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EXECUTIVE SUMMARY

Mr. Matthew Cunning of Lyons & Nairn Legacy Holdings Ltd. (the “Client”) retained WSP Canada Inc. (WSP) to
conduct a Phase | Environmental Site Assessment (ESA) for the property located at 85 Cokato Road in Fernie, British
Columbia (henceforth referred to as the “Site”). WSP understands that the Phase | ESA is required by the Client for
due diligence purposes for financing and re-development. This report has not been completed with the intention
to submit to the BC Ministry of Environment & Climate Change Strategy (ENV) at this time.

This Phase | ESA report has been prepared in general accordance with the Canadian Mortgage Housing Corporation
(CMHC) and Canadian Standards Association (CSA) guidelines and general requirements of the BC Environmental
Management Act (EMA), Contaminated Sites Regulation (CSR) and associated protocols, procedures and
guidelines.

SITE LOCATION

The Site is comprised of one legally titled lot located west of the intersection of Cokato Road and Castle Mountain
Road and east of the CP railroad. The Site is currently vacant though an excavator was present and grading as
apparent. The Site is generally grass covered with tree cover along the eastern border and sparse tree cover in the
west. The property has an irregular shape encompassing approximately 1.62 hectares. It is bounded to the north
and east by residential properties, to the south by a creek followed by Mt McLean Drive, and to the west by the CP
railroad then forested land. The Site is currently zoned for high-density residential land use.

CONCLUSIONS
From information gathered from this assessment, WSP concludes the following:

— Areview of the historical aerial photographs indicates that the Site was undeveloped circa 1945 to 1949 when
a small building was observed in the northeast corner. Circa 1952 another small shed was added in the
southwest corner, as well as a dirt road leading to the shed and then to the railroad. It is inferred that this
shed was used for temporary storage of railroad materials. By circa 1962 the shed in the southwest was
removed and only the small building in the northeast corner remained. By circa 1979 the Site was completely
vacant, and few changes were observed to 2004 except for some grading activities. By 2021 the Site was
undeveloped and vegetated except for the utility boxes along Cokato Road.

— Avreview of the historical aerial photographs indicates that the surrounding properties to the north, east,
south, and west were undeveloped and forested circa 1945 except for a part of Cokato Road, sparse rural
residences, and industrial buildings further northeast. During this time, the railroad ran immediately west of
the Site. Throughout the years residential developments advanced to the north, east, and west, and by circa
2021 the properties were fully developed for residential purposes, or for public institutional and residential
purposes in the west. Cokato Road expanded to the south, though the land remained predominantly
forested and undeveloped. The railroad tracks remain in use.

— Based on our historical records review, interview information and Site reconnaissance, no on-Site or off-Site
areas of potential environmental concern were identified.

RECOMMENDATIONS

Based on the reviewed information and current Site conditions, a sub-surface investigation in the form of a Phase
Il Environmental Site Assessment is not recommended at the Site at this time. WSP does recommend the
following:
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— General housekeeping around the Site should be carried out, including the removal and proper disposal of
the cracked battery and concrete rubble.

— If any environmentally suspect fill material is encountered onsite during any future redevelopment activities,
such fill should be characterized prior to disposal offsite or at a permitted facility.

— Inthe future, if any abandoned USTs are encountered at the Site, such USTs should be decommissioned in
accordance with the requirements of the BC Fire Code. A qualified environmental consultant should be
retained to document any UST removal activities along with the characterization and disposal of any
environmentally suspect material.

— If any hidden source(s) of contamination or any suspected/odorous soils are discovered, WSP should be
contacted immediately prior to the source removal and to initiate further soil characterization.

This executive summary is intended to be read in conjunction with, and is subject to the same limitations as
the remainder of the report.
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1 INTRODUCTION

Mr. Matthew Cunning of Lyons & Nairn Legacy Holdings Ltd. (the “Client”) retained WSP Canada Inc. (WSP) to
conduct a Phase | Environmental Site Assessment (ESA) for the property located at 85 Cokato Road in Fernie, British
Columbia (henceforth referred to as the “Site”). WSP understands that the Phase | ESA is required by the Client for
due diligence purposes for financing and re-development. This report has not been completed with the intention
to submit to the BC Ministry of Environment & Climate Change Strategy (ENV) at this time. A Site location map is
provided on Figure 1 - Appendix A.

