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Executive Summary

G2S Environmental Consulting Inc. (G2S) was retained by Daniel Pasta to complete a Phase One
Environmental Site Assessment (ESA) for the property located at 125 Arthur Street West, 123
Louisa Street West and surrounding vacant land, in Thornbury, Ontario, hereinafter referred to as
the ‘Site’. The current owner of the property is 2275568 Ontario Ltd. and Thornbank Village Inc.

For the purpose of this report Arthur Street West is said to run west to east, as illustrated on
Drawing 2 in Appendix A. The Site is currently consisting of seven parcels, one used for
agricultural purposes, two residential and four vacant lots. The Site is located in an area consisting
of primarily residential and agricultural land use. The irregular shaped Site is located along Arthur
Street West which runs along the northern property boundary, Lansdowne Street South which
runs along the eastern property boundary and Alice Street West which runs along the south
property line of the Site. Peel Street South is approximately 155 m west and 10" Line is
approximately 920 m northwest of the Site. Georgian Bay is approximately 450 m north of the
Site. The Site location is illustrated on Drawing 1 in Appendix A.

The Site is currently used for agricultural purposes, with two vacant residential buildings on Site.
The Site groundcover is composed of wild grasses and vegetation on the eastern portion of the
Site. 125 Arthur Street West is located in the northeast portion of the Site and consists of a two-
story residential building with a basement and a detached single car garage. The residential
building is currently vacant. A well is located to the southwest, a storm drain is located south, and
and two cement cisterns are located north of the residential building at 125 Arthur Street West.
123 Louisa Street West is located in the eastern portion of the Site and consists of a one-story
residential building with a basement and a detached single car garage. A small pile of cinder
blocks and wood was located to the east of the residential building at 123 Louisa Street West.
The residential building is currently vacant. The west portion of the Site is used for agricultural
purposes. The south-central area of the site is vacant land with groundcover composed of wild
grasses and vegetation. Little Beaver Creek runs centrally through the Site and is lines with a
forested area. Entrance to the Site is accessed via Arthur Street West, Louisa Street West and
Alice Street West. The Site is approximately 12.14 hectares (30 acres) in size.

The purpose of this Phase One ESA is to determine the potential for impacts on the Site from
past or present Site activities or from surrounding properties. This Phase One ESA was completed
in accordance with the general requirements of CSA Standard Z768-01, November 2001, which
outlines the protocol for Phase One Environmental Site Assessments.

The Phase One ESA identified one Area of Potential Environmental Concern (APEC) on the
property. The potential environmental risks to the property include:

1. The historic presence of an orchard on-Site.
In order to assess the environmental conditions of the property, a Shallow Soil Investigation is

recommended. The objective of the investigation is to determine if there is environmental impact
related to the presence of the historic orchard on-Site.
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1. Introduction

G2S Environmental Consulting Inc. (G2S) was retained by Daniel Pasta to complete a Phase One
Environmental Site Assessment (ESA) for the property located at 125 Arthur Street West, 123
Louisa Street West and surrounding vacant land, in Thornbury, Ontario, hereinafter referred to as
the ‘Site’.

1.1 Phase One Property Information
1.1.1 Site Description
The current owner of the property is:
o 2275568 Ontario Ltd. and Thornbank Village Inc.
The Site is comprised of seven parcels. The legal descriptions are as follows:

e PIN 371320083, PT PARKLT 11 NE/S ALICE ST, 12 NE/S ALICE ST, 11 SW/S LOUISA
ST, 12 SW/S LOUISA ST PL THORNBURY PT 1 16R377; THE BLUE MOUNTAINS

e PIN 371320086, PT PARKLT 11 SW/S LOUISA ST, 12 SW/S LOUISA ST PL
THORNBURY AS IN R386452; THE BLUE MOUNTAINS

e PIN 371320087, PT PARKLT 11 SW/S LOUISA ST PL THORNBURY AS IN R265729;
THE BLUE MOUNTAINS

e PIN 371320088, PT PARKLT 11 SW/S LOUISA ST PL THORNBURY AS IN R156946;
THE BLUE MOUNTAINS

e PIN 371320093, PARKLT 13 NE/S ALICE ST, 14 NE/S ALICE ST, 15 NE/S ALICE ST,
13 SW/S LOUISA ST, 14 SW/S LOUISA ST PL THORNBURY; PT LT 46 NE/S LOUISA
ST, 47

