

Residential road and buildings developed in the
east portion of the Study Area.

The former school buildings have been
demolished and the current school building is
present in the northeast section of the Study
Area.

1985

No significant changes evident. A
temporary structure or a trailer is depicted
at the north portion of the Phase One
Property.

Residential infrastructure further developed in
the southeast portion of the Study Area. No
significant changes evident on the remaining
portions of the Study area.

No significant changes evident. The

Buildings developed in the northwest portion of
the Study Area.

e  Commercial building developed in the
southeast portion of the Study Area.

e Residential infrastructure further developed in
the southeast section of the Study Area.

1997 temporary structure or trailer is no longer
present.

e Construction present surrounding the Queen
Elizabeth Way, specifically on the on and off-
ramps to the west of the Property.

o . e Buildings developed in the north section of the

2008 ¢ No significant changes evident. .
Project Area.

e The institutional property is depicted with
additional small structures to the north and

northwest of the main school building.

e Construction completed and developments
made to the on and off-ramps to the west of the
Property. No significant changes evident.

2020 e No significant changes evident.

Summary:
The Phase One Property was used for commercial purposes since at least 1966 to 2020. Prior to 1966, the

Phase One Property was developed with smaller structures, trees and an access road. The Phase One
Property is depicted with the current main building and attached garage since 1966. No significant changes
have occurred to the Phase One Property since this time. The surrounding Study Area primarily consisted
of farmland, institutional and residential land in 1954. The Study Area has consisted of mostly residential,
institutional and commercial infrastructure since 1966. The Study Area includes the Queen Elizabeth Way,
as well as on and off-ramps, which have been present since 1954 and since redeveloped. Residential and
commercial infrastructure within the Study Area have continued to be developed over time.
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2.3.2 Topography, Hydrology, Geology

The Phase One Property is located at a topographic elevation of approximately 101 m above mean sea
level. Topography at and in the general vicinity of the Site is relatively flat with a drop in elevation to the
southeast as shown in Figure 2.

The Phase One Property is located within the broad physiographic region known as the Iroquois Plain
(Chapman and Putnam, 1984). This region is a slightly sloping plain that is covered with stratified sands
of various depths in some areas and soil formed directly on the wave-eroded surface of red and gray shale
in others. This region borders Lake Ontario and extends around the western part of Lake Ontario from the
Niagara River to the Trent River.

Local surficial geologic mapping (The Ontario Geological Survey, 2003) of the Mississauga area indicates
that coarse-textured glaciolacustrine deposits of sand, gravel, and minor silt and clay underlie the Phase
One Property.

Bedrock geologic mapping of Ontario (The Ontario Geological Survey, 1990) indicates that the glacially
derived overburden soil at the Phase One Property is underlain by Upper Ordovician Age shale, limestone,
dolostone, and siltstone of the Georgian Bay Formation.

A Radon Potential Map of Ontario revealed that the subject property is located within Zone 2 (Radon
Potential Map Ontario, 2013). This Zone is designated as an elevated relative radon hazard. Therefore,
emissions of radon in the vicinity of the Sites are of a potential environmental concern.

No water bodies or areas of natural significance were observed on the subject property. Mary Fix Creek
exists approximately 230 m south of the Site in the Phase One Study Area. The local hydrogeology is
controlled by this waterbody, the underlying geology and the topography and is surmised to be directed
southeastward.

Regional ground water flow is expected to be southeastward towards Lake Ontario. The static ground water
level in the vicinity of the Phase One Property is noted to be around 3.4 m below existing grade based on
well records in the vicinity of the Phase One Property.

2.3.3 Fill Materials

No fill materials were observed on the Phase One Property.

2.3.4 Water Bodies, Areas of Natural Significance & Ground Water Information

There are no water bodies on the Phase One Property. Mary Fix Creek exists approximately 230 m south
of the Phase One Property in the Phase One Study Area, which flows southeastward to Lake Ontario. Lake
Ontario is located approximately 2.5 km southeast of the Phase One Property.

There are no areas of natural significance on the Phase One Property or within the Phase One Study Area.
Local source water protection mapping (Source Protection Information Atlas, 2020) of the Mississauga area

indicates there are no well-head protection areas in the vicinity of the Phase One Property; however, the
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northern portion of the Phase One Property falls within intake protection Zone 2. There are significant
ground water recharge areas present in the vicinity of the Phase One Property located at the west and
south portions of the Study Area. In addition, a highly vulnerable aquifer was noted to be present within
the Phase One Property and Phase One Study Area.

The Phase One Property is currently serviced by a municipal drinking water system. However, there are
two (2) well records for the Phase One Property and three (3) well records within a 250 m search radius.
These records relate to test holes and observation wells in the Phase One Study Area. At the time of the
Site reconnaissance, there was no visual evidence suggesting that a potable water well was located at the
Site; however, the reviewed 1955 Plumbing and Water Supply plans revealed the presence of a former well
water storage tank. Previously installed monitoring wells and boreholes were observed throughout the
exterior of the Site and two (2) monitoring wells inside the main building. Palmer observed indications for
the potential presence of an old septic tank formerly used at the Site, located at the north portion of the
Phase One Property within the grass-landscaped area. Palmer’s review of the Legal Survey and historic
building plans provided by the representatives for the owner indicate the presence of a concrete septic tank
and a former septic field at the northern area of the Phase One Property, which are no longer in use.

2.3.5 Well Records
As previously discussed in Section 2.2.2, there are two (2) well records for the Phase One Property and

three (3) well records within a 250 m search radius. These records relate to test holes and monitoring wells
in the Phase One Property and Study Area.

