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Executive Summary

Spice Environmental Inc. (SEI) was retained by David Paletta, on behalf of Lorimir Holdings Inc.
(LHL) to complete a Phase One Environmental Site Assessment (Phase One ESA) of a former
meat packing facility, located at 2248 Centre Street in Thorold (Allanburg), Ontario (hereafter
referred to as the Phase One Property or Site). Refer to Figure 1 in Appendix A for approximate
site location.

The Phase One ESA was commissioned as part of the site re-development planning due
diligence program being undertaken by the Owner, which also includes the completion of a
Hazardous Materials Assessment. The combined investigations will establish the expected site
environmental conditions and potential liabilities associated with future site re-development. It
is SEI's understanding that the filing of a Record of Site Condition (RSC) is not required at this
stage in the process.

The scope of work for this Phase One ESA was developed in accordance with the requirements
of Ontario Regulation 153/04, amended and established industry standards, including; the
Canadian Standards Association (CSA) Standard Z768-01, and the Canadian Mortgage and
Housing Corporation (2012) Guidelines.

The Phase One Property occupies an approximate area of 2.205 acres (0.88 hectares), located
on the east side of Centre Street in Thorold, Ontario, formerly known as the Village of Allanburg.
The subject property maintains a 2,415m2 (26,000SF) industrial building, with one-storey
former manufacturing area, supported by two-storey offices. The Site was developed in 1977
and operated as Dougherty Meats Inc., a cattle and hog slaughterhouse and meat processing
facility until 1985. Following the purchase of the facility in 1985 (J. Paletta), animal slaughtering
was discontinued, and a significant facility expansion (two-storey offices, Freezer #1+2, Retail
and Loading Coolers).

At the time of the environmental inspection, the former meat packing facility was vacant and
derelict, with all equipment removed from the facility with the exception of the offices and
employee locker rooms.

The primary components of the former meat packing facility consisted of;

e Management/Sales Offices

e Employee Locker Room/Lunchroom/Washrooms
e Shipping/Receiving

e Meat Processing

e Smoke Houses (2)

e Freezers/Coolers (4)

e Maintenance Room,

e Electrical room
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e Boiler Room
e Chemicals Storage Room
e Storage Rooms (3)

The facility is serviced by natural gas and municipal sanitary sewer and water. Hydro is provided
via overhead wires from public service along the east side of Centre Street, entering the facility
along the central west side. The power is routed through 35Kv and 40Kv transformers, with
distribution controlled by individual area/room shut-off switches, located in the Loading Dock
area.

The general land uses surrounding the Phase One Property are comprised of rural residential or
vacant lands or utility corridors (Hydro, Rail), consisting primarily of vegetated areas.

The adjacent lands to the north are a Hydro Corridor, occupied by 20m high metal towers
supporting multi-line, high voltage ransmission lines. The lands were observed to be vegetated
with small and medium diameter trees. Further north, are rural residential properties located
on Henderson and Clifton Streets. Approximately 350m to the northwest is a lift bridge
(Allanburg Bridge) for Regional Road 20, traversing the Welland Canal, operated by the St.
Lawrence Seaway Management Corporation.

The south boundary of the Phase One Property is bordered by residential lands (2244 Centre St)
occupied by two-storey residence and separate single storey garage. The residential building is
comprised of clay brick exterior and pitched asphalt shingle roof, serviced by overhead
hydro/telephone and underground natural gas, sanitary sewer and water. The historic air
photos indicate that the subject residence was constructed between 1959 and 1965. Further
south is a seasonal surface water drain, followed by a similar Hydro Corridor and additional
residential properties along Centre Street, occupied by one and two storey residential buildings.

The east limit of the Site (5m from rear of building) is delineated by a 2m high chainlink fence,
separating the Site from an active rail corridor (CN Port Robinson) which maintains a single rail
line. The rail corridor traverses north-south within the Phase One Study Area, separated from
the abutting residential properties by earthen berms. Further east, are additional residential
lands (one and two-storey buildings) fronting Grainer Street.

The west boundary of the Phase One Property is bordered by Centre Street, a two lane, rural
residential roadway, bordered by stormwater drainage ditches. The property immediately
across Centre Street from the Phase One Property is comprised of vacant undeveloped land. The
adjacent lands to the south are occupied by a residential property maintaining a two-storey
residence and single storey garage. Further west, is the northwards flowing Welland Canal,
located approximately 200m from the Phase One Property.

The Phase One Property is located at the UTM coordinates of; Northing 4,770,468.46 and
Easting 645,847.01 in UTM Zone 17T, at an elevation of 177.89masl (584FT).
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The topography within the Phase One Study Area slopes gradually to the south-south east, with
an elevation change from 178masl to 1755masl. The Phase One Property is located within the
Niagara River Watershed. The surface waters generated within the Site flow via overland flow to
roadside ditches along the east side of Centre Street, discharging to a surface water drain
approximately to the 150m south. These waters are in-turn directed to a catchbasin located
adjacent to Grainer Street, south east of the Phase One Property.

The site hydrogeology was determined through a review of the available reference information
Water Well Information System (WWIS) records, indicating that the near surface soils are
comprised of glacial lacustrine deposits of silt and clay. The deposits are considered to be
massive to laminated basin deposits, exhibiting low hydraulic conductivity, restricting
groundwater flow and potential contaminant migration. The Phase One Property soils would be
classified as medium/fine grained. The underlying bedrock is located at an approximate depth of
12mbgs to 15mbgs comprised of sandstone, shale, dolostone and siltstone of the Lakeport
Formation, Middle and Lower Silurian Period. The near surface groundwater system is
suspected to be located at depths of 4.5bgs to 6.5bgs, flowing in an assumed south-southeast
direction. The shallow groundwater system is not considered to be a potable resource.

MOE recognized Potentially Contaminating Activities (PCAs, Reg. 511/09) were identified within
the study area (Onsite: PCA#28 — Gasoline and Associated Products Storage in Fixed Tanks;
PCA#30 — Importation of Fill of Unknown Quality;, PCA#58 - Waste Disposal and Waste
Management; Offsite: PCA#46 - Rail Yards, Tracks, Spurs). In consideration of the nature of the
PCAs identified, four (4) localized Areas of Potential Environmental Concern (APECs) were
identified, with subsurface soil and/or groundwater impacts possibly resulting from: APEC 1 -
Past operation of a aboveground Furnace Oil storage tank and associated fuel distribution
system; APEC 3 — Operation of a 2,250L aboveground gasoline storage tank and dispenser for
the fueling of Dougherty Meats delivery vehicles; APEC 3 — Past use of underground storage
tank for the collection of organic liquid wastes, and; APEC 4 — Infilling of water channel
previously located along west side of the property.

CONCLUSIONS

Based on the results of the Phase One environmental site assessment investigations, Spice
Environmental Inc. can reasonably conclude that actual or potential contamination may be
present on the Phase One Property, identified as 2248 Centre Street in Thorold, Ontario,
Ontario.

The potential presence of soil and/or groundwater impacts on the Phase One Property may
have resulted from the following activities/sources;

v Phase One Property operations have been exclusively used as a slaughterhouse and
meat processing facility since development from vacant lands in 1977 until 2013. The
facility operations produced high organic content liquid wastewater stored in an
underground septic tank;
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v" The facility hot water boiler system was operated using furnace oil, stored in a 2,250L
aboveground tank, located on the west side of the property. Records indicate that the
tank was filled quarterly, with fuel supplied to the Boiler via underground distribution
lines,

v" A 2,250L aboveground gasoline storage tank w/dispenser was operated on the west side
of the property, for delivery vehicle fueling,

v A channel or by-pass of Welland Canal that previously traversed the west boundary of
the Phase One Property was infilled with unknown materials, and;

v" In consideration of the construction date of the original facility (1977), hazardous
materials (ACMs, Lead, Mercury, PCBs) may be present within the building envelop.

Requirement for a Phase 2 ESA

The Phase One investigations identified four (4) Areas of Potential Environmental Concern
(APECs) to be present on the Site. As such, SEl recommends that a limited Phase 2 ESA be
commissioned to satisfy the requirements of the Regulation.

Furthermore, it is recommended that a Hazardous Materials Assessment be completed to
determine the presence and estimated qualities of any designated substances/hazardous
materials which may be present within the building envelop.
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1.0 INTRODUCTION

Spice Environmental Inc. (SEI) was retained by David Paletta, on behalf of Lorimir Holdings Inc.
(LHL) to complete a Phase One Environmental Site Assessment (Phase One ESA) of a former
meat packing facility, located at 2248 Centre Street in Thorold (Allanburg), Ontario (hereafter
referred to as the Phase One Property or Site). Refer to Figure 1 in Appendix A for approximate
site location.

The Phase One ESA was commissioned as part of the site re-development planning due
diligence program being undertaken by the Owner, which also includes the completion of a
Hazardous Materials Assessment. The combined investigations will establish the expected site
environmental conditions and potential liabilities associated with future site re-development. It
is SEI's understanding that the filing of a Record of Site Condition (RSC) is not required at this
stage in the process.

A summary of the Phase One investigation findings, along with the identified potential
environmental concerns are presented in Table 1, in Appendix B.

1.1 Purpose

The purpose of a Phase One ESA is to identify any actual or potential contamination at the
subject property that could impact the value of the real estate, affect the ability to obtain
financing for the Phase One Property, or which could represent a potential threat to receptors.

1.2 Scope of Work

The scope of work for this Phase One ESA was developed in accordance with the requirements
of Ontario Regulation 153/04, as amended and established industry standards, including; the
Canadian Standards Association (CSA) Standard Z768-01, and the Canadian Mortgage and
Housing Corporation (2012) Guidelines. The assessment activities included the following:

e Sijte inspection of the property and Interview;

e Reconnaissance of the surrounding area;

e Historical records review;

e Review of municipal, provincial and federal records to identify any documented
environmental conditions associated with the subject properties or surrounding area
that could affect public health or the environment;

e Review of aerial photographs/maps;

e Review of Fire Insurance information, as available

e |dentification of Potential Contaminating Activities located within a 250m radius of
the subject property

e Preparation of a Phase | ESA report summarizing the investigation findings and
presenting professional conclusions regarding the potential site environmental
impacts and associated liabilities.
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1.3  Phase 1 Property Information
The Phase One Property occupies an approximate area of 2.205 acres (0.88 hectares), located
on the east side of Centre Street in Thorold, Ontario, formerly known as the Village of Allanburg.