e PIN 371320101, LT 40 NE/S LOUISA ST, 41 NE/S LOUISA ST, 42 NE/S LOUISA ST, 43
NE/S LOUISA ST, 44 NE/S LOUISA ST PL THORNBURY; PT LT 40 SW/S ARTHUR ST,
41

e PIN 371320102, PT LT 41 SW/S ARTHUR ST, 42 SW/S ARTHUR ST PL THORNBURY
PT 2 16R373; THE BLUE MOUNTAINS

1.1.2 Site Location

The Site is currently consisting of seven parcels, one used for agricultural purposes, two
residential and four vacant lots. The Site is located in an area consisting of primarily residential
and agricultural land use. The irregular shaped Site is located along Arthur Street West which
runs along the northern property boundary, Lansdowne Street South which runs along the eastern
property boundary and Alice Street West which runs along the south property line of the Site. Peel
Street South is approximately 155 m west and 10" Line is approximately 920 m northwest of the
Site. Georgian Bay is approximately 450 m north of the Site.

Envlronmental Cuns‘ul!uug I'ne
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The Site location is illustrated on Drawing 1 in Appendix A, and photographs of Site and the
surrounding properties are included in Appendix B.

1.1.3 Site Occupancy

The Sites residential buildings are currently unoccupied, and the eastern portion of the Site is
vacant. All remaining lands are used for agricultural purposes.

1.1.4 Site Features

The Site is currently used for agricultural purposes, with two vacant residential buildings on Site.
The Site groundcover is composed of wild grasses and vegetation on the eastern portion of the
Site. 125 Arthur Street West is located in the northeast portion of the Site and consists of a two-
story residential building with a basement and a detached single car garage. The residential
building is currently vacant. A well is located to the southwest, a storm drain is located south, and
two cement cisterns are located north of the residential building at 125 Arthur Street West. 123
Louisa Street West is located in the eastern portion of the Site and consists of a one-story
residential building with a basement and a detached single car garage. A small pile of cinder
blocks and wood was located to the east of the residential building at 123 Louisa Street West.
The residential building is currently vacant. The west portion of the Site is used for agricultural
purposes. The south-central area of the site is vacant land with groundcover composed of wild
grasses and vegetation. Little Beaver Creek runs centrally through the Site and is lines with a
forested area.

Entrance to the Site is accessed via Arthur Street West, Louisa Street West and Alice Street West.
The Site is approximately 12.14 hectares (30 acres) in size.

1.1.5 Surrounding Properties
The Site is surrounded primarily by residential and agricultural land use. All adjacent properties
surrounding the Site are residential. A Foodland grocery store is located east of the Site. A

transformer/hydro substation is located approximately 130 m northeast of the Site. The remaining
Study Area consists of residential and agricultural properties.
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2. Scope of Work

The purpose of this Phase One ESA is to determine the potential for impacts on the Site from
present or past Site activities or from surrounding properties. It is our understanding that the
Phase One ESA is being completed as part of the due diligence program related to the financing
of the Site.

This Phase One ESA was completed in accordance with the general requirements of CSA
Standard Z768-01, November 2001, which outlines the protocol for Phase One Environmental
Site Assessments. Should a Record of Site Condition (RSC) be required for the property in the
future, additional work may be necessary to meet the requirements of O. Reg 153/04.

The scope of work for this Phase One ESA included a review of available historical records, a
visual inspection of the Site and surrounding properties, interviews with knowledgeable persons,
municipal and provincial agencies and preparation of a report of the findings and any
recommendations.
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3. Records Review

Available public records were reviewed to determine the land use history of the Site and
surrounding properties.

3.1 General
(i) Phase One Study Area Determination

The Phase One Study Area includes the Site and lands that are within approximately 150 metres
of the Site, as shown on Drawing 2 in Appendix A, herein referred to as the Study Area.

(i) First Developed Use Determination

According to a property detail report, the residential building located at 125 Arthur Street West
was first developed in 1899 and the residential building located at 123 Louisa Street West was
first developed in 1920. According to the Site representative the remaining lands on Site have
always been used for agricultural purposes. Historical aerial photographs show the remaining
lands on Site as undeveloped in 1954 and from 2005 to present.