A review of these records does not provide detailed information; however, available data is summarized as
follows:

Table 3. Well Water Records Review
Well ID Location Depth (m)|Water Level (m)| Installation Date | Well Use |Status
7112707 |49 South Service Road 4.57 - September 4, 2008 | Test Hole -
7108247149 South Service Road 4.57 - April 24, 2008 | Monitoring -
7333457 - - - April 24, 2019 - -
737189960 South Service Road 5.8 5.8 April 16, 2020 |Monitoring -
7371907 | 2055 Hurontario Street| 10.67 0.3 July 16,2020 [Monitoring| -

2.4 Site Operating Records

The Phase One Property is considered an enhanced investigation property due to the former automotive
repair operations occurring on the Phase One Property (APEC #1). As a part of the enhanced investigation,
additional site operating records were requested prior to and during the Site reconnaissance on May 20,
2022.

A review of past reports and documents from the Phase One Property were provided to Palmer with the
following documents noted in Table 4:
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Enhanced Investigation Property Records

Table 4.
. L Potential
Requested Documentation Document Findings
Concerns
Regulatory permits and records Requested. No records available. None
None

Material Safety Data Sheets (MSDS)

Requested. No records available.

and

Requested. Palmer received structural, civil, electrical,
mechanical and architectural plans for the main building

the garage. These plans revealed the presence of

Underground utility drawings

various utilities. The plans also depicted the presence of
an UST at the Phase One Property which was connected
to the boiler room of the main building. One (1) former
AST which was connected to a former diesel fuel backup

generator located inside the garage building is depicted

along the southern interior wall.

APEC #2 and #4

Requested. No records available. Previous

Inventories of chemicals, chemical environmental investigations indicated motor oil and APEC #1
usage and chemical storage areas other automotive fluids were previously stored and
utilized in the garage.
Requested. No records available. Previous
environmental investigations indicated the historic
presence of a 1,000-gallon heating oil UST outside of the
boiler room. A 1,000 L double-walled storage tank and
associated sump pit, formerly used to pump stormwater
Inventory of aboveground storage to the municipal storm sewer system, was found in the APEC #2 - #4
tanks and underground storage tanks | basement that was no longer in use. A standby diesel
generator was observed along the south exterior of the
garage. A former diesel generator with a former stand-
alone AST was located inside the garage along the south
interior wall, according to the owner-provided building
plans.
i o Requested. Previous ESA reports were provided for
Environmental monitoring data ) None
review.
Waste management records Requested. No records available None
Process, production and maintenance .
Requested. No records available. None
documents
Records of spills and records of Requested. Historical records revealed an oily water spill APEC #5
discharges of contaminants to a storm drain in 2009 at the Property One Property.
Emergency response and .
. Requested. No records available. None
contingency plans
: : Previous environmental reports provided by Landowner.
Environmental audit reports . . All APECs
Refer to report summaries in Section 2.1.6.
None

Site plan

Legal survey and Plans provided by Landowner.
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3. Interviews

An interview was conducted by Palmer with Misha Golubev of CBRE Limited on May 26, 2022. Pertinent
information provided by Mr. Golubev for 49 South Service Road is summarized as follows:

e Mr. Golubev has been the Maintenance Manager for the Phase One Property for the past five (5)

years.

e Mr. Golubev mentioned Ainur Besir and John DiNunzio of CBRE Limited may have additional
knowledge regarding current or past uses/activities related to the Phase One Property.

e The Phase One Property has been unoccupied since August 2020.

e The Phase One Property has been used as an OPP Station for the last 50+ years.

e Mr. Golubev provided the following information regarding 49 South Service Road:

o

O O 0O O 0O O O ©O

October 13, 2022

No storage and/or use of environmentally sensitive or hazardous products;

No products manufactured at the Site;

No by-products or wastes created on the Site;

No raw materials handling and storage locations on the Site;

Drums were left on the Site from the previous study carried out on the Phase One Property;
No oil/water separators on the Site;

Garage building on the Site was used to store vehicles only;

No knowledge of spills for the Site;

No knowledge of hydraulic lift equipment (in-ground hoists, loading docks) located on the
Site;

The water storage tank located in the pump room is 50+ years old with unknown
construction/volume;

No knowledge of any ground water monitoring wells, drinking water wells, or septic systems
on the Site;

No knowledge of previous environmental investigations occurring at the Site prior to the
2020 environmental investigation performed by GHD.
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4. Phase One Property Reconnaissance
4.1  Written Description of Investigation

The purpose of the Site reconnaissance was to determine if APECs exist, through observations about
current and past uses and PCAs on, in or under the Phase One Property and within the Phase One Study
Area, as well as to identify potential contaminant pathways. Exterior observations of the Phase One
Property and surrounding properties were conducted. The exterior observations were recorded by walking
over the grounds. Adjoining properties and properties within the Phase One Study Area were observed
from within the grounds of the Phase One Property and public roadways.

An investigation of the Phase One Property was completed by Bailey Fleet, B.Sc.(Env.) and Kalina
Naydenova, M.Sc., of Palmer on May 20, 2022. Weather conditions during the inspection were partly
cloudy with an ambient temperature at approximately 11 degrees Celsius, and slight winds. The inspection
involved visual observations of the Phase One Property to confirm current conditions, as well as
observations of adjacent properties from the Phase One Property limits and publicly accessible locations
(i.e. municipal roads). Palmer was accompanied by Misha Golubev (CBRE Limited) and Roman Tsap
(Development Manager of Edenshaw SSR Developments Limited) during a portion of their inspection of 49
South Service Road. Photographs taken during the Phase One Property inspection are provided in
Appendix A.