The Site maintains a 2,415m’ (26,000SF) industrial building, with one-storey former
manufacturing area, supported by two-storey offices. The Site was developed from
vacant/agricultural lands in 1977 and operated as Dougherty Meats Inc., a cattle and hog
slaughterhouse and meat processing facility until 1985. Following the purchase of the facility in
1985 (J. Paletta), animal slaughtering was discontinued, with significant facility renovations and
expansion (two-storey offices, Freezer #1+2, Retail and Loading Coolers) completed.

The legal description of the Phase One Property is:

PCL 53-1 SEC M28; LT 53 PL M28, as confirmed by PL 59BA1112, Plan M28 is not a Plan of
Subdivision within the meaning of the Planning Act; Thorold. PIN# 64058-0164.

The Phase One Property is polygonal in shape, extending between Centre Street on the west and
the Canadina National Railway corridor on the east. The Site is accessed from Centre Street,
with three (3) former vehicle roadways evident, servicing the five (5) loading docks and centrally
located facility entrance. See Figure 2, Appendix A for approximate site layout.

The general land uses surrounding the Phase 1 Property are comprised of rural residential or
vacant or utility corridors (Hydro, Rail), consisting primarily of vegetated areas.

1.3.1 Property Ownership

The Phase One Property is owned by Lorimir Holdings Inc., having acquired the property and
business (Dougherty Meats Inc.) in 1985. Mr. David Paletta is the acting agent and primary
contact for Lorimir during the Phase One ESA.

1.3.2 Phase 1 Study Area Determination

The Regulation requires that a Phase 1 Study Area Determination (SAD) be provided. The Phase
One SAD is defined as properties located wholly or in part within 250 metres from the Phase
One Property boundaries. The property land uses within the SAD are to be evaluated to
ascertain their potential influence on the environmental conditions on the Phase 1 Property.

The Study Area for the property identified as; 2248 Centre Street, Thorold, Ontario, is comprised
of properties located wholly or in part within 300 metres of the Phase 1 Property boundaries.
See Figure 3, Appendix A for limits of the Phase 1 Study Area.

Note: For the purpose of the Phase One Property and surrounding property discussions, it has
been assumed that Centre Street traverses in a North-South direction, with Centre Street serving
as the west boundary of the Phase One Property.
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The northern limit of the SAD is located immediately north of Henderson Street, a two-lane
east-west residential road, extending between Grainer Street (east) and Centre Street (west).
The lands along the Henderson Street are occupied by residential properties comprised of one
and two storey homes and garages. The northern limits of the SAD are at a lower elevation (1m-
2m), but are suspected to be hydraulically upgradient or cross gradient of the Phase One
Property.

The southern limit of the SAD is the located at the intersection of Centre Street and Barron
Road. Barron Road is a two-lane residential roadway, which serves as the southern limits of the
residential development in this portion of Allanburg. Barron Road is occupied by onbe and two
storey residences, with larger landscaped yards. These lands are at a lower elevation (1m-2m)
and considered to be downgradient of the Phase One Property.

The eastern limits of the Phase One SAD extend just beyond Grainer Street, a two-lane
residential roadway. Grainer Street is more sparsely developed, with agricultural lands
extending further eastwards. These lands are at a similar or lower elevation and considered to
be cross and downgradient of the Phase One Property.

The western limits of the SAD extend across the Welland Canal to the east side of Service Road
west. The Welland Canal, originally constructed at Allanburg in 1829, previously extended along
the east side of Centre Street, until it was replaced with the existing, wider and deeper canal in
1932. The canal was extended to its current depth of 8.2m in the 1950s. the lands between the
Phase One Property and the Canal are vacant maintaining a nature trail maintained by the
Region of Niagara. The lands to the west are at a higher elevation (rock outcropping), but are
considered to be hydraulically downgradient of the Phase One Property.

The specific land uses observed within the Phase One Study Area are summarized below.

The adjacent lands to the north are a Hydro Corridor, occupied by 20m multi-line, high voltage
hydro transmission lines. The lands were observed to be vegetated with small and medium
diameter trees. Further north, are rural residential properties located on Henderson and Clifton
Streets. Approximately 350m to the northwest is a lift bridge for Regional Road 20, traversing
the Welland Canal, operated by the St. Lawrence Seaway Management Corporation.

The south boundary of the Phase 1 Property is bordered by residential lands (2244 Centre St)
occupied by two-storey residence and separate single storey garage. The residential building is
comprised of clay brick exterior and pitched asphalt shingle roof, serviced by overhead
hydro/telephone and underground natural gas, sanitary sewer and water. The building is
estimated to have been constructed circa 1920. Further south is a seasonal surface water drain,
followed by a similar Hydro Corridor and additional residential properties along Centre Street,
occupied by one and two storey residential buildings.
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The east limit of the Site (5m from rear of building) is delineated by a 2m high chainlink fence,
separating the Site from an active rail corridor (CN Port Robinson) which maintains a single rail
line. The rail corridor traverses north-south within the Phase One Study Area, separated from
the abutting residential properties by earthen berms. Further east, are additional residential
lands (one and two-storey buildings) fronting Grainer Street.

The west boundary of the Phase One Property is bordered by Centre Street, a two lane, rural
residential roadway, bordered by stormwater drainage ditches. The property immediately
across Centre Street from the Phase One Property is comprised of vacant undeveloped land. The
adjacent lands to the south are occupied by a residential property maintaining two-storey
residence and single storey garage. Further east, is the northwards flowing Welland Canal,
located approximately 200m from the Phase One Property.

1.3.3  Initial Site Development

The available historic land use information would suggest that the lands within the Phase One
Study area were originally developed in the late 1790s, with the Welland Canal construction
starting in Allanburg in 1824. The area lands appear to have been used for agricultural purposes
since development with residential development along Centre Street commencing in the 1960s.

It would appear that the Dougherty Meats Inc. was the initial development on the Phase One
Lands, with the initial northern section of the existing building constructed in 1977%. A
significant expansion of the facility was commissioned in 1985, including the construction of the
two-storey offices and the Freezers/Coolers comprising the southern section of the existing
building.

References
1) Land Title for PIN# 64059-0164 (LT) (Land Registry Office #59)
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2.0 Information Review

2.1 Topography
The Phase 1 Property is located at the UTM coordinates of; Northing 4,770,468.46 and Easting
645,847.01 in UTM Zone 17T, at an elevation of 177.89masl| (584FT).

The topography within the Phase One Study Area slopes gradually to the south-south east, with
elevation change from 178masl to 1755masl. The Phase One Property is located within the
Niagara River Watershed. The surface waters generated within the Site flow via overland flow to
roadside ditches along the east side of Centre Street, discharging to a surface water drain
approximately 150m south. These waters are in-turn directed to a catchbasin located adjacent
to Grainer Street, south east of the Phase One Property. The Topographic Map® for the
Allanburg is presented in Appendix C.

Reference
2) Ontario Base Map. Southern Ontario - 1:22,000, Ontario Ministry of Natural Resources, 2010.

2.2 Hydrogeology

The site hydrogeology was determined through a review of the available geologic resources,
with the resulting information discussed below and summarized in Table 2, Appendix B.

2.2.1 Geology

The local geology was determined from a review of the Quaternary Geology of the Niagara
Area®, indicating that the near surface soils are comprised of glacial lacustrine deposits of silt
and clay. The deposits are considered to be massive to laminated basin deposits, exhibiting low
hydraulic conductivity, restricting groundwater flow and potential contaminant migration. The
underlying bedrock (MNDM, Map# 2544) is comprised of sandstone, shale, dolostone and
siltstone of the Lakeport Formation, Middle and Lower Silurian Period®.

References
3) Quaternary Geology of the Niagara Area, Ontario Division of Mines Preliminary Map 764, Scale 1: 50,000,
published by the Queen’s Printer, 1972.

4) Bedrock Geology of Ontario, Southern Sheet, Ontario Geologic Survey Map 2544, Scale - 1:1,000,000,
published by the Ministry of Northern Development and Mines, 1991.

2.2.2 Groundwater

Environmental assessments presenting the current groundwater conditions are not available for
the Phase One Property. As such, the groundwater system is estimated from the Water well
Information System records, which indicate that the shallow groundwater system is expected to
be present within the silty clay at an estimated depth interval of 4.6mbgs to 6.5mbgs. based on
the proximity and reported depth of the Welland Canal, it is assumed that the groundwater flow
direction is to the west-northwest.
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The local potable water supply is treated surface water, provided via the Region of Niagara
distribution system. The local groundwater system is not considered to be a potable resource,
requiring the adoption of Site Condition Standards (SCS) for Non-Potable Groundwater
environments.

2.3 Surface Water and Areas of Natural & Scientific Interest (ANSI)

2.3.1 Surface Water

The Phase One Study Area is located within the Niagara River Watershed and Welland Canal
drainage area. Surface waters generated within the Phase One Study Area flow south to surface
water control systems which discharge to Bogart Pond/Creek, which in-turn flows north the
Holland River East Branch, just north of Fairy Lake in the Wesley Brooks Conservation Area. The
Holland River flows north, ultimately discharging into Lake Simcoe.

2.3.2 Areas of Natural & Scientific Interest

ANSlIs are contiguous geographical regions within the province that have geological or ecological
features which are significantly representative provincially, regionally, or locally. These lands or
waters have been judged to have features that are important for natural heritage protection,
appreciation, scientific study or education. ANSIs are designated and mapped by the Ministry of
Natural Resources.

A search of all ANSI’s within a 2000m buffer around the Phase One was not requested through
the ERIS search. The study area inspection did not identify any Areas of Natural & Scientific
Interest.