(iii) Fire Insurance Plans

Available Fire Insurance Plans (FIPs) for the surrounding area were reviewed through Opta
Information Intelligence Website. FIPs from 1925 covered the Site and Study Area. In 1925, the
Site and Study Area are undeveloped. Louisa Street is developed through the northern portion of
the Site and Albert Street and Minto Street are developed through the western portion of the Site.

(iv) Property Ownership

The current owner of the property is 2275568 Ontario Ltd. and Thornbank Village Inc.
(v) Property Use Directories

City directory books were not published for the Town of Blue Mountain.
(vi) Official City Plan

The Blue Mountain Official Plan, Schedule A-2 Land Use Plan was reviewed to determine the
land use of the Site. The Site is classified as community living area, commercial corridor,
downtown area and hazard. Hazard is defined as lands having inherent environmental hazards
such as flood susceptibility, erosion susceptibility, and dynamic beach hazards. The northern and
eastern portion of the Study Area is classified as residential recreational area and hazard. The
eastern portion of the Study Area is classified as community living area, hazard, and downtown
area. The southern portion of the Study Area is classified as community living area, hazard and
future secondary plan area. The western portion of the Study Area is classified as hazard, future
secondary plan area and residential recreational area.
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(vii) Environmental Reports
No previous environmental reports were provided to G2S.
3.2 Environmental Source Information

(i) National Pollutant Release Inventory

The National Pollutant Release Inventory (NPRI) database was searched for records in the vicinity
of the Site for the years 1994-2017. No records were located within the Study Area.

(i) PCB Storage Sites

A search of the Ontario Inventory of PCB Storage Sites (1991 & 1995) was reviewed for records
in the vicinity of the Site. No records were located within the Study Area.

(iii) Environmental Registry

The Environmental Bill of Rights (EBR) Registry was searched for references to the Site and
surrounding properties. No records were located within the Study Area.

(iv) Coal Gasification Maps

A review of the Inventory of Coal Gasification Plant Waste Sites in Ontario publication indicated
that no coal gasification plants were located within the Study Area.

(v) Coal Tar Sites

The Inventory of Industrial Sites Producing and Using Coal Tar and Related Tars in Ontario is
included in the Waste Disposal Site Inventory document and was searched for facilities. No coal
tar facilities were found within the Study Area.

(vi) Freedom of Information Request

G2S contacted the Freedom of Information and Protection of Privacy Office of the Ministry of the
Environment with a request for information pertaining to the Site. Requests generally take several
weeks to months to generate a response from the government agency. Should a response from
the government agency change the conclusions or recommendations of this report, an addendum
letter will be provided along with the information received from the government agency.

(vii) Waste Management Records
The Site and properties within the Study Area were searched by company name in the Hazardous
Waste Information Network (HWIN) and the Hazardous Waste Information System (HWIS)
databases from 1986-1993 and in two-year increments from 2002-2018. Properties within the
Study Area were also searched for records currently registered with HWIN. No records were
found within the Study Area.

(vii)  Other MECP Reports

Other MECP reports were not available for the Site or Study Area at the time of this Phase One
ESA.
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(ix) Retail Fuel Storage Tanks

G2S contacted the Technical Standards and Safety Authority (TSSA) by email on June 19 and
July 6, 2020. G2S requested a search for records of fuel storage on the Site and immediate
surrounding properties on Arthur Street West, Lansdowne Street South, Louisa Street West, Alice
Street West and Peel Street North. A response from the TSSA was received on June 19 and July
7, 2020 and is included in Appendix E. No records were found.

(x) Areas of Natural Significance

The Ministry of Natural Resources, Ontario, Natural Heritage Areas database was reviewed. A
woodland and wetland are located in the central portion of the Site. A woodland is located in the
north, west and south portions of the Study Area. A wetland is located approximately 240 m south
of the Site. Georgian Bay is approximately 450 m north of the Site.