Photographs in Appendix A depict the following aspects of the Phase One Property and are noted in Table
5:

Table 5. Photograph Summary

Photograph # Description

Photo depicts the northwest facing view of the Phase One Property, particularly the
Photograph 1 garage

Photo depicts the northwest facing view of the Phase One Property, particularly the
Photograph 2 . -
main building and canopy structure attached to the garage.

Photo depicts the southwest facing view of the Phase One Property, particularly the
Photograph 3 . -
main building and attached canopy structure.

Photograph 4 Photo depicts the south facing view of the Phase One Property.

Photo depicts the east facing view of the Phase One Property, particularly the main

Photograph 5
et building.

Photograph 6 Photo depicts the east facing view of the Phase One Property, particularly the garage.

Photo depicts the north facing view of the Phase One Property, including the diesel

Photograph 7
backup generator.

Photograph 8 Photo depicts the inside of the garage building, and the trench drain.
Photograph 9 Photo depicts the deicing salt stain on the floor in the attached glass entryway.
Photograph 10 Photo depicts electrical panels located in the electrical room in the basement.
Photograph 11 Photo depicts empty vault located in the main building.
Photograph 12 Photo depicts empty room in the basement of main building.
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Photograph 13

Photo depicts the single storey attached detention area.

Photograph 14

Photo depicts empty room on second floor of main building.

Photograph 15

Photo depicts elevator located in the main building.

Photograph 16

Photo depicts hot water heaters located in the hot water heater room in the basement.

Photograph 17

Photo depicts natural gas fired boilers located in the boiler room in the basement.

Photograph 18

Photo depicts levelometer that was connected to the 1,000-gallon heating oil UST.

Photograph 19

Photo depicts hydraulic elevator unit located in the elevator room in the basement.

Photograph 20

Photo depicts a water expansion tank located in the boiler room in the basement.

Photograph 21

Photo depicts electrical panels located in the boiler room in the basement.

Photograph 22

Photo depicts sewage tank that is no longer in use, located in the basement.

Photograph 23

Photo depicts a sump pump located in the basement.

Photograph 24

Photo depicts the north portion of the Phase One Property.

Photograph 25

Photo depicts a potential septic tank port in the north portion of the Property.

Photograph 26

Photo depicts the surrounding property to the north of the Phase One Property.

Photograph 27

Photo depicts the east view of the surrounding property across South Service Road.

Photograph 28

Photo depicts the south view of the surrounding property along South Service Road.

Photograph 29

Photo depicts the north view of the surrounding property along South Service Road.

Photograph 30

Photo depicts multi-unit office building at 1599 Hurontario Street located to the
southeast of the Phase One Property.

Photograph 31

Photo depicts Hurontario Street, located to the south of the Phase One Property.

Photo depicts a construction site beside the QEW to the west of the Phase One
Photograph 32

Property.

4.2 General Property Description

The Phase One Property is located approximately 25 m north of the Hurontario Street and South Service
Road intersection and comprises a total area of approximately 1.09 acres. The Phase One Study Area
consists of predominantly commercial, residential, and institutional land uses.

At the time of Palmer’s site reconnaissance on May 20, 2022, the Phase One Property was unoccupied.
The Phase One Property supports a main building with an attached detention area and a garage connected
by a canopy structure to the main building. The majority of the exterior areas consist of a driveway and an
asphalt paved parking lot. Vegetation throughout the Phase One Property was comprised of manicured
lawns.
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The Phase One Study Area, as depicted in Figure 1, was surveyed within a 250 m radius and all occupants
of neighboring properties were noted. The Phase One Study Area is developed with commercial,
residential, and institutional land uses, as shown in Figure 3. A construction site was observed to be located
to the west of the Phase One Property, beside the QEW, as shown in the photographs of Appendix A.

There are no water bodies or areas of natural significance on the Phase One Property. However, Mary Fix
Creek exists approximately 230 m south of the Phase One Property in the Phase One Study Area, which
flows southeastward to Lake Ontario.

4.3 Specific Property Observations
4.3.1 Structures and Other Improvements

The Site is developed with a 334-m?, two storey, former OPP detachment building, a 111-mZ, single storey
attached detention area, a 143-m? garage, and two canopy structures, as shown in Figure 4. The Phase
One Property is currently unoccupied.

The detachment building (main building) is constructed of masonry walls covered with metal siding, on a
partial concrete basement foundation and partial concrete slab foundation and covered with a flat modified
roof, built in 1957. The garage building consists of masonry walls covered with metal siding, on a concrete
slab foundation and covered with a flat modified roof, built in 1957.

During the site reconnaissance, a levelometer was observed in the boiler room of the basement, which was
connected to the former fuel oil UST. The owner-provided plans indicated that a 1,000-gallon heating oil
tank was used to fuel the former boilers within the main building (APEC #4). In addition, recent asphalt
repair was observed along the east exterior wall of the main building, which is indicative of the UST being
removed.

ASTs were observed on the Site, including an integrated 50-gallon diesel fuel tank within the backup
generator, as well as a 1,000 L double-walled water storage tank and associated sump pit located in the
basement that is no longer in use. No staining or evidence of leaks and/or spills were observed in the vicinity
of the ASTs.