2.4 Air Photos

Air Photos of the Study Area were obtained from the National Air Photo Library, supplied
through the ERIS Report for the years; 1934, 1948, 1959, 1965, 1976, 1983, and 1988. A
summary of the observed site and area conditions is as follows, with air photos presented in
Appendix D.

Year: 1934 (A4873-38) Scale 1:10,000, Magnification —200%
- Phase One Property appears to be vacant undeveloped and/or agricultural land,

transected along the western portion by a man-made watercourse. The narrow channel
extends along the east side of Centre Street, connecting with the east side of the
Welland Canal, north of the Allanburg Bridge.

- The Welland Canal is present (expanded in 1932) to the west of the Site

- The Vertical lift bridge on Highway 20 (Bridge 11) over the Welland Canal is present

- Limited development is evident on the east side of the Canal with only two (2) farmstead
visible within the Phase One Study Area.

- Centre Street appears to extend southwards to Barron Road
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Year: 1948 (#A11612-25) Scale 1:12,000, Magnification —400%
- Similar to 1934 Air Photo.

- Phase One Property remains undeveloped/agricultural

- Study area land uses appear unchanged

- Evidence of ‘Laker’ Traveling downstream of Allanburg Bridge

- Southern limits of photo illustrates alternative channel for Welland Canal

Year: 1959 (#A16448-75) Scale 1:15,000, Magnification —300%
- Phase One Property appears to be unchanged from 1948 Air Photo

- Disturbed area event on lands on west side of Centre Street, across from Phase One
Property, adjacent to Welland Canal. A dock appears to be present in Canal, adjacent to
cleared area (possible aggregate area)

- Stormwater ponds are present adjacent to the west side of Centre Street, across from
Phase One Property and at Barron Road

Year: 1965 (#A19341-126) Scale 1:20,000, Magnification —500%
- Phase One Property appears to remain undeveloped

- Residential dwelling appears to be present at 224 Centre Street

- The narrow channel along Centre Street and the Alternative Channel from the Welland
Canal (south of study area) have both been infilled

- The CN Rail line, west of the Phase One Property is now present

- Increased development on east side of Canal, north of Highway 20 (Allanburg)

Year: 1976 (#A24323-64) Scale 1:25,000, Magnification — 500%
- The original Dougherty Meats facility may be present or under construction

- The residential property at 2244 Centre St is present

- The lands on the west side of the Centre Street are cleared in a distinct rectangular
shape

- Residential buildings are now evident at the south end of Centre Street and along
Grainer Street

Year: 1983 (#A26421-6) Scale 1:26,000, Magnification —400%
- Phase One Property appears similar to 1976 Air Photo, but with more distinct evidence

of the north and south site access roads

- The bridge over the Welland Canal for Highway 20 is not present

- larger residential development on west side of Grainer Street, with extensive cleared
area extending to rail corridor

- Henderson Street is now present and res888idential development evident
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Year: 1988 (#A27302-244) Scale 1:50,000, Magnification —400%
- Very poor quality photo and large scale. Difficult to discern site and study area details

- Phase One Property appears to be developed, but unable to accurately identify site
features (can’t confirm facility expansion). Buildings are present but not distinguishable

- Welland Canal to west and CN Rail Corridor to east

- Phase One Study Area developed much as it is today with residences present on the
surrounding roads — Henderson, Barron, Grainer, Centre

- Active agricultural lands within surrounding area

- Sparse development in Allanburg, but residential subdivisions evident in south Thorold

» The historic air photo review did not identify any land uses within the Study Area which
might represent an environmental concern to the Phase One Property. However, the
quality of the materials used to infill the narrow channel, located along the east side of
Centre Street and thus the western limits of the Phase One Property, could represent a
potential environmental concern.

2.5 Municipal Directories

The municipal directories (Vernon’s City Directories) for Phase One Study Area were reviewed at
the St. Catharines Public Library, Central Branch, in the Second Floor Reference Room for the
years; 1960 (earliest listing), 1965, 1975, 1985, 1995, 2000 and 2014. The review did not identify
Centre Street within Thorold, with listings for Davis Road (RR20) extending only as far south as
McCormack Street, which is north of the Village of Allanburg.

In the absence of Directory listings for Allanburg, a City Directory Information search was
requested through the Ecolog ERIS. The response received through the ERIS report indicated
that “Allanburg , ON is not listed within the city directory archives”. See Appendix E for ERIS
response.

2.5.1 Phase 1 Property
The available Directories and other information sources did not have any listings for the Phase
One Property.

2.5.2 Adjacent Lands

The available Directories and other information sources did not identify Centre Street to be
present in Thorold.
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2.6  Fire Insurance Records
A search of the available Fire Insurance Records (FIPs, Inspection Reports) for properties within
the Phase One Study Area was requested through Opta Information Services.

2.6.1 Fire Insurance Plans
Given the historic agricultural use of the Phase One Study Area, Fire Insurance Plans (FIPs) were
not identified.

2.6.2 Inspection Reports

Inspection reports were not identified for the Phase One Property or other properties within the
Phase One Study Area.

» The Fire Insurance information was not available for the Phase One Study Area
properties.

2.7 Ecolog ERIS

Ecolog is a commercial environmental search service that provides assessors with access to a
wide variety of public and private environmental databases, identifying records for both the
Phase One Property and local area sites within a specified search radius.

An Ecolog Environmental Risk Information Services Ltd (ERIS) database search Standard Report
was requested for the Phase One Property and search area radius of 0.25km. The specific
databases searched are detailed in in the ERIS Report (Order #20180816082), presented in
Appendix E.

The General Search of the available sixty-two (62) specific data bases identified a total of eleven
(11) plottable records within the Phase One Study Area, with three (3) records identified for the
Phase One Property. Summaries of the Detailed Records presented in the ERIS report for the
Phase One Property and surrounding lands are presented in Table 3 (Appendix B).

The Detailed Report search identified records within the search area for the following six (6)
databases;

- (1) Certificates of Approval (CA)

- (1) Environmental Registry (EBR)

- (1) Environmental Compliance Approvals (ECA)
- (1) Scott’s Manufacturing Directory (SCT)

- (1) Ontario Spills (SPL)

- (6) Water Well Information System (WWIS)
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2.7.1 Phase One Property Records
The ERIS search identified a total of (3) records contained within three (3) databases [SCT (1),
SPL (1), WWIS (1)], to be associated with the past uses of the Phase One Property.

Two of the three environmental records for the Phase One Property are administrative in nature
and not associated with activities which could result in environmental impact. However, the
search identified an Ontario Spills report for the Phase One Property, dated May 2007,
associated with the Dougherty Meat’s operations. A summary of the spill event details
indicates;

Ontario Spills Record

- Spill# 4484-72YKVR, reported on May 07/07

- Overstress/pressure on container, resulting in sewage release to lands adjacent to
the facility.

-  The volume of sewage release was not identified with the MOE assessment
indicating the potential for soil contamination to have resulted

» MOE assessment indicated the potential for soil contamination to have resulted

2.7.2 Offsite Property Records
A total of seven (7) environmental records were identified in three (3) databases [CA (1), EBR
(1), WWIS (5)]. Details of the subject records are presented in Table 3, Appendix B.

The environmental records identified are administrative in nature and not associated with
activities which could represent an environmental concern.

» The environmental records identified within the Phase One Study Area are not
considered to represent a significant potential concern to the Phase One Property.

2.8 Title Search

A Land Titles Search was prepared by Service Ontario, Land Registry Office #59 and supplied
through the ERIS Report. The Land Titles document prepared for; PIN# 64059-0164 (LT) is
presented in Appendix F, with the Title information Instruments summarized as follows.

Summary
- Lands owned by the Province on Ontario until 1977

- Transfer of lands to Dougherty Meats Ltd. on May 17, 1977 for S1

- A Charge was taken out against the property by Dougherty Meats Ltd. in the amount of
$260,000, payable to The Effort Trust Company, dated November 14, 2005

- Name change from Dougherty Meats Ltd. to Lorimir Holdings, registered for the subject
property on March 30, 2007
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- A Charge was taken out against the subject property by Lorimir Holdings Inc. in the
amount of $2,400,000, payable to Placements Borsa Inc., dated July 30, 2010. At that
time, a Transfer of Charge was completed between The Effort Trust Company to
Placement Borsa Inc.

The Phase One Property is currently owned by Lorimir Holdings Inc.

2.9 Interviews

SEl conducted interviews with representatives of the property owner (David Paletta) and a local
area resident (J. Hunt, 2212 Centre St) to obtain information regarding; the historic
development and use of the Phase One Property, and to gain insight into the past site
operations, materials and waste management activities.

A summary of the information obtained through these interviews is as follows;

- Dougherty Meats started operations in late 1960s, established in a barn located on
Grainer Street, immediately east of the Phase One Property

- The Phase One Property was acquired by Dougherty in the late 1970s, with the
operations consisting of animal slaughtering (cattle, hogs), meat processing and
packaging.

- Animals were received in what became storage rooms, with killing and gutting
completed in what became the Box Room and Tenderizing Room

- The property and business was acquired by J. Paletta in 1985, at which time the two-
storey offices were added, along with Freezers #1 and 2, along with the Retail and
Loading Coolers located on the south end of the building. Onsite animal slaughtering was
discontinued in 1985.

- Furnace oil was used to fire the hot water boiler. The furnace oil was stored in an
aboveground storage tank (AST), located on the east side (rear) of the building, with
deliveries provided quarterly by Gales Petroleum Inc. of St. Catharines. The Furnace Oil
tank (2,250L) remains on site

- A gasoline storage tank and pump was operated on the west side of the property,
protected by four bollards. The tank and dispensing system has been removed from the
site

- The Dougherty Meats operations were discontinued in 2013

- Lorimir is evaluating potential site re-development opportunities including; commercial
refrigerated storage, dry goods storage and residential townhomes

2.10 Freedom of Information Request — MOE

A request was submitted to the Ministry of the Environment, Freedom of Information (FOI)
Office, on August 14, 2018 soliciting any information (Applications, Approvals, Correspondence,
Investigations, Complaints, Director’s Orders) related to the subject property.
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At the time of Phase One ESA report finalization, a response had not been received from the
MOE in this matter. It is not anticipated that the FOI request will result in any materially
significant environmental information regarding the Phase 1 Property or surrounding lands.