(xi) Landfills

The Ministry of the Environment publication Waste Disposal Site Inventory, June 1991, was
searched for waste disposal facilities located within the Study Area. No records were found within
the Study Area. The nearest landfill was previously located approximately 45 m east of the Site
and was closed in 1969. The landfill was classified as an A7 site for municipal/domestic wastes
in urban areas, criteria “humans”. Based on the record description the site was located at
Lansdowne Street North and King Street West, and historical aerial photograph in 1954 show the
landfill is located approximately 160 m north of the Site.

(xii)  Notices and Instruments

The Brownfields Environmental Site Registry was searched for references to the Site and
surrounding properties. No records were located within the Study Area.

3.3 Physical Setting Sources

(i) Aerial Photographs
Aerial photographs of the Site and Study Area for the years 1954, 2005, 2010, 2016, and 2019
(included as Drawings 4 through 8 in Appendix A) were reviewed at the Grey County Interactive

Maps, and Google Earth. Comments for each photograph are presented in the following table:

Table 1: Aerial Photographs

The Site appears developed for
agricultural purposes with an orchard
located on the western and | The Study Area appears primarily developed as agricultural land
northeastern portions of the Site. | use. Little Beaver Creek is located central portion of the Study
Little Beaver Creek is located in the | Area. Due to the scale of the image, details of the structures in
central portion of the Site. Due to the | the Study Area are indiscernible.

scale of the image, details of the
structures on-Site are indiscernible.

1954

A small square building is located in | East adjacent property has been developed with a small square
2005 the northeast and east portion of the | building. Residential/agricultural buildings have been developed
Site. A forested area is located | in the western portion. Square buildings and a park have been
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to 42.67 m bgs, and black rock and grey shale from depths of 42.67 to 48.76 m bgs.
Groundwater was measured at 43.48 m bgs.

34 Site Operating Records

Site Operating Records were requested by G2S at the time of this Phase One ESA report. The
following chart summarizes the availability of the records.

Site Operating Records

Regulatory Permits and Records

No records available

Material Safety Data Sheets

No records available

Underground Utility Drawings

No records available

Chemical Inventory and Storage

No records available

Storage Tanks

No records available

Environmental Monitoring Data

No records available

Waste Management Records

No records available

Process, Production and Maintenance Documents

No records available

Spills and Discharges

No records available

Emergency Response and Contingency Plans

No records available

Environmental Audit Reports

No records available

Facility Site Plans

No records available
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4. Interviews
41 Site Personnel

The Site visit was conducted on June 23, 2020. Site representative, Mr. Daniel Pasta, completed
a Phase One Questionnaire for the property, which is included as Appendix G.

4.2  Third Party Individuals

Third party individuals were not available for interview at the time of this Phase One ESA.
4.3 Government Officials

The following government officials were contacted as part of this Phase One ESA:

1. Ministry of the Environment, Conservation and Parks, Freedom of Information and
Protection of Privacy Office;

2. Technical Standards and Safety Authority.
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5. Site Reconnaissance
5.1 General Requirements

Ms. Rachael Lesmeister, B.A. of G2S conducted a Phase One ESA Site visit at the northwest
corner of 125 Arthur Street West, 123 Louisa Street West and surrounding vacant land, in
Thornbury, Ontario. The purpose of the Site reconnaissance was to assess the current conditions
of the Site, and the adjacent and surrounding properties to the extent practicable. The following
table provides details regarding the Site visit:

Table 3: Site Reconnaissance

Date June 23, 2020

Time 10 am

Length of Site Visit 1.5 hour

Weather Cloudy, approximately 27° Celsius

Person who conducted the Site visit Rachael Lesmeister, B.A.

Qualified Person supervising the Site Jacky So, P.Eng.
visit
Facility Operating: Yes/No N/A

Observations of the Site, adjacent and surrounding properties were conducted by walking over
the Site. Adjacent and surrounding properties were observed from within the Site or by other
public means.

(i) Site Limitations

G2S was unable to access the basement in the residential building located at 123 Louisa Street
West at the time of the Site visit due to flooding.