4.3.2 Underground Utilities and Service Corridors

Underground utilities at the Phase One Property include sanitary sewer, potable water, storm sewer, hydro,
and natural gas services. One 6” capped port for a potential septic tank was observed at the north portion
of the Phase One property. Based on the owner-provided legal plan of survey, a concrete septic tank was
located in this area.

4.3.3 Interiors of Structures and Buildings
The building has four (4) exit and entry points along the north, east, south, and west walls of the main

structure (detachment building and attached detention area). The garage has three (3) exit and entry points
along the north, east, and south walls, as well as six (6) overhead garage doors along the east wall.
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The buildings are heated by a combination of hot water and forced air heating. Two (2) natural gas fired
boiler systems are located in the basement of the main building. Electric hot water heaters are located in
the basement of the main building and in the attached garage. No evidence of any heating oil storage tanks
was noted with the exception of the levelometer located in the boiler room which was connected to the
former heating oil UST (APEC #4).

The electrical room located in the basement included transfer switches, electrical panels, circuit breakers,
and a main panel.

The buildings are cooled by two (2) rooftop air conditioning units. It has been reported that the refrigerants
in the cooling units may contain chlorofluorocarbons (CFCs) which are known as ozone depleting
substances (ODSs). No immediate action is required at this time; however, while servicing or removing
any remaining units, the CFC refrigerants and any ODSs should be recovered by a licensed contractor
according to relevant ministry guidelines.

An Asbestos Building Materials Reassessment Survey Report was conducted at 49 South Service Road
by ECOH-exp. This report indicated that asbestos materials were detected within pipe insulation in the OPP
detachment building and piping insulation within the garage building. Based on the age of the buildings
(1957), it is likely that additional designated substances may have been used during the construction and
may remain in areas not renovated. The observed substances were in good condition at the time of Palmer’s
onsite reconnaissance with the exception of small areas of vinyl floor tiles in poor condition.

Floor drains were noted in the basement of the main building, as well as a trench drain that leads to a catch
basin in the garage. It has been reported that this trench drain discharges to the municipal sanitary sewer
system. Two (2) sump pump pits are located in the pump room within the basement. One (1) of the sump
pits is associated with a storage tank and this system is reported to be used to pump stormwater to the
municipal storm sewer system.

A de-icing salt-related stain was present on the floor in the attached glass entryway of the main building.
Ground water monitoring wells were also observed in two (2) locations in the basement of the main building.

4.3.4 Exterior Portions of the Phase One Property

The exterior portion of the Phase One Property has grass covered areas to the north of the building and an
asphalt-paved parking lot area surrounding the subject buildings. A number of ground water monitoring
wells and sealed boreholes were observed throughout the exterior of the Phase One Property.

Approximately 95 % of the Phase One Property exterior is landscaped, covered with asphalt, or grass.

Surface water from the property drains overland to catch basins located to the northeast of the Phase One
Property, towards the municipal stormwater sewer system along South Service Road.

There was evidence of a potential septic tank present in the northern, grassy portion of the Phase One
Property.
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4.3.5 Parts of the Phase One Property Not Covered by Structures

There was no evidence of stressed vegetation, soil, fill, or surficial staining identified on the Phase One
Property during our Site reconnaissance on May 20, 2022.

4.3.6 Enhanced Investigation of the Property

As per O.Reg. 153/04, a Phase One ESA will require the completion of an “Enhanced Property
Investigation” should records indicate that a site has historically had any of the following land uses

associated with it:

e Any industrial use;

e Operation of dry-cleaning equipment;

e Garage works; or

o Dispensing of bulk liquid (including gasoline, i.e. gas station).

Due to the historic use of 49 South Service Road for garage works, an Advanced Property Investigation
has been completed, as detailed in Table 6 as follows.

Table 6. Summary of Enhanced Property Investigation

Identifiable Features

Observation Notes

Subject, Hazardous, Soil Waste and
Recyclable Materials

As reported in Section 2.2.2:

o Generation of oil skimmings/sludges and light fuels by SNC Lavalin-
ProFac and Civil Underground and Excavation Company from 2007-
2010.

Previous environmental investigations indicated hazardous wastes such as
pathological wastes, drugs, clothing, bandages, etc. were historically
generated and removed by the third-party contractor on the Property.

Previous environmental investigations indicated asbestos materials present in

the piping of the main building and garage.

Chemical Storage and Handling

Current standby diesel generator (APEC #3), located in the southern portion
of the Phase One Property.

Historic standby diesel generator with a stand-alone diesel fuel AST (APEC
#2) located in the southern portion of the garage.

Historic presence of a 1,000-gallon heating oil UST outside of the boiler room
(APEC #4).

A 1,000 L double-walled storage tank for stormwater was found in the
basement that was no longer in use.

Previous environmental investigations indicated general household and
commercial cleaning products stored in the basement of the Property. Motor
oil and other automotive fluids were previously stored in the garage building
(APEC #1).

Spills and Releases

De-icing related staining on floor in attached glass entryway of the main
building.
As reported in Section 2.2.2:

o A spill of oily water to a storm drain occurred in 2009 (APEC #5).
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Identifiable Features Observation Notes

Air Emissions ° Not observed.

Designated Substances/Hazardous |e Based on Palmer’s observations and the age of the building structure, there is
Building Materials potential for designated substances to exist associated with building
materials, such as asbestos, lead-based paint as well as mercury within
thermometers, pressure gauges, electrical switches. The presence of
designated substances has been confirmed in previous environmental

reports.