2.11 Other Information
No other site-specific or environmental information was obtained during the Phase One ESA

Phase One Environmental Site Assessment Page 19
2248 Centre Street - Thorold, ON



SEl # 2018-025 September 2018

3.0 SITE INSPECTION

3.1 Subject Property

A preliminary interior inspection was completed of the property and facility on August 09/18,
accompanied by Mr. David Paletta of Lorimir. A follow-up, comprehensive site and facility
inspection was completed on August 15/18, concurrently with the Hazardous Materials
Assessment sampling program. Both inspections were completed by Mr. lan Spice, P. Eng.,
QPgsp, a senior engineer with Spice Environmental Inc.

At the time of the inspection the weather was sunny, 30C, with slight breeze. All exposed
surfaces were free of ice, snow or obstructions, with no restrictions on the site or area
inspection.

The Phase One Property, 2248 Centre Street, is occupied by a vacant former animal
slaughterhouse and meat processing facility, located within a rural residential area of Allanburg
(Thorold), Ontario. The Site is located on the east side of Centre Street, between the CN
Railways Port Robinson Rail Corridor to the east and Hydro Corridors to the north and south.

The subject building occupies approximately 2,415m’ (26,000SF), distributed primarily on one
level, with exception of two-storey management/sales offices. The building is of concrete block
and metal frame construction supported by shallow strip footing, with separate column footings
used in the 1985 additions. The roof is flat comprised of corrugated metal decking and open
web steel joits and steel I-beams. The outer roof surface is a tar-gravel composite over plywood
and waterproof membrane.

3.1.1 Building Interior
At the time of the environmental inspection, building at 2248 Centre Street was
vacant/abandoned, with all meat processing, cooling systems and storage equipment having
been removed. However, there was evidence of miscellaneous solid wastes within the former;
employee areas, maintenance room, boiler room, spice room and the two-storey offices.

The building was completed in two (2) stages completed in 1977 (Stage 1) and 1985 (Stage 2). A
brief overview of the observed interior conditions observed during the August 15, 2018 site
inspection follows. See Figure 3, Appendix A and Table 4, Appendix B for the building layout and
room identifiers.

STAGE 1 (Constructed 1977)

Generally, the interior of the original building (Stage 1) is comprised of unpainted concrete floor
with concrete block walls and both wood beams and steel trusses, supporting a corrugated
metal deck. The underside of the roof decking is exposed in most areas, located at an interior
height of approximately 22ft. The walls and localized areas of the roof/lower ceilings, are
insulated with either yellow spray foam or white Styrofoam insulation. The surface of the walls
in the original section is covered with white fibreglass paneling or ceramic tiles.
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Loading Dock
Located along the central portion of the west wall of the building, the Loading dock is serviced

by two (2) elevated truck bays with roll-up doors. In addition, the primary hydro service and
electrical control [two (2) transformers (35Kv, 40Kv), power switches for all rooms in facility).

- Painted (white) concrete block room with concrete floor

- Roof is exposed corrugated metal (unpainted), supported by open web steel joists on
metal columns

- Floor drain observed in rear

Shipping Cooler
Located at rear of Loading Dock, accessed by roll-up door, with insulated steel man-doors to
Retail and Main Cutting Rooms, formerly assigned as the “Bacon Cooler”.

- Painted (white) concrete block walls with unpainted poured concrete floor

- Lower ceiling (12ft) with exposed corrugated metal (unpainted) decking, supported by
open-web steel joists on concrete block walls.

- Room maintains racking/hanging system mounted on steel joists

Retail Cutting Room
Open access from the Loading Dock and Main Cutting Floor, with man-door access to the
Shipping Cooler, the Retail Cutting Room is an original component of the facility.

- Very similar construction to the Loading Dock, with painted (white) concrete block walls,
exposed metal (unpainted) roof decking, supported by open web steel joists

- Linear natural gas radiant heaters along ceiling

- Unpainted concrete floor with central floor drain

Kitchens

The facility maintains two (2) adjacent areas identified as the “Kitchen”, both of similar
construction, with large open area and equipped with a portable Smoke House. Kitchen 1
provides access to Kitchen 2, which in-turn accesses the Spice Room.

- Unpainted concrete floor with central floor drain

- Concrete block walls covered by white fibreglass board

- Exposed metal deck with open web steel trusses supported by steel columns

- Lighting provided by two (2) 8ft long, 2-tube fluorescent fixtures, suspended from metal
trusses

Smoke Houses
The building layout provided by D. Paletta, indicates two (2) Smoke Houses, servicing each
Kitchen. At the time of the inspection only one Smoke House was present, located in Kitchen 1.

- Separate 3m x 4m x 2.5m high, stainless steel metal box, with roof mounted heating
system and floor drain
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- Exterior was previously insulated with 3” of white/yellow FRP mat insulation (only
remnants remained)
- Evidence of roof vent, but discharge piping absent

Pickling Cooler
Accessed from Kitchen 1 via an insulated 4” thick double man-door

- Interior core od Access door comprised of 4” yellow spray foam insulation

- Stainless steel walls, ceiling and door (interior) with unpainted concrete floor.

- Walls mounted on poured concrete foundation/containment, extending 0.3m above the
floor

- Walls contained 4” yellow spray foam insulation , with the joints between the stainless
steel panels insulated with a silicone/rubberized (white) caulking

RTE Cooler

Accessed from Kitchen 1 via an insulated 4” thick man-door and to Loading Dock area via rolling
‘barn-type’ door (hardware present, door missing). The RTE Cooler was previously a Lunch Room
servicing the Retail Cutting Room, converted under the Stage 2 (1985) renovation.

- Interior core of Access door comprised of 4” yellow spray foam insulation

- Three (3) Stainless steel walls, ceiling and door (interior), with fourth wall comprised of
painted (beige) aluminum or sheet metal panels

- Walls mounted on poured concrete foundation/containment, extending 0.3m above the
unpainted concrete floor

- Walls contained 4” yellow spray foam insulation , with the joints between the stainless
steel panels insulated with a silicone/rubberized (white) caulking

Spice Room
Spice Room appears to be a wood frame and pressboard addition to the rear (east) side of the

building, accessed by man-door from Kitchen 2.

- Painted (white) concrete block wall on west side (suspected exterior building wall0 and
painted (white) pressboard walls

- Unpainted concrete floor

- Slopped pressboard roof, with single 2-tube fluorescent light fixture

- Window on south wall

Refrigeration Room
Only remnants of former Refrigeration Room present (Suspected to have been portable, self-
contained unit removed as salvage).
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Main Cutting Floor
Open access from Kitchen 1 and Steam Room, with man-doors accessing Kitchen 2, Shipping
Cooler and Bacon Slicer Room.

- North wall comprised of concrete block with ceramic (white) tile facing. South wall is
comprised of unpainted concrete block with fiberglass (white) paneling. Metal ceiling
not insulated, evidence of metal (unpainted) roof decking

- Unpainted concrete floor with central floor drain, and 1m concrete containment wall,
supporting concrete block

- Exposed corrugated metal roof decking and solid steel beams (all metal painted white),
supported by concrete block walls

Steam Room

Originally identified as the “West Cutting Room”, converted to Steam Room during Stage 2
(1985) renovation/addition. Open access from Main Cutting Floor (door system missing), with
metal man-door access to Tenderizing Room.

- Lower (8ft) ceiling with walls and ceiling not insulated and comprised of fiberglass
(white) paneling. Ceramic tile evident on portions of the concrete block wall behind the
FRP paneling (remnants of former West Cutting Room)

- Unpainted concrete floor with central floor drain and 1.25m (4ft) high concrete
containment walls supporting unpainted concrete block walls

- Painted (grey) metal support beam, columns and access door (not insulated) to
Tenderizer Room

- Evidence of six (6) solenoid electrical controllers (suspected for former steam system)
positioned on south wall

- Hot water tank (25gal) and small Hammond Transformer position on elevated metal
support platform just below ceiling in NE corner of room

Tenderizing Room

Previously unidentified room, assigned as Tenderizing Room under Stage 2 (1985)
renovation/addition. Accessed from Steam Room via double steel doors (not insulated), with
open access to Bacon Slicer Room.

- Concrete block walls with plaster (white) veneer, and 4” styrofoam (white) insulation,
covered by fiberglass (white) paneling

- Roof has spray-on (white) foam insulation on steel beams and underside of corrugated
metal decking

- Unpainted concrete floor, no floor drain, but 0.3m concrete containment wall/footing
supporting concrete block

- Lighting is via row of five (5) incandescent/CFL fixtures and four (4) 0.6m diameter
mercury vapour lamps, suspended from metal superstructure
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Bacon Slicer Room

Originally used as Hog Cooler, converted to Bacon Slicer Room under Stage 2 (185)
renovation/addition. Room accessed by metal (uninsulated) man-door from Main Cutting Room
and open access from rear (north) of Tenderizing Room.

Exterior concrete block walls with plaster (white) veneer, and 4” styrofoam (white)
insulation, covered by fiberglass (white) paneling

Interior walls are comprised of fibreboard with concrete veneer and metal mesh.
Concrete surface is painted white.

Lower Roof has painted (grey) spray-on styrofoam insulation on steel beams supported
by two (2) painted (red) metal jack-posts on separate concrete foundations. Upper roof
comprised of exposed plywood decking with evidence of Styrofoam insulation on
exterior side of decking

Unpainted concrete floor, no floor drain, but 0.3m concrete containment wall/footing
supporting concrete block

Lighting is via row of twelve (12) 2-tube fluorescent fixtures, suspended from metal
superstructure. Evidence of former mechanical systems on superstructure

Inedibles Room

Small self-contained room accessed exclusively from the Bacon Slicer Room. Room may have
originally been the “Motor Room”.