(i) Property Use, Buildings, and Structures

The Site is currently used for agricultural purposes, with two vacant residential buildings on Site.
The Site groundcover is composed of wild grasses and vegetation on the eastern portion of the
Site. 125 Arthur Street West is located in the northeast portion of the Site and consists of a two-
story residential building with a basement and a detached single car garage. The residential
building is currently vacant. A well is located to the southwest, a storm drain is located south, and
and two cement cisterns are located north of the residential building at 125 Arthur Street West.
123 Louisa Street West is located in the eastern portion of the Site and consists of a one-story
residential building with a basement and a detached single car garage. A small pile of cinder
blocks and wood was located to the east of the residential building at 123 Louisa Street West.
The residential building is currently vacant. The west portion of the Site is used for agricultural
purposes. The south-central area of the site is vacant land with groundcover composed of wild
grasses and vegetation. Little Beaver Creek runs centrally through the Site and is lines with a
forested area.

Entrance to the Site is accessed via Arthur Street West, Louisa Street West and Alice Street West.
The Site is approximately 12.14 hectares (30 acres) in size.

11
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Table 4: Current Surrounding Property Use, Potentially Contaminating Activities

D) Contaminants
Address . el FOAL L C_or_1tam|nat|ng Description of Potential
Distance Activity
. Concern
from Site
95 King Street ~130 m Transformer Manufacturing, .
West northeast Processing and Use Hydro Sub Station 2 PCBs

Notes: PCBs - Polychlorinated Biphenyls

5.2 Description of Investigation

The investigation included a walkthrough of the Site; no PCA were observed on-Site.
5.3 Special Attention Items

(i Polychlorinated Biphenyls

Polychlorinated Biphenyls (PCBs) were widely used for cooling and lubricating electrical
equipment from the 1930s to the 1970s. The use of PCBs was prohibited in the late 1970s.

Due to the age of the buildings on-Site, there is the possibility for PCB containing equipment to
be present on-Site.

(ii) Asbestos Containing Materials

Asbestos is a generic term referring to a group of naturally occurring fibrous mineral silicates.
Asbestos was used in many products due to its strength and resistance characteristics. Common
uses include boiler and pipe insulation, spray-on fireproofing, floor and ceiling tiles, asbestos-
cement products, etc. Legislation banned the use of asbestos-containing materials (ACMs) in the
mid to late 1980s.

Due to the age of the buildings, there is the possibility for ACMs to be present on-Site. Potential
ACMs observed in the building include vinyl floor tile, drywall joint compound and suspended
ceiling tiles.

(iii) Lead

Lead is a heavy metal typically found in pipes, batteries, lead solder, cabling, insecticides, paints,
glass and as an additive to gasoline. In 1976, the federal government limited the amount of lead
for interior paints to 0.5% by weight or 5,000 ppm. The Surface Coating Materials Regulation
(SOR/2005-109) dated April 19, 2005, as amended, pursuant to the 2005 Hazardous Products
Act, revised the standard to limit the amount of lead in certain paints to 0.06% (600 ppm). In
October 2010, this was revised to 0.009 % (90 ppm).

Due to the age of the buildings on-Site, there is a potential for lead based paint to be present on-
Site.

14
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6. Review and Evaluation of Information
(i) Current and Past Site Uses
The current and past Site uses are summarized in the following table:

Table 5: Site Uses

Address Property Use Years Occupied
125 Arthur Street West Residential 1899 - present

123 Louisa Street West Residential 1920 - present
Surrounding Vacant Land | Agricultural/vacant 1954, 2005 - present

(ii) Potentially Contaminating Activities

The following PCA as defined in the amended O. Reg. 153/04 was identified within the Study
Area:

o Pesticides (Including Herbicides, Fungicides and Anti-Fouling Agents) Manufacturing,

Processing, Bulk Storage and Large-Scale Applications.
e Transformer Manufacturing, Processing and Use

16
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Address

Direction and
Distance from
Site

Table 6: Potentially Contaminating Activities — Risk to Site

Potentially Contaminating
Activities

Description

Years
Occupied

Contaminants

of Potential
Concern

PCA - Risk to Site

Pesticides (including Herbicides,

Fungicides and Anti-Fouling Historical aerial photographs Arsenic, High —historical presence of an
Site Agents) Manufacturing, Processing, | showing an orchard being present 1954, 2005 Pesticides, orchard on-Site
Bulk Storage and Large-Scale on-Site. Heavy Metals )
Applications
95 King Street ) Low, dc_»wn-gradient with
West Transformer Manufacturing, Current use of a transformer present PCBs respect to inferred groundwater

~130 m northeast

Processing and Use

located at a Hydro Sub Station.

flow direction, large distance
from Site.