4.4 Written Description of Investigation

The investigations conducted for this ESA are described in Sections 2 through 4.
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5. Review and Evaluation of Information

5.1 Current and Past Uses

The current and past land uses on the Phase One Property, as determined through the Phase One ESA
records review, are summarized in Table 7, below.

Table 7. Land Use Summary
Other Observations
Description of Property from Aerial
Year Name of Owner Property Use .
Use Photographs, Fire
Insurance Plans, etc.
. . ) Chain of title revealed the
. A residential dwelling, . ) )
Prior to 1878 Crown . Residential Use aforementioned property
likely a farmstead
owner
. . . . Chain of title revealed the
Lady Maria J. A residential dwelling, ) . )
1878 - 1911 ) Residential Use aforementioned property
Parker likely a farmstead
owner
. : : . Chain of title revealed the
May Elizabeth A residential dwelling, . . .
1911-1914 . Residential Use aforementioned property
Gordon likely a farmstead
owner
) ) . Chain of title revealed the
A residential dwelling, . . .
1914-1916 Charles E. Mead ) Residential Use aforementioned property
likely a farmstead
owner
- ; ; . Chain of title revealed the
William H. A residential dwelling, . ) )
1916-1922 . . Residential Use aforementioned property
Hutchinson likely a farmstead
owner
) ) . Chain of title revealed the
A residential dwelling, . . .
1922-1926 | Arthur Stephenson i Residential Use aforementioned property
likely a farmstead
owner
. . ) Chain of title revealed the
. A residential dwelling, . ) )
1926-1937 | Florence Hamilton . Residential Use aforementioned property
likely a farmstead
owner
. . . Chain of title revealed the
. A residential dwelling, , . .
1937-1941 Clara B. Morrison ) Residential Use aforementioned property
likely a farmstead
owner.
Chain of title revealed the
. . : : . aforementioned property
His Majesty the A residential dwelling, : . .
1941-1956 ) ) Residential Use owner. Aerial
King likely a farmstead
photographs revealed the
property use.
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Year

Name of Owner

Description of Property
Use

Property Use

Other Observations
from Aerial
Photographs, Fire
Insurance Plans, etc.

1956-1958

Frederick W. Mead

A residential dwelling,
likely a farmstead

Residential Use

Chain of title revealed the
aforementioned property
owner. Aerial
photographs and Fire
Insurance Plan revealed
the property use.

Her Majesty the
Queen in Right of
Ontario as

Commercial building
addressed as 49 South

Chain of title revealed the
aforementioned property

1958-August . . : owner. Aerial
Represented by the | Service Road operating Commercial Use
29, 2022 . i L photographs and
Minister of as an Ontario Provincial . .
) . interviews revealed the
Government and Police station
. property use.
Consumer Services
Chain of title revealed the
. aforementioned property
Edenshaw SSR Vacant commercial )
August 29, o ) owner. Site
Developments building addressed as 49 Commercial Use i
2022-Present o . Reconnaissance
Limited South Service Road

revealed the property

use.

5.2 Potentially Contaminating Activities (PCAs)

Potentially Contaminating Activities (PCAs) under the Environmental Protection Act are defined in in
Schedule D (Table 2) of O.Reg. 153/04. A copy of this list is also provided in Appendix J. The PCAs
identified within the Phase One ESA Study Area are illustrated on Figure 5 and summarized in Table 8 to
Table 10, below.

5.2.1

Phase One Property

Based on the findings of the historical record review, site reconnaissance, and personal interviews, the
following PCAs were identified in association with the Phase One Property:

Table 8. Summary of PCAs on the Phase One Property
Location of
Address PCA APEC on Phase
One Property
(1) #52. Storage, maintenance, fueling and repair of equipment, vehicles, and | Southern Portion
material used to maintain transportation systems. Historical use of auto service of Phase One
Flisizie it N Sou;:'?mePﬂé/rtion
Property (2) #28. Gasoline and Associated Products Storage in Fixed Tanks. Historic of Phase One
(49 South Service | diesel backup generator with stand-alone AST Property
XCEL) . . - Southern Portion
3) #28. Gasoline and Associated Products Storage in Fixed Tanks. A current
L g of Phase One
diesel fuel backup generator with integrated tank. Property
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Location of
Address PCA APEC on Phase
One Property
Eastern Portion

(4) #28. Gasoline and Associated Products Storage in Fixed Tanks. Historic £ Ph 0
fuel oil UST. otrhase ne
Property
S . . Northeastern
(g)mperty N/A. Spill. Historic oily water spill to storm drain on the Phase One Portion of Phase

One Property

5.2.2 Phase One Study Area

Additional PCAs were not identified in association with the Phase One Study Area.

5.3  Areas of Actual or Potential Environmental Concern
5.3.1 Evaluation of Information

The purpose of this Phase One ESA was to document and identify any actual or potential environmental
contamination associated with the property. A Phase One ESA is a preliminary study in which it is sufficient
only to assess those liabilities which can be documented from a visual inspection of the property or available
sources of public information.

The Phase One ESA does not include sampling or testing of soil or ground water. These analyses would
be conducted in a Phase Two ESA, if warranted.

5.3.2 Identified Areas of Potential Environmental Concern

The current and historical PCAs on the Phase One Property and within the Phase One Study Area have

the potential to contaminate the Phase One Property. The APECs are presented on Figure 5 and are
summarized as follows:

Table 9. Summary of Identified APECs
Location of APEC on Phase

Address APEC ID Rationale Source of Information
One Property
Auto Service Garage Previous Studies (2.1.6)
APEC 1 Southern Portion of Phase Potential Environmental Aerial Photographs (2.3.1)

One Property Phase One Property

| i p
mpacts Reconnaissance (4.)