Walls and Ceiling comprised of fibreboard with concrete/mesh veneer (1” thick), painted
white

Ceiling is damaged indicating styrofaom insulation over fibreboard with roof decking
comprised of plywood

Unpainted concrete floor with no floor drains, but maintains 0.3m concrete containment
walls

Lower roof is supported by painted (red) metal beams and two jack-posts with separate
concrete supports

Box Room

Originally, this portion of the facility was designated the “Kill Floor”, converted to the Box Room
under the Stage 2 (1985) renovation/addition. The Box Room is adjacent to the Main Cutting
Room and is centrally located within the building, with numerous access doors.

Three (3) of the walls are concrete block with multi-coloured 4x8 ceramic tile facing to
8ft. the fourth wall is concrete block with fiberglass (white) paneling

Unpainted concrete floor with no floor drain or perimeter concrete containment walls
Lower roof (approx. 15ft) comprised of painted (grey) wood 12x12 beams and painted
(grey) plywood deck. Above the roof there are what appear to be painted (grey) plywood
walls (purpose unknown)

The upper roof (approx. 22ft) is comprised of painted (grey) corrugated metal decking
with painted (grey) solid metal I-beams, all coated with painted (grey) spary on foam
(yellow) insulation
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Chemical Room
An irregularly shaped room with elevated (22ft) ceiling, accessed by man-doors from the Box
Room and Employee Area.

- Walls are concrete block with grey 4x4 ceramic tile to 12ft, followed by painted (grey)
concrete block

- The underside of the corrugated metal roof decking is coated with painted (grey) spray-
on (yellow) insulation. The roof is supported by painted (grey) metal I-beams supported
by concrete block walls.

- The room maintains a lower metal superstructure which supports a hoist/winch with
metal chain and claw assembly

- A hot water tank (50gal), manufactured by Rheem Ruud, is supported by an elevated
metal platform in NE corner of room

- Floor is comprised of damaged, unpainted concrete with central drain

- Lighting is provided by two 92) 2-tube fluorescent fixtures

K. F. Lunchroom
Rectangular room with four access doors, formerly part of the “Barn” under the Stage 1 layout.
Room maintains table, chairs, cupboards and microwave.

- Lower ceiling (8ft) and concrete block walls all covered by fiberglass (white) paneling
- Unpainted concrete floor with central drain
- Lighting is provided by single 2-tube fluorescent fixture

Laundry Room

Small rectangular room accessed from the Box Room and Lunchroom via man-doors. Laundry
Room was formerly part of the “Barn” under the original facility configuration. Room contains
wash basin a bank (8 units) of metal personnel lockers.

- Unpainted concrete block walls with fiberglass (white) paneling
- Unpainted concrete floor with no drain
- Lighting is provided by single 2-tube fluorescent fixture

Lunchroom

Square room located against the western exterior wall of the building, accessed by a single man-
door from the hallway within the ‘Employee Area’ of the facility, formerly identified as the “Kill
Floor Lunchroom. Room maintains three (3) banks of metal lockers, totaling fifteen (15) units
and microwave.

- Painted (white) concrete block walls with painted (white) fibreboard ceiling. Evidence of
yellow spray-on foam insulation on east wall

- Painted (grey) concrete floor with no drain

- Lighting is provided by single bulb incandescent fixture
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Washrooms
Two (2) men’s and one women’s washrooms, each with toilets and missing sinks

- Painted (white) concrete block walls with painted (white) fibreboard ceiling. Evidence of
yellow spray-on foam insulation on east wall

- Painted (grey) concrete floor with no drain

- Lighting is provided by single bulb incandescent fixture

Inspector’s Office

A square office with single access door from hallway, window on west exterior wall and
separate concrete block washroom (w/toilet missing). Office maintains a wooden desk, one (1)
wooden chair and three (3) metal chairs. Inspector’s Office location maintained under Stage 1
and Stage 2 layouts.

- Painted (white) concrete block walls with fibreboard ceiling with fiberglass (white)
paneling
- Beige 12x12 vinyl floor tiles over poured unpainted concrete floor, with black mastic

Maintenance Room

Accessed by painted (beige) metal man-door at NW end of Storage Room 1. Maintenance Room
appears to be an addition to the “Gut Room” completed in the Stage 2 (1985)
renovation/addition. Room contains metal shelves, metal desk, work bench w/drill press and
bank of Metal storage lockers

- Concrete block (white) walls with lower (8ft) painted (white) corrugate metal decking
and fiberglass (white) paneling on walls. Lower ceiling is supported by small gauge steel
I-beams, supported by the perimeter concrete block walls

- Unpainted concrete floor with no drain

- Lighting is provided by single 2-tube fluorescent fixture

Boiler Room

Adjacent to the Maintenance Room, the Boiler Room is also accessed from Storage Room 1 and
appears to have been part of the Stage 2 (1985) renovations of the “Gut Room”. Boiler Room is
accessed from exterior by double metal door and man-doors to Storage Rooms 1 and 2

- Similar construction to the MR, with lower corrugated metal deck ceiling with small
gauge |-beam supports, but concrete block walls are unpainted

- Evidence of metal piping for former hot water boiler, with full 205L HDPE drum of
“Boiler Water Conditioning Solution” (SB #603, KEM Manufacturing Ltd.). Label indicates
that the solution is a corrosive liquid (Class 8) containing sodium hydroxide, sodium
sulfite and organic polymers, polyacrylates

- Lighting is provided by single bulb incandescent fixture
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Electrical Room
Narrow rectangular room accessed by a single man-door from Storage Room 1, the Electrical
Room extends along the north walls of the Inedibles, Bacon Slicer and Tenderizing Rooms.

- Unpainted poured concrete floor and concrete block walls
- Electrical components, switches and controllers located along south wall

Storage Room 1

Located north of the Box Room, providing access to all storage rooms, Maintenance Room,
Boiler Room and Electrical Room. Formerly used as the “Gut Room”, modified under Stage 2
(1985).

- Painted (white) concrete block walls, with evidence of a concrete veneer on west wall

- Unpainted concrete floor with lower truck bay (possible former “Augur” location) in NE
corner. Evidence of two (2) 50mm diameter black ABS pipes extending from the lower
floor of the truck bay through the exterior wall, discharging to the underground septic
tank adjacent to north side of building.

- Exposed corrugated metal decking (unpainted), with open-web steel joists, supported by
concrete block walls

Storage Room 2

Large room accessed by man-doors from Storage Room 1 and Boiler Room. Storage Room 2
previously served as the “Barn”, with separate receiving doors and pen areas, for cattle (larger
doors/pen) and hogs (smaller doors/pen) storage prior to killing. The wooden receiving doors
are located along the north exterior wall of the facility.

- Unpainted concrete block walls and multi-level unpainted poured concrete floor, with
drainage channels directed to the exterior (suspected animal pen areas)

- Exposed, unpainted corrugated sheet metal roof decking with by solid metal I-beams,
supported on concrete block walls

- larger, interior, heavy gauge steel beam, supported by five 95) steel columns on
separate foundations

- Lighting provided by two (2), single bulb incandescent fixtures and one (1) 0.6m
diameter mercury vapour lamp

Storage Room 3

Small storage room in NW corner of facility, adjacent to the employee Lunch Room, accessed
from Storage Room 2 (man-door) and exterior west side of building (double wood door).
Reportedly, Storage Room 3 previously served as an additional hog receiving area.

Unpainted concrete block walls and poured concrete floor
Lowered wooden roof, with wood beams supported on concrete walls
No lighting system observed
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STAGE 2 (Constructed in 1985)

Following the purchase of Dougherty Meats Inc. by J. Paletta in 1985, animal slaughtering was
discontinued and the associated rooms (Barn, Kill Floor, Gut Room, Hog Cooler, Bacon Cooler)
repurposed. In addition, the facility was renovated (Kitchen 1) and a significant addition
completed on the south side of the building, adding the two-storey Management/Sales offices
and significantly increasing the freezer capacity (Freezer 1+2, Retail Cooler, Loading Cooler).

A summary of the observations from the inspection of the Stage 2 area of the facility is
presented below.

Management/Sales Offices

Two-storey offices accessed via facility entrance doors adjacent to Loading Dock. The offices
occupy approximately 1,200SF, with single entrance and concrete stairwell to the second floor
along east wall.

- The Main Entrance of the facility, providing access to the Offices and Retail Cutting Floor,
has walls comprised of ceramic tile, followed by painted (white) drywall, unpainted
concrete floor and drywalled ceiling, with excessive peeling paint (white).

- The Offices are constructed of painted (yellow) drywall, with 2ftx4ft acoustic ceiling tiles,
4”x4"” vinyl floor tiles (beige).

- The lower offices are constructed as a single space with Reception Window opening on
to Main Entrance hallway.

- The second floor offices are separated into three (3) office spaces, with full bank of out
windows present along the west wall

- The lighting was provided by 4-tube fluorescent fixtures

Retail Cooler
The Retail Cooler is adjacent to the south side of the Offices and is accessed by a single,
insulated 4” thick man-door from the Retail Cutting Room.

- Unpainted concrete floor with 0.3m (1FT) concrete containment/footing, supporting the
concrete block walls, and central floor drain.

- The concrete block walls are covered by painted (white) sheet metal panels separated by
3” of white Styrofoam insulation.

- The roof is covered by insulated (spray foam) flat metal ceiling, supported by open-web
steel trusses supported by steel columns on separated footings

- The former mechanical cooling systems have been removed, but five (5) ceiling fans
remain

- Two (2), 4” thick, metal insulated, rolling doors provide access to Freezer 1 and the
Loading Cooler

- Lighting provided by three (3) 0.6m diameter mercury vapour lamps and six (6) 2-tube
fluorescent fixtures
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Loading Cooler

Accessed from Retail Cooler via insulated 4” thick rolling door, with roll-up door to exterior
loading dock (accessed by southern driveway on south side of residence @2244 Centre St.)

Unpainted concrete floor with 0.3m (1FT) concrete containment/footing, supporting the
concrete block walls, and two (2) central floor drains.

Painted (white) sheet metal wall separated from concrete block walls by 3” of white
Styrofoam insulation

Exposed corrugated (unpainted) metal roof deck, supported by open-web steel joists
supported by three (3) metal columns and steel I-beams, with separate foundations
Lighting provided by five (5) mercury vapour lamps

Freezer 1
Located adjacent to south ends of Pickling Cooler and RTE Cooler, Freezer 1 is a large full roof
height (22ft) space, accessed from the Retail Cooler by a 4” thick, insulated metal rolling door.