Notes:

PCBs - Polychlorinated Biphenyls

16

AV G2S

Envlronmental Consulting Inec.



Phase One Environmental Site Assessment
125 Arthur St W., 123 Louisa St W., and Surrounding Vacant Land, Thornbury, Ontario

(2520445
July 10, 2020

(iii) Areas of Potential Environmental Concern

Table 7: Areas of Potential Environmental Concern

Location of Loc;gcz\n 2l Contaminants

APEC on Phase Potentially Contaminating Activity of Potential

(on-site or

off-site) L]

One Property

Media Potentially
Impacted
(Groundwater, soil
and/or sediment)

40. Pesticides (including Herbicides,
Fungicides and Anti-Fouling Agents)
Manufacturing, Processing, Bulk Storage
and Large-Scale Application

Arsenic,
On-Site Pesticides,
Heavy Metals

Historic presence of an orchard

on-Site Entire Site

Soil

17
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7. Conclusions and Recommendations

The Phase One ESA identified one Area of Potential Environmental Concern (APEC) on the
property. The potential environmental risks to the property include:

1. The historic presence of an orchard on-Site.
In order to assess the environmental conditions of the property, a Shallow Soil Investigation is

recommended. The objective of the investigation is to determine if there is environmental impact
related to the presence of the historic orchard on-Site.
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8. Qualifications of the Assessor

This Phase One ESA was conducted by Ms. Rachael Lesmeister, B.A. Ms. Lesmeister is
responsible for the successful completion of field work and reporting. Ms. Lesmeister has
assisted with numerous projects on behalf of private and public sector clients for industrial,
commercial and residential sites.

This Phase One ESA was reviewed by Jacky So, P.Eng. Jacky So is a Senior Engineer for G2S
Environmental. Mr. So obtained his Bachelor of Applied Science degree in Environmental
Engineering in 2002 from the University of Waterloo in Waterloo, Ontario and received his license
with the Professional Engineers Ontario in 2007. Mr. So has over 17 years of professional
consulting experience in environmental site assessments and remediation. Mr. So has acted as
project manager on several large scale remediation projects in the Greater Toronto Area. His
main responsibilities as project manager included contract administrations, cost and timeline
control, coordination of interdisciplinary project teams, communication with the clients, attending
technical and public meetings, providing technical advice to the project team, conducting
technical evaluations and studies. Mr. So is a Qualified Person as defined in Ontario Regulation
153/04 for signing off on Phase One and Two ESAs, remediation reports and filing of Records of
Site Condition (RSCs).
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10. Limitations

This report has been prepared for the sole benefit of Daniel Pasta and is intended to provide a
Phase One ESA on the Site, 125 Arthur Street West, 123 Louisa Street West and surrounding
vacant land in Thornbury, Ontario. The report may not be used by any other person or entity
without the expressed written consent of Daniel Pasta, and G2S Environmental Consulting Inc.
(G2S). Any use which a third party makes of this report, or any reliance on decisions made based
on it, is the responsibility of such third parties. G2S accepts no responsibility for damages, if any
suffered by any third party as a result of decisions made or actions based on this report.

The findings in this report are limited to the conditions at the Site at the time of this investigation
(June/July 2020), and supplemented by a historical review and data obtained by G2S as
described herein as well as information provided by the Site representative as reported herein.
Conclusions presented in this report should not be construed as legal advice.

If Site conditions or applicable standards change or if any additional information becomes
available at a future date, changes to the findings, conclusions and recommendations in this
report may be necessary.

At the time of this report, the Covid-19 pandemic restrictions may have limited G2S’s access to
historical records for review purposes. Due to these limitations, G2S may be required to provide
addendums to the report or complete additional site visits in the future.

Environmental Consultin
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11. Closing Remarks

We trust this report is satisfactory for your purposes. Should you have any questions, please do
not hesitate to contact this office.

Yours truly,

G2S Environmental Consulting Inc.

Al NI

Rachael Lesmeister, B.A. Jacky So, P.Eng.
Environmental Technician Senior Engineer

ental Consulting Inc
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