Southern Portion of Phase Historic stand-alone AST, i L
APEC 2 One Property Potential Environmental e  Owner-Provided Building Plans

Phase One Impacts
Property Current Diesel Fuel Back-up . .
(49 South APEC 3 Southern Portion of Phase Generator with AST, ° gLeWOUOS Sn:f'es (5'1 6)
Service One Property Potential Environmental R ase Lne rrope 4y
Road) Impacts econnaissance (4.)
. s . Previous Studies (2.1.6)
Eastern Portion of Phase One |Historic UST, Potential
APEC 4 Property Environmental Impacts Phase One Property
Reconnaissance (4.)
) Historic Oily Water Spill, e  Previous Studies (2.1.6)
APEC 5 NEHIEESEN [FeliEn @/ FEse Potential Environmental e  Provincial Records Database

One Property

Impacts (2.2.2)

5.3.3 Contaminants of Potential Concern

The contaminants of potential concern (COPC) identified with respect to each APEC identified in Section
5.3.2 are as follows:
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Table 10. Summary of COPC
Address APEC ID Location of APEC on Phase One Property COPC
. Petroleum Hydrocarbons (PHCs), Benzene, Toluene,
APEC 1 gc;lrj;heem oniffel 17 ek Gl Ay i Ethylbenzene, Xylene (BTEX), Volatile Organic Compounds
9 (VOCs), Metals, Arsenic (As), Antimony (Sb), Selenium (Se)
Southern Portion of Phase One Property and
49south | APEC2 |2- -0 PHCs, BTEX
g
Service )
Road APEC 3  [Southern Portion of Phase One Property PHCs, BTEX
APEC 4 Eastern Portion of Phase One Property PHCs, BTEX
APEC 5 Northeastern Portion of Phase One Property [PHCs, BTEX

534 Information Gaps in Phase One Investigation

Full access to the Phase One Property was provided during the Site reconnaissance. All records were
reviewed and no information gaps were encountered during the completion of the Phase One Investigation.
Any outstanding responses that pose environmental concern will be forwarded to the Client upon receipt.

5.4 Phase One Conceptual Site Model

Site Description

The Phase One Property is a 1.09-acre, irregular shaped, parcel of land located on the south side of Queen
Elizabeth Way, north of the intersection with Hurontario Street in Mississauga, Ontario. Building structures
on the Site include a 334-m? two-storey former Ontario Provincial Police (OPP) office building (with a partial
basement) with a 111-m?2 single-storey attached detention area, a 143-m?2 garage, and two (2) canopy
structures. The Phase One Property has been vacant since August 2020.

Historically, the Site was first developed prior to 1952 with a single building on the southern portion of the
Phase One Property. The Phase One Property was subsequently redeveloped in the early 1960s with the
current buildings. Tenants of the building have included the OPP.

The remaining parts of the Site comprise an asphalt-paved parking lot and landscaped grassed areas.

Water Bodies / Areas of Natural Significance

There are no water bodies or areas of natural significance on the Phase One Property. However, Mary Fix
Creek exists approximately 230 m south of the Phase One Property in the Phase One Study Area, which
flows southeastward to Lake Ontario.

Drinking Water Wells

There are no drinking water well records for the Phase One Property; however there are two (2) well records
for the Phase One Property and three (3) well records within a 250 m search radius. These records relate
to test holes or observation wells in the vicinity of the Phase One Property.
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Neighboring Land Use

The Phase One Study Area is developed with commercial, residential, and institutional land uses, as
presented in Figure 3.

Areas of Potential Environmental Concerns (APECs)

Based on the findings of the historical records review, Site reconnaissance, and personal interviews, five
(5) potentially contaminating activities (PCAs) were identified either on the Phase One Property or within
the Phase One Study Area. These PCAs were deemed to be contributing to five (5) areas of potential
environmental concern (APECs) on the Phase One Property, as shown in Figure 5.

The following Potentially Contaminating Activities (PCAs) were found to be associated with the current or
historical land uses of the Phase One Property and/or Phase One Study Area:

Media
Location of Contaminants of Potentially
APEC APEC on the PCA Loca!tlon of PCI_\ (On- Potential Concern Impacted
Phase One Site or Off-Site) (COPC) (Ground water,
Property Soil and/or
Sediment)
APEC #1 maintzﬁ;citofr:gieﬁg and Clinli = Aoz
Automotive PortiSoonug}eI;?lase FEI3E7 o GV piTeL o;?:rt:trirc])ztslv\(;i{:i%atlrr}e vggsCiASZ|§xAs 2ol gl EILine
Repair One Property |Vehicles, and material used| oo o b jiding since Sb,Se L
Operations PEY | to maintain transportation thg | 1920 ’
systems e early S.
APEC #2 . On-Site — Former diesel
Historical Fuel Southern #28. Gasoline and backup generator with 50 Soil and Ground
Aboveground |Portion of Phase Associated Products allon diesel AST within PHCs, BTEX water
Storage Tank One Property Storage in Fixed Tanks 9 _—
(AST) the Garage building
On-Site — Presence of
APEC #3 Southern #28: Gasoline and diesel-fired backup Soil and Ground
Existing Fuel |Portion of Phase Associated Products generator with 50-gallon PHCs, BTEX water
AST One Property Storage in Fixed Tanks | diesel AST at exterior of
the Garage building
APEC #4 On-Site — Former 1,000
Historical Eastern Portion #28: Gasoline and gallon heating oil UST Soil and Ground
Heating Oil of Phase One Associated Products located along the east PHCs, BTEX water
Underground Property Storage in Fixed Tanks | exterior wall of the Main
Stor(aélgTT)a”k building
On-Site — Historical oily
Northeastern water spill to a storm .
APEC#5  |potion of Phase N/A. Spill Srain lacated on the PHCs, BTEX | SO a\?vitgrm““d
Historical Spill | one Property northeastern portion of
the Site in 2009