Unpainted concrete floor with 0.3m (1FT) concrete containment/footing, supporting the
concrete block walls, and two (2) central floor drains.

Painted (white) sheet metal wall separated from concrete block walls by 3” of white
Styrofoam insulation

Exposed flat (unpainted) metal roof deck, supported by four (4) metal columns and steel
I-beams, with separate foundations

Cooling systems removed, but several ceiling fans remain

Lighting provided by six (6) 2-tube fluorescent fixtures

Freezer 2

Located adjacent to south side of Freezer 1 and east side of Loading Cooler, Freezer 2 is a large
full roof height (22ft)space, accessed from the Loading Cooler by a 4” thick, insulated metal
rolling door.

Unpainted concrete floor with 0.3m (1FT) concrete containment/footing, supporting the
concrete block walls, and no floor drains.

Painted (white) sheet metal wall separated from concrete block walls by 3” of white
Styrofoam insulation

Exposed corrugated metal roof deck, supported by open-web steel joists supported by
six (6) metal columns and steel I-beams, with separate foundations. All roof systems
(deck, joists, columns are painted white

Lighting provided by four (4) mercury vapour lamps

3.1.2 Site Exterior

The Phase 1 Property is located within a primarily rural residential area, comprised of detached
homes on large lots, surrounded by utility (Hydro, CN Rail) corridors and vacant/agricultural

lands.
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The primary entrance to the facility is located within the central west face of the building,
accessed via a man-door between the Management Offices and the Loading Dock. The west side
of the building also maintains three (3) elevated shipping entrances. The lands along the west
side of the building are gravel covered with extensive vegetative growth. The two primary
loading docks have concrete pads adjacent.

The east face of the building maintains three (3) man-doors providing access to the Spice Room
and Kitchen# 2. The southern end of Kitchen #2 is open, with Smokehouse# 2 no longer present.
Extensive vegetation covers most of the eastern limits of the property, with the east property
line marked by a 2m chainlink fence separating the property from the adjacent CN Rail right-of-
way. The east face of the building is approximately 5m from the property boundary.

The north side of the building maintains two (2) man-doors and three (3) loading docks,
previously used for receiving animals and for organic wastes management. The washwaters
generated by the facility were discharged through two (2) 50mm diameter black ABS pipes
discharging to a 2250L underground septic tank, located adjacent to the north side of the
building. The septic tank is suspected to be below a concrete pad, with evidence of suspected
extraction/clean-out pipe observed adjacent to the northeast corner of the building. A 2250L
metal above ground storage tank was located adjacent to the suspected Septic Tank location,
within an area protected by four (4) yellow painted metal bollards. The markings on the AST
indicated that it previously stored furnace oil supplied by Gales Petroleum. Numerous empty
plastic drums (205L) and pails (20L) (previous chlorinated cleaning fluids) and other solid wastes
were noted in the area of the Septic Tank and furnace oil AST, with a 3m? pile of wood pallets
located at the north property boundary.

Hydro corridors are present along the northern and southern limits of the property.

3.2 Site Activities

As the facility was vacant at the time of the Phase One ESA, the former facility operations were
outlined by Mr. David Paletta, representative of Lorimir and former facility manager.

a) Animal Slaughtering

During the operating period of 1977 to 1985, cattle and hogs were received by truck and
temporarily stored in the Barn area of the facility. Located in the northwest porting of
the Barn received the animals through exterior double wood doors, leading to pens with
slopped drainage trenches to exterior.

The animals were then transferred through a channel in the SE corner of the Barn to the
Killing Floor, with preliminary animal processing completed in the adjacent Gut Room.
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b)

Solid Wastes

The unwanted organic solids were placed in the collection pit in the NE corner of the Gut
Room and transferred via augur to sealed metal containers adjacent to the north side of
the building. The containers were periodically collected by a rendering company under
contract with Dougherty Meats.

The manure generated by the animals while resident in the Barn was washed from the
pens via the sloped trenches to the exterior. The resulting materials were collected and
placed in dumpster for offsite recycling.

Washwaters

Hot water prepared by the facility Boiler System was used to wash all areas of organics
generation, including; Kill Floor, Gut room, Retail + Main Cutting Rooms, and the two (2)
Kitchens. The washwaters were directed to floor drains which discharged via two (2)
50mm (2”) diameter ABS pipes to the 2,250L (500 gal) underground Septic Tank, located
adjacent to the north side of the building. The Septic Tank was emptied weekly by an
MOE-licensed liquid waste hauler for offsite disposal.

3.2.1 Services

The available services on the Phase 1 Property consist of the following:

Hydro

The Hydro service for the area is via overhead wires located on hydro poles along the
east side of Centre Street. A pole mounted transfer is located on the hydro pole adjacent
to 2248 Centre Street. Hydro is supplied to the facility via overhead wires that enter the
building on the north side of the Loading Dock.

The Phase One Property has a 600amp, 120volt/208 volt electrical service, connected to
35KVA and 40KVA transformers. Power is then distributed from the Loading Dock to the
individual rooms each with a On/Off switch in the Loading Dock

Cable/Telephone

Cable/telephone services are present on overhead wires along Centre Street, entering
via overhead wires to the central west side of the building.

Sanitary Sewer

The Phase One Property has a sanitary service which enters the property off of Centre
Street, entering the building north of the Loading Dock.

The discharge to the sanitary sewer were restricted to the conventional domestic
sewage resulting from the employee areas, including; showers, sinks and toilets.

All washwaters that were generated through the meat processing operations were
discharged to the underground storage tank. Municipal inspectors conducted regular
sampling of the sanitary sewer connection to ensure the high organic content waters
were not discharged to the sanitary sewer system.
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Storm Sewer
- Surface waters originating from the building roofs discharge to the surrounding
vegetated and gravel surfaces. These waters in-turn discharge via overland flow to
roadside ditches along the east side of Centre Street.
- The ditches in-turn discharge to the municipal storm sewer system on Grainer Street.

Water Supply
- The potable water supply is on the west side of the property, entering the facility in

north end of Load Dock.

- The treated water originates from surface water (Lake Ontario) provided under pressure
through the Region of Niagara municipal distribution system, with main located along
Centre Street.

Note: The ERIS Report indicated that a well was installed on the property in on March 15, 1976 (Well#
6603118), with the registered water use for Livestock. The status of this well is not known.

3.3 Adjacent Properties

The developments and activities on the adjacent properties, observed during the site inspection
are summarized as follows.

3.3.1 North
The adjacent lands to the north are a Hydro Corridor, occupied by 20m multi-line, high voltage
hydro transmission lines. The lands were observed to be vegetated with small and medium
diameter trees. Further north, are rural residential properties located on Henderson and Clifton
Streets. Approximately 350m to the northwest is a lift bridge for Regional Road 20, traversing
the Welland Canal, operated by the St. Lawrence Seaway Management Corporation.

» Properties to north are located upgradient, but the observed land uses are not
considered to represent a potential environmental concern to the Phase One Property.

3.3.2 South
The south boundary of the Phase 1 Property is bordered by residential lands (2244 Centre St)
occupied by two-storey residence and separate single storey garage. The residential building is
comprised of clay brick exterior and pitched asphalt shingle roof, serviced by overhead
hydro/telephone and underground natural gas, sanitary sewer and water. The historic air
photos indicate that the subject building was constructed between 1959 and 1965.

Further south is a seasonal surface water drain, followed by a similar Hydro Corridor and
additional residential properties along Centre Street, occupied by one and two storey residential
buildings.

» The properties to the south are considered to be downgradient and are not considered
to represent a potential environmental concern to the Phase One Property.
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3.3.3 East
The east limit of the Site (5m from rear of building) is delineated by a 2m high chainlink fence,
separating the Site from an active rail corridor (CN Port Robinson) which maintains a single rail
line. The rail corridor traverses north-south within the Phase One Study Area, separated from
the abutting residential properties by earthen berms. Further east, are additional residential
lands (one and two-storey buildings) fronting Grainer Street.

» The properties to the east of the Phase 1 Property are not considered to represent an
environmental concern.

3.3.4 West
The west boundary of the Phase One Property is bordered by Centre Street, a two lane, rural
residential roadway, bordered by stormwater drainage ditches. The property immediately
across Centre Street from the Phase One Property is comprised of vacant undeveloped land. The
adjacent lands to the south are occupied by a residential property maintaining two-storey
residence and single storey garage. Further west, is the northwards flowing Welland Canal,
located approximately 200m from the Phase One Property.

» The properties to the west of the Phase One Property are not considered to represent
an environmental concern.
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4.0 POTENTIAL ENVIRONMENTAL CONCERNS

4.1 Asbestos Containing Materials (ACMs)

The management of Asbestos-containing materials in buildings is regulated under Ontario
Regulation 278/05, “Designated Substance — Asbestos on Construction Projects and in Buildings
and Repair Operations”, made under the occupational Health and Safety Act (O. Reg. 278/05).
Under this Regulation, an asbestos-containing material (ACM) is defined as a material that
contains 0.5% or more of asbestos fibres by dry weight.

Building Materials

The preliminary site inspection identified several building materials which could contain
asbestos, including; vinyl floor tiles, ceiling tiles, drywall joint compound, window caulking and
various insulating materials.

Sampling Program

In support of the proposed demolition of the facility, SEI was further retained by Lorimir to
complete a hazardous Materials Assessment. The HazMat assessment involved the collection of
sixteen (16) representative samples, with ten (10) samples submitted to AGAT Laboratories for
Asbestos Fibre identification through Polarized Light Microscopy. The reported ACM results
indicated all asbestos fibres to be below the Regulation 278/05 criteria of 0.5% fibres.

> In consideration of the facility construction dates 91977, 1985) and the results of the
limited sampling program, asbestos-containing materials are not suspected to be
present within any of building materials or interior finishes.

4.2 Mould

The exterior and interior building inspection identified several areas of roof and wall damage,
resulting in water infiltration. As such, limited evidence of mould was observed throughout the
building.