This Phase | ESA report has been prepared in general accordance with the Canadian Mortgage Housing Corporation
(CMHC) and Canadian Standards Association (CSA) guidelines and general requirements of the BC Environmental
Management Act (EMA), Contaminated Sites Regulation (CSR) and associated protocols, procedures and
guidelines.

2 PHASE | ESA PROCEDURE

21 OBJECTIVE

A Phase | ESA consists of evaluating and reporting the existing and historical information collected through a
historical records search and review, a Site reconnaissance and interviews with individuals knowledgeable about
the Site. A Phase | ESA may assist in reducing uncertainty about the likelihood of potential environmental liability
and may provide a basis for further investigation of the Site.

The purpose of the Phase | ESA was to complete a review of the historical and current activities (as per the scope
stated in the Section 2.3), conditions of the Site and to provide the client with an evaluation of known and potential
areas of environmental concern (APEC) at the Site as well as identify potential contaminants of concern (PCOCs) at
any identified APECs.

2.2 LEGAL REQUIREMENTS

To WSP's knowledge, at the time of preparation of this report, there was no outstanding request or order from the
BC ENV for the submission of a Site Profile or for investigation or remediation reports regarding the Site. Also, to
the best of our knowledge there were no outstanding court orders or administrative requirements from the City of
Fernie with respect to historical or current on-Site activities.

2.3 SCOPE OF WORK

WSP’s Phase | ESA scope of work included the following:

— Review available historical reports for the Site;

— Conduct historical records search and review, which included: reviewing fire insurance plans (if available),
aerial photographs, criss-cross or city directories, historical and current land titles, municipal records, BC
Assessment Authority and BC ENV records with respect to environmental concerns associated with the Site
and surrounding properties that could potentially affect the environmental condition of the Site;

— Complete a Site and surrounding area reconnaissance and interviewing persons knowledgeable about past
and present activities on the Site and surrounding properties. ltems addressed included: chemical storage
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and handling, underground and aboveground storage tanks (USTs and ASTs), non-hazardous and hazardous
wastes, air and water discharges, and dumping/landfilling activities;

— Identify potential source(s) of environmental impacts due to historical and current land uses, activities, events
or practices at the Site and surrounding properties; and

— Prepare a report outlining the findings of the investigation and providing conclusions and recommendations.
Note: A Phase | ESA does not include sampling or analysis of air, soil, groundwater, surface water or sediment/biota or a

hazardous building materials survey.

2.4 REGULATORY FRAMEWORK

In British Columbia, a Phase | ESA is conducted to meet the requirements of the currently applicable provincial
EMA and the CSR. Detailed background information regarding the EMA and the CSR is included in Appendix F.

2.5 METHODOLOGY

The following table provides a summary of the sources of historical records that were accessed during this

investigation.

Table2-1 Sources of Historical Records

ITEM SOURCE YEARS / REMARKS
Current Land Title Abstract Registry Services Ltd. 1990 to current
City Directories Vancouver Public Library 1914
Environmental Site Registry BC ENV Online Environmental Site 2022

Registry

Federal Contaminated Sites Treasury Board of Canada Secretariat 2022
Water Well & Aquifer Search BC ENV Online Water Resources Atlas 2022

Database

Aerial Photographs

University of British Columbia Archives

1945, 1949, 1952, 1962, 1972,
1979, 1981, 1988, 1994, 2000,
and 2004

of Mines and Technical Surveys - Soils of
the East Kootenay Map Area Soil Survey
Report No. 20

Google Earth™ Images 2021
Topography, Zoning and Utility Maps | City of Fernie, Water Resources Atlas BC, 2022
and Building Permits/Drawings Regional District of East Kootenay
Surficial Geology Geological Survey of Canada Department [1976

Ms. Alex Markus, B.Sc., GIT, of WSP completed a Site visit on April 11, 2022. Select photographs taken during the

Site visit are presented in Appendix B.
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3 SITE DESCRIPTION AND SETTING

As required by the BC ENV, the information for the Site is provided in the following table:

Table 3-1 Summary of Site Information

ITEM INFORMATION
Common Name None
Municipal Addresses 85 Cokato Road, Fernie, British Columbia
Legal Descriptions Lot A Plan NEP60850 District Lot 4589 Land District 26
P.1.D. 023-992-981
Size 4.0 acres
Latitude/Longitude’ 49°29'25.85"N /115° 4'0.96"W