Description of Assessment

PCAs with known or potential to affect the Phase One Property are as follows:
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PCA Location

Location of APEC on the
Phase One Property

Contaminants of Concern

Impact to Phase One
Property (Known or

Potential)
Southern Portion of Phase One | PHCs, BTEX, VOCs, Metals, As, .
Potential
Property Sb, Se
Southern Portion of Phase One PHCs, BTEX Potential
Property
49 St Servies Reeg || SEUIOM FELED € [FEEs Qe PHCs, BTEX Potential
Property
Eastern Portion of Phase One PHCs, BTEX Potential
Property
Northeastern Portion of Phase PHCs, BTEX Potential

One Property

Underground utilities are expected to be present on the subject property (sanitary sewer, storm sewer, city
water, natural gas, telephone, electricity) and could potentially act as preferential pathways.

Local surficial geologic mapping of the Mississauga area indicates that sand, gravel, and minor silt and clay
of glaciolacustrine deposits, underlie the Phase One Property.

The Phase One Property is located approximately 230 m north of Mary Fix Creek, which flows
southeastward to Lake Ontario. The local hydrogeology is controlled by this waterbody, the underlying
geology, and the topography, and local ground water flow is expected to be southeastward. The regional
ground water flow is also expected to be southeastward towards Lake Ontario.

It is not expected that any uncertainty or absence of information would affect the validity of the Conceptual

Site Model (CSM).
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6. Conclusions
6.1  Whether a Phase Two ESA is Required

The scope of this Phase One ESA conforms to the general requirements outlined in O.Reg. 153/04 and
407/19. The objectives of the Phase One ESA were to identify the likelihood of the presence or absence of
PCAs and their associated APECs and COPC, in support of a development approval application with the
City of Mississauga. The results of the Phase One ESA are documented in this report and reflect site
conditions observed at the time of the site reconnaissance.

Based on the information obtained as part of the Phase One ESA, it is concluded that five (5) potentially
contaminating activities (PCAs) were identified either on the Phase One Property or within the Phase One
Study Area. These PCAs were deemed to be contributing to five (5) areas of potential environmental
concern (APECs) on the Phase One Property.

A Phase Two ESA is recommended to assess subsurface impacts as a result of the aforementioned PCAs
and APECs. The scope of the Phase Two ESA should entail the analysis of representative soil and ground
water samples from the Phase One Property for the contaminants of potential concern identified; including
PHCs, BTEX, VOCs, Metals, As, Sb, and Se.

In addition, asbestos containing materials were detected within pipe insulation in the OPP detachment
building and piping insulation within the garage building. Based on the age of the buildings (1957), it is likely
that additional designated substances may have been used during the construction and may remain in
areas not renovated. The observed substances were in good condition at the time of Palmer’s onsite
reconnaissance with the exception of small areas of vinyl floor tiles in poor condition. A Designated
Substances Survey (DSS) is recommended, which may also be required by the City of Mississauga for
issuing a demolition permit.

6.2 Phase One ESA Alone

It is concluded that five (5) potentially contaminating activities (PCAs) were identified either on the Phase
One Property or within the Phase One Study Area. Therefore, five (5) APECs were identified on the Phase
One Property and a Phase Two ESA is required.

6.3 Signatures and Certification

This report was prepared by Bailey Fleet, B.Sc.(Env.) who is currently an Environmental Scientist with
Palmer in the Toronto Office. She has experience in conducting Phase One and Two ESAs at various land
use types, in accordance with Ontario Regulation 153/04 and 511/09 and the CSA Z768-01 environmental
protocols.

This report was prepared by Sylvia Babiarz, M.Env.Sc., who is currently an Environmental Scientist with
Palmer in the Toronto Office. She has experience in conducting Phase One and Two ESAs at various land
use types, in accordance with Ontario Regulation 153/04 and 511/09 and the CSA Z768-01 environmental
protocols.
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This report was reviewed by Kalina Naydenova, M.Sc. who is an Environmental Scientist with Palmer in
the Toronto Office. She has over twelve years’ experience conducting numerous Phase One and Two ESAs
at various land use types, conducting soil and ground water sampling procedures in accordance with ASTM
1527-13 and ASTM E1903-19, as well as experience with Ontario Regulation 153/04 and 511/09 and the
CSA Z768-01 and Z769-00 environmental protocols.

This report was reviewed by Sarah Sipak, B.Sc., P.Geo (limited) an Environmental Geoscience Team Lead
in the Toronto office of Palmer. She has over twelve years’ experience conducting Phase One and Two
ESAs, soil and ground water sampling, and site remediation in accordance with Ontario Regulation 153/04
and 511/09, the CSA Z768-01 and Z769-00 environmental protocols, the Consulting Engineers of Ontario’s
Generally Accepted Standards for Environmental Investigations, and the Canadian Mortgage and Housing
Corporation (CMHC) environmental site investigation procedures for mortgage loan insurance. The
aforementioned ESAs have covered all land use types across Canada. Sarah also has numerous years of
experience in preparing and filing Record of Site Conditions (RSCs) with the Ministry of the Environment,
Conservation and Parks (MECP). Sarah also has experience conducting Excess Soil Reuse Planning
assessments in accordance with Ontario Regulation 406/19.