> As the building is not currently inhabited the presence of mould does not represent an
environmental concern at this time

4.3 Polychlorinated Biphenyls (PCBs)

Polychlorinated biphenyls (PCBs) are a group of over 200 chemicals based on a combination of
chlorine and biphenyl, a derivative of benzene. PCBs are human carcinogens, and the
manufacture of PCBs in North America was prohibited under the Toxic Substances Control Act
(1977), with their use as a constituent of new products manufactured in or imported into
Canada being prohibited by regulations in 1977 and 1980. As such, Sites developed or
significantly renovated after 1980 are unlikely to have PCBs-containing equipment on the Site.
Types of equipment for which older models could contain PCBs include but are not limited to:
fluorescent, mercury and sodium vapour light ballasts, oil filled capacitors and transformers.
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Transformers

The Phase One investigations identified the presence of two (2) transformers, 35KVA and
40KVA, within the electrical control system in the Loading Dock. In addition a small 10KVA
transformer was observed on an elevated platform in the former Steam Room A pole-mounted
transformer was observed on the public hydro supply adjacent to 2242 Centre Street.

Lighting Systems
The interior lighting consisted of 8FT long, 2-tube fluorescent fixtures suspended from the
superstructure. Approximately thirty (30) fixtures were observed around the facility

PCB Storage Sites
The records search did not identify any past PCB Storage sites on the Phase One Property or
within the Phase One Study Area.

» In consideration of the construction dates (1977, 1985) of the 2248 Centre Street
complex Polychlorinated Biphenyl (PCB) liquids are not expected to be present an
environmental concern at the Phase One Property.

4.4  Mercury

It is suspected that mercury vapours and liquid mercury may be contained within any
fluorescent light tubes, thermostats and pressure gauges, within the facility. The mercury
contained in these materials is not considered to pose a risk to workers or occupants provided
that they remain intact and undisturbed. If disturbed, these materials must be managed in
accordance with the requirements of Ontario Regulation 347.

Lighting
The facility inspection identified a total of twenty (20), 0.6m diameter (suspected) mercury
vapour lamps suspended from the superstructure.

Electrical Controllers
The site observations noted the presence of various electrical controllers (solenoids, gauges)
remaining from electrical equipment, located in the Steam Room, Loading Dock, Boiler Room
and Electrical Room.

» Mercury containing substances are suspected to be present but are not considered to
represent an environmental concern at the Phase One Property. Proper handling
procedures are to be adopted during any future renovation programs to protect
workers.

4.5 Chemical Use/Storage

At the time of the site inspection, the facility was vacant and with only limited evidence of the
past operations or chemical use activities.
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Disinfectant

Field observation noted the presence of empty 20L plastic pails and 205L HDPE empty and
partially filled drums in the area of the underground Septic Tank. The markings on the
containers indicated that they previouly contained “FS Formula” manufactured by ZEP Products
Inc., a concentrated chlorinated foaming highly alkaline cleaner used in the food products
industry. Discussions with D. Paletta indicated that this was the primary disinfectant used in the
facility.

Water Conditioner

A partially filled 205L HDPE drum was identified in the former Boiler Room. Markings on the
drum indicated that it contained of “Boiler Water Conditioning Solution” (SB #603, KEM
Manufacturing Ltd.). Label indicates that the solution is a corrosive liquid (Class 8) containing
sodium hydroxide, sodium sulfite and organic polymers, polyacrylates.

The chemicals used in the facility were stored in the Chemicals Room (see Figure 3) which was
empty at the time of the site inspection.

» The use and storage of chemicals is not considered to represent an environmental
concern at the Phase One Property.

4.6 Waste Management

The Phase One Property operated as an animal slaughterhouse and meat processing facility
from 1977 to 2013, with slaughtering discontinued after 1985. The available environmental
records did not identify any waste management certificates of approvals listed for the facility.

4.6.1 Liquid Wastes

The liquid wastes generated at the Phase One Property consisted of general domestic sewage,
generated from washrooms, showers and kitchen and high organic content washwaters, generated
within the animal slaughtering and meat processing areas.

The domestic sewage was directed to the municipal sanitary sewer located in Centre Street.

All washwaters and waters generated during the meat processing activities were directed to a 4500L
(1,000gal) underground septic tank, located adjacent to the north side of the building. The Septic tank
was reportedly pumped out monthly and transported for offsite disposal/treatment by an MOE-licenced
liguid waste management contractor.

4.6.2 Solid Waste

The solid wastes generated at the Phase One Property consisted of animal processing wastes
consisting of excess organics (hides, fats, bones) and general commercial solid wastes.

Commercial Solid wastes
The commercial solid wastes generated through the site activities and observed within and
around the facility included;
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- Empty cleaner pails and drums

- Cardboard and plastic packaging adjacent to northside of building

- Wood pallets (3m?) located at northern property boundary

- Insulation (pipe wrap, wall/ceiling) was observed throughout the plant

- Abandoned furniture (Main Office, Inspector’s Office, Lunchrooms, Employee
changerooms)

Organic Wastes

It is SEI's understanding that organic solid wastes, comprised of hides, bones, fats and grease
were generated in the Gut Room and temporarily deposited in a lower catchment area located
in the northeast corner. The accumulated wastes were then transferred via a power augur to
sealed dumpsters located adjacent to the northside of the building. The dumpsters were
supplied and managed by MOE-licensed rendering companies under contract with Dougherty
Meats.

Waste Disposal
The environmental records obtained through the ERIS reports did not identify any records of
waste disposal sites within the Phase One Search Area

Based on the historic site information, wastes are not suspected to have been buried on the
subject property.

» The past organic waste generating and handling activities at the Phase One Property
are considered to possibly have resulted in environmental impact to shallow soils
and/or groundwater.

4.7 Infilling

The historic air photos for the Phase One Study area indicate the former presence of a channel
or by-pass extending from the Welland Canal, north of the Allanburg Bridge, travelling
southwards along the east side of Centre Street. The narrow watercourse is present in the 1934,
1948 and 1959 photos, appearing to traverse the western limits of the Phase One Property. The
channel is no longer present in the 1965 photo, having been infilled between 1959 and 1965.

Information regarding the channel infilling (nature of infill materials, depth of infilling, volume of
materials used, exact location of former channel) was not found during the Phase One
investigations.

» The infilling of the channel on the Phase One Property is considered to represent a
significant potential environmental and geotechnical liability.
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4.8 Storage Tanks

4.8.1 Aboveground Storage Tanks

The historic records did not identify the past presence of aboveground storage tanks/systems
(ASTs) at the Phase One Property. However, the field observations identified a 2,250L metal AST
adjacent to the northeast side of the building. - The facility maintains a 2,250L steel abandoned
aboveground storage tank, located adjacent to the rear (east) of the building. The tank markings indicate
that the tank formerly contained "Furnace Oil" supplied by Gales Petroleum. The AST is located within an
area protected by four (4) metal bollards, previously serving the Hot Water boiler via aboveground
distribution lines.

The facility previously operated a 2,250L (500gal) aboveground gasoline storage tank and dispenser,
located on the west side of the property within an area protected by four (4) metal bollards. The gasoline
AST was under to fuel the Dougherty Meats delivery trucks.

in the rear

The available environmental records (ERIS Report) did not identify any records of current or
historic aboveground storage tank use within the 250m search area.

» The fuel storage aboveground storage tanks are considered to represent a potential
environmental concern to the Phase One Property, warranting further investigation.

4.8.2  Underground Storage Tanks

The historic records search did not identify underground storage tanks to have been associated
with the Phase One Property. However, D. Paletta reported that the facility maintains a 1,000gal
(4500L) underground septic tank, located adjacent to the north side of the plant. All washwaters from
meat processing activities were directed to the subject tank via two (2) 50mm diameter ABS pipes,
exiting the building through the north wall of Storage Room 1. The tank was emptied monthly during the
facility operations.

The available environmental records (ERIS Report) did not identify any records of current or
historic underground storage tank use within the 250m search area.

» The past use of the underground Septic tank represents a limited environmental
concern to the Phase One Property, warranting further investigation.

4.9 Other Issues

No other environmental issues were identified to be associated with the surrounding lands or
the Phase 1 Property.
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4.9.1 Lead-Containing Paint

The vast majority of the exposed interior building surfaces (concrete walls, metal walls, metal
superstructure, metal doors, wooden ceilings), with the exception of the poured concrete floor
were painted. The metal painted walls in the Freezers/Coolers were in very good condition,
while atl painted wallspainted surfaces within the Phase One Property building were restricted
to the Administration Area drywall and the underside of the roof decking. The concrete walls in
the Waste Processing Area were unpainted with the concrete floor sealed with impermeable
sealant.

In consideration of the construction date (1977)of the original manufacturing area, potential
elevated lead concentration paint may have been used. As such, a comprehensive inspection
and sampling program was implemented during the concurrent HazMat Assessment.

A total of fourteen (14) representative paint samples were collected from the building interior
surfaces, with ten (10) samples submitted to AGAT Laboratories (Mississauga, ON) for lead
content analyses. The reported results indicated low to moderate lead content within the paint
samples tested, with the highest reported concentration (1,000ug/g) reported for the the grey
paint identified on the wooden beams and underside of the wooden roof decking within the
original portion of the building.

» The reported lead concentration for the subject grey paint, contained Lead
concentrations at the ECAO Action Level of 1,000ug/g. As such, cutting a grinding
operations are not permitted to be used on these materials without the adoption of
abatement measures directed at limiting worker exposure to airborne lead particulate.
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5.0 POTENTIALLY CONTAMINATING ACTIVITIES

A Potentially Contaminating Activity (PCA) is described as a use or activity, set out in Column A
of Table 2 in Schedule D of Ontario Regulation 153/04, as amended, that is occurring or has
occurred in a Phase One Study Area. Table 2 of the Regulation, lists fifty-nine (59) specific and
general industrial activities that could result in contaminant discharge to the natural
environment.

A discussion of the observed and/or known PCAs, identified within the 250m search radius is
presented below, with approximate PCA locations presented in Figure 3, Appendix A.