Bl Pl

Prepared By:

Bailey Fleet, B.Sc.(Env.)
Environmental Scientist

O\

Sylvia Babiarz, M.Env.Sc.
Environmental Scientist

Kalina Naydenova, M.Sc.
Environmental Scientist

Sarah Sipak, B.Sc., P.Geo. (limited), QPesa
Environmental Geoscience Team Lead

Reviewed By:
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7. Limitations of Report

This report was prepared by Palmer for the account of Edenshaw SSR Developments Ltd. in accordance
with the professional services agreement. During the records review, Palmer relied on information obtained
from municipal, provincial, and independent sources as referenced in this report. Although the information
was assessed for consistency, verification of the accuracy or the completeness of this third-party
information was not completed.

Palmer made all reasonable inquiries to obtain accessible information for this assessment as required by
O.Reg. 153/04 Schedule D Table 1: Mandatory Requirements for Phase One ESA Reports. All responses
to information requests were received prior to completion on this report. The evaluation provided in this
report reflects our best judgement in light of the information available at the time of the report preparation.

Due to the limitations referred to above, different environmental conditions from those stated in our report
may exist. Should such different conditions be encountered, Palmer must be notified in order that it may
determine if modifications to the conclusions in the report are necessary.

The disclosure of any information contained in this report is the sole responsibility of the intended recipient.
The material in it reflects Palmer’s best judgement in light of the information available to it at the time of
preparation. Any use which a third party makes of this report, or any reliance on or decisions to be made
based on it, are the responsibility of such third parties. Palmer accepts no responsibility for damages, if
any, suffered by any third party as a result of decisions made or actions based on this report. This limitations
statement is considered part of this report.

Unless stated otherwise in this report, provided that the report is still reliable, and less than 18 months old,
Palmer may issue a third-party reliance letter to parties client identifies in writing, upon payment of the then
current fee for such letters. All third parties relying on Palmer’s report, by such reliance agree to be bound
by our proposal and Palmer’s standard reliance letter. Palmer’s standard reliance letter indicates that in no
event shall Palmer be liable for any damages, howsoever arising, relating to third-party reliance on Palmer’s
report. No reliance by any party is permitted without such agreement. This report is not to be given over to
any third party for any purpose whatsoever without the written permission of Palmer.

The original of the technology-based document sent herewith has been authenticated and will be retained
by Palmer for a minimum of five years. Since the file transmitted is now out of Palmer’s control and its
integrity can no longer be ensured, no guarantee may be given with regards to any modifications made to
this document.
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Photographic Documentation
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Photograph Log
Phase One Environmental Site Assessment (ESA)

49 South Service Road, Mississauga, ON
Project No.: 2204701

Photograph 1

Photo depicts the northwest facing view of the
Phase One Property, particularly the garage.

Photograph 2

Photo depicts the northwest facing view of the
Phase One Property, particularly the main building
and canopy structure attached to the garage.

Photograph 3

Photo depicts the southwest facing view of the
Phase One Property, particularly the main building
and attached canopy structure.

Photograph 4

Photo depicts the south facing view of the Phase
One Property.

Photographs taken by Kalina Naydenova on May 20, 2022
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Photograph Log
Phase One Environmental Site Assessment (ESA)

49 South Service Road, Mississauga, ON
Project No.: 2204701

Photograph 5
Photo depicts the east facing view of the Phase
One Property, particularly the main building.

Photograph 6

Photo depicts the east facing view of the Phase
One Property, particularly the garage.

Photograph 7

Photo depicts the north facing view of the Phase
One Property, including the diesel backup
generator.

Photograph 8

Photo depicts the inside of the garage building, and
the trench drain.

Photographs taken by Kalina Naydenova on May 20, 2022
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Photograph Log
Phase One Environmental Site Assessment (ESA)

49 South Service Road, Mississauga, ON
Project No.: 2204701
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Photograph 9

Photo depicts the de-icing salt stain on the floor in
the attached glass entryway.

Photograph 10

Photo depicts electrical panels located in the
electrical room in the basement.

Photograph 11

Photo depicts empty vault located in the main
building.

Photograph 12

Photo depicts empty room in the basement of main
building.

Photographs taken by Kalina Naydenova on May 20, 2022
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Photograph Log
Phase One Environmental Site Assessment (ESA)

49 South Service Road, Mississauga, ON
Project No.: 2204701

Photograph 13

Photo depicts the single storey attached detention
area.

Photograph 14

Photo depicts empty room on second floor of main
building.

Photograph 15

Photo depicts elevator located in the main building.

Photograph 16

Photo depicts hot water heaters located in the hot
water heater room in the basement.

Photographs taken by Kalina Naydenova on May 20, 2022




Phase One Environmental Site Assessment (ESA)

Palmer.

Appendix B
Aerial Photographs
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Appendix C
Legal Plan of Survey

October 13, 2022
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Appendix D
Land Registry Documents

October 13, 2022
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Appendix E
EcolLog ERIS Database Report

October 13, 2022
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Appendix F
Municipal FOI Correspondence

October 13, 2022
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Appendix G
MECP FOI Correspondence

October 13, 2022
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Appendix H
TSSA Correspondence and Records

October 13, 2022
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Appendix |
List of PCAs (Schedule D (Table 2), O.Reg
153/04)

October 13, 2022
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