5.1 Phase 1 Property

In consideration of the historic and recent use of the Phase One Property, the specific MOECC-
recognized Potential Contaminating Activities (PCAs) identified to be associated with the Site,
are restricted to;

5.1.1 Furnace 0il Storage and Distribution (PCA 1)

The facility’s hot water boiler field was fueled by furnace oil. The furnace oil was stored
in a 4,500L aboveground storage tank (AST) which was located on the west side of the
property within a bollard protected area. Records indicate quarterly fuel deliveries by
Gales Petroleum Inc., with the fuel distributed to the Boiler Room via underground
distribution lines.

The subject furnace oil storage and distribution operations would be considered to
represent an MOECP recognized (PCA#28 — Gasoline and Associated Products Storage in
Fixed Tanks) Potential Contaminating Activity (PCA).

v' In consideration of the relative frequency of deliveries, with absence of spill
protection/containment and the below ground piping system, subsurface
environmental impacts may have resulted on the Phase One Property from this PCA.

5.1.2 Gasoline Storage Tank and Dispenser (PCA 2)

An aboveground gasoline storage tank, with dispenser, was reported to have been
present in the front (west) portion of the property. The subject tank was 4500L capacity
and located within the area encircled by four (4) yellow bollards. Gasoline was used to
fuel the Dougherty Meats delivery trucks, with the subject AST reportedly sold in 2013
and removed from the Phase One Property.

The subject gasoline storage tank and dispenser would be considered to represent an
MOECP recognized (PCA#28 — Gasoline and Associated Products Storage in Fixed Tanks)
Potential Contaminating Activity (PCA).

v In consideration of the nature of the system use, shallow subsurface environmental
impacts may have resulted on the Phase One Property from this PCA.
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5.1.3 Importation of Fill of Unknown Quality (PCA 3)

Historic air photos (1934, 1948, 1959) identified the presence of man-made water
channel flowing into the Welland Canal, just north of the Allanburg Bridge. The channel
was excavated along the east side of Centre Street and appears to traverse the western
limits of the Phase One Property. The channel was infilled between 1959 and 1965.
Information regarding the source or environmental quality of the materials used to infill
the channel is not available.

The subject infilling activities would be considered to represent an MOECP recognized
(PCA#30 — Importation of Fill of Unknown Quality) Potential Contaminating Activity
(PCA).

v' The presence of unknown fill materials along the western limits of the Phase One
Property represents a potential environmental concern.

5.1.4 Waste Disposal and Waste Management (PCA 4)

The Phase One Property operated as a Slaughterhouse/Meat Processing facility between
1977 and 2013, with the facility generating organic solid wastes (bones, hides, fats) and
high organic content washwaters, with waters discharged to an underground storage
tank.

The subject waste management operations would be considered to represent an MOE
recognized (PCA#58 — Waste Disposal and Waste Management) Potential Contaminating
Activity (PCA).

v' The environmental records search identified a spill event in May 2007 which was
assessed by the MOE to have possibly resulted in soil impacts. As such, it is
reasonable to conclude that environmental impacts may have resulted on the Phase
One Property from this PCA.

5.2 Offsite Properties

Based on the ERIS report results, historic land use information and the area inspection
observations, specific MOECP-recognized Potentially Contaminating Activities (PCAs) were
restricted to the following offsite land use;

5.2.1 Rail Yards, Tracks and Spurs (PCA5)

A Canadian National Railways rail corridor (Port Robinson) is located immediately
adjacent to the east boundary of the Phase One Property. The corridor is occupied by a
single track on elevated rail ballast. The historic air photos indicate that the rail line was
established between

The site inspection observations did not identify any evidence of past material spills, nor
were any past spills indicated in the ERIS Report.
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The subject rail line would be considered to represent an MOECP recognized (PCA#46 —
Rail Yards, Tracks Spurs) Potential Contaminating Activity (PCA).

v In consideration field observations and absence of reported spills in this corridor, the
rail line is not considered to represent a potential environmental concern to the Phase
One Property.
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6.0 AREAS OF POTENTIAL ENVIRONMENTAL CONCERN

Per Ontario Regulation 153/04, as amended by Ontario Regulation 511/09, Areas of Potential
Environmental Concern (APECs) are defined as; “areas on, in or under a RSC Property where one
or more contaminants are potentially present, as determined through a phase one
environmental site assessment”. A discussion of the APECs identified to be associated with the
Phase 1 Property is presented below.

6.1 Phase 1 Property APECs

6.1.1 APEC1 - Organic Wastes

The past organic waste management practices (PCA1) may have resulted in near surface
soil and groundwater impacts, through; surface discharges (reported Spill), leaks from
the underground washwater discharge line and/or storage tank, or through waste
transferring activities.

» Subsurface investigations [3BHs, 1IMW/] should be completed within the area of the
underground organic wastes storage tank and washwater distribution lines to
assess the adjacent soil and groundwater quality.

6.1.2 APEC 2 - Furnace 0Oil Storage and Distribution

The past furnace oil storage and distribution system (PCA2) operated for the hot water
boiler may have resulted in near surface soil and/or groundwater impacts, through;
surface spills during re-fueling.

» Subsurface investigations [3BHs, 1MW] should be completed within the area of the
former AST and along the route of the distribution lines, assessing soils and
groundwater for the presence of petroleum hydrocarbons.

6.1.3 APEC 3 - Gasoline Storage Tank + Dispenser
The past gasoline storage and dispensing activities (PCA3) may have resulted in near
surface soil and/or groundwater impacts, through; surface spills during vehicle fueling.

» Subsurface investigations [2BHs] should be completed within the area of the former
AST and along the route of the distribution lines, assessing soils and groundwater
for the presence of petroleum hydrocarbons.

6.1.4 APEC 4 - Water Channel Infilling

The materials used to infill the water channel (PCA4), which previously traversed the
property, could represent a potential environmental and/or geotechnical liability,
affecting the ability to sell or re-develop the Phase One Property.

» Subsurface investigations [5BHs, 1IMW] should be completed along the centerline
of the former channel to determine the nature and environmental quality of the
materials used for infilling.
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6.2 Offsite APECs

» Areas of Potential Environmental Concern (APEC) are not suspected to have resulted on
the Phase 1 Property from the Offsite PCAs identified.
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7.0 CONCLUSIONS

Based on the results of the Phase One environmental site assessment investigations, Spice
Environmental Inc. can reasonably conclude that actual or potential contamination may be
present on the Phase One Property, identified as 2248 Centre Street in Thorold, Ontario,
Ontario.

The potential presence of soil and/or groundwater impacts on the Phase One Property may
have resulted from the following activities/sources;

v" Phase One Property operations have been exclusively used as a slaughterhouse and
meat processing facility since development from vacant lands in 1977 until 2013. The
facility operations produced high organic content liquid wastewater stored in an
underground septic tank;

v" The facility hot water boiler system was operated using furnace oil, stored in a 2,250L
aboveground tank, located on the west side of the property. Records indicate that the
tank was filled quarterly, with fuel supplied to the Boiler via underground distribution
lines,

v" A 2,250L aboveground gasoline storage tank w/dispenser was operated on the west side
of the property, for delivery vehicle fueling,

v" A channel or by-pass of Welland Canal that previously traversed the west boundary of
the Phase One Property was infilled with unknown materials, and;

v' In consideration of the construction date of the original facility (1977), hazardous
materials (ACMs, Lead, Mercury, PCBs) may be present within the building envelop.

7.1 Requirement for a Phase 2 ESA

The Phase One investigations identified four (4) Areas of Potential Environmental Concern
(APECs) to be present on the Site. As such, SEI recommends that a limited Phase 2 ESA be
commissioned to satisfy the requirements of the Regulation.

Furthermore, it is recommended that a Hazardous Materials Assessment be completed to
determine the presence and estimated qualities of any designated substances/hazardous
materials which may be present within the building envelop.
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8.0 LIMITATIONS

The work outlined in this report has been undertaken by Spice Environmental Inc. (SEl) at the
former meat processing facility, identified as 2248 Centre Street in Thorold, Ontario (Phase One
Property). The work was undertaken at the direction of Mr. David Paletta (Owner’s
Representative) with Lorimir Holdings Inc., with the scope of work developed to generally
reflect the Phase One Environmental Site Assessment requirements outlined in CSA Standard
Z768-01, and Ontario Regulation 153/04, as amended.

The work, findings, conclusions and recommendations outlined herein have been prepared for
the exclusive use of Lorimir Holdings Inc., their affiliated companies and partners, their
respective insurers, agents, employees and advisors (collectively “Lorimir”). Any use, reliance or
decision made by any person other than Lorimir based on this report is the sole responsibility of
any such other person.

SEl makes no representation or warranty to any other person nor accepts any liability or
responsibility whatsoever for losses, expenses, damages, fines, penalties, claims or any other
harm that may be suffered or incurred by any other person as a result of the unauthorized use
of, reliance on, any decision made or any action taken based on this report or any portion of the
work referred to herein.

The investigations undertaken by the SEI and any conclusions or recommendations outlined
herein reflect SEl's professional judgment based on the information available at the time of
preparation of this report. The report has been prepared for specific application to this site and
is based, in part, upon the accuracy of the source information obtained, visual observations of
the site and area conditions on August 09 and 15, 2018, and site information obtained through
commercial and publically accessible resources, and interviews of persons knowledgeable of the
Phase One Property. The subject Phase One ESA did not include invasive investigations, material
sampling or chemical analyses of soils, groundwater or building materials. Unless otherwise
stated, the findings cannot be extended to previous or future site conditions, portions of the
site which were inaccessible for direct investigation or which were not investigated directly.

If any additional information becomes available at a future date, SEl reserves the right to modify
the findings, conclusions and/or recommendations contained in this report.
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SEl # 2018-025 September 2018

Other than by Lorimir Holdings Inc., copying or distribution of this report or use of or reliance
on the information contained herein, in whole or in part, is not permitted without the expressed
written permission of the Spice Environmental Inc. Nothing in this report is intended to
constitute or provide a legal opinion.

Respectfully submitted,
Spice Environmental Inc.

lan Spice, P. Eng., QP
Senior Engineer
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