3.1 LOCATION AND DESCRIPTION

The Site is comprised of one legally titled lot located west of the intersection of Cokato Road and Castle Mountain
Road and east of the CP railroad. The Site is currently vacant though an excavator was present and grading was
apparent. The Site is generally grass covered with tree cover along the eastern border and sparse tree cover in the
west. The property has an irregular shape encompassing approximately 1.62 hectares. It is bounded to the north
and east by residential properties, to the south by a creek followed by Mt McLean Drive, and to the west by the CP
railroad then forested land. The Site is currently zoned for high-density residential land use (Figure 2, Appendix A).

3.2 TOPOGRAPHY

Based on the surface elevation data obtained from the Water Resource Atlas of British Columbia, the Site and
immediate surrounding properties to the east and south generally slope down towards the east where the Elk River
resides. The western and southern portions of the Site have steeper slopes leading down toward the railroad to the
west and the creek to the south. There is also a steeper slope in the eastern portion of the Site from Cokato Road
leading into the Site (Figure 3, Appendix A). The Site is predominantly vacant and vegetated with trees and grass.

The nearest aquatic receptor to the Site is a creek located 25m to the south. No marine receptors were identified
within 500 m of the Site. For the purposes of this Phase | ESA, shallow groundwater at the Site is inferred to be
generally consistent with the overall surface topography and will infiltrate into the vegetated and gravel areas
across the Site and eventually water will flow in a southwesterly direction. Further hydrogeological studies would
be required to confirm actual groundwater flow direction.

3.3 GEOLOGY

Surficial geology in the vicinity of the Site, as identified by the Geological Survey of Canada - Soils of the East
Kootenay Map Area, British Columbia, is inferred to consist of often dark-colored fluvioglacial terraces and fans
typically associated with dry interior vegetation and interior Rocky Mountain Douglas-fir zones and Lodgepole pine
subzones. This includes fine sandy loam to gravelly sandy loam and the soil subgroups are characterized as shallow
lithic Orthic/Eutric Brunisols.

T Obtained from Google Earth™
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3.4 SURFACE DRAINAGE AND HYDROGEOLOGY

At the time of the Site visit, almost all of the ground surface was completely covered with gravel, grass or trees and
100% of the Site was uncovered. Surface runoff from the Site is expected to infiltrate into the soil or runoff down-
gradient to the south and west and eventually towards the Elk River.

Shallow local groundwater can be influenced by many factors such as underground utilities, building foundations,
topography, and fill material/soil type. Based on the general Site and surrounding topography, WSP infers that the
overall shallow local groundwater flows towards the southwest.

3.5 AQUIFERS

The Site is located within two mapped aquifers, one that is considered to have low vulnerability and moderate
productivity and demand (0532) and the other that has low productivity and moderate vulnerability/demand 2.

DESCRIPTION/ LITHOSTRATI- WATER
NO. LOCATION MATERIALS GRAPHIC UNIT SUBTYPE SIZE USE
532 Elk River Sand and N/A Confinedsandand | ;442 | Mmultiple
Gravel gravel - glacial
1053 2km sogth of Bedrock N/A .Fractured 7.8 km? Wells
Fernie sedimentary rock

3.6 FLOOD ZONE POTENTIAL

According to BC ENV's “Floodplain Maps by Region” for the Elk River at Fernie (Drawing No. A5196-4) the Site is not
located within the 20 year or 200-year mapped floodplain for the Elk River, therefore, there is a low potential for
flooding from major off-site waterbodies.

3.7 PRECIPITATION RECORDS

The nearest climate station to the Site is known as “Fernie” at (N 49°29'19.400"/ W115°04'23.900") located 0.5 km
from the Site. According to Environment Canada Canadian Climate Normals3, the mean-average annual
precipitation for this area is 1,227.1 millimeters. The greatest amount of precipitation occurs during the months of
November and January, while the driest months are July and August.

4 HISTORICAL RECORDS REVIEW

The results of the historical search and records review are summarized in the following sections.

2 BC ENV web site, “BC Water Resources Atlas” aquifer data search. April 19, 2022
3 Environment Canada. Canadian Climate Normals 1981-2010.
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4.1

CITY DIRECTORIES

City directories were reviewed to identify commercial and industrial purposes or activities likely to cause
contamination (CSR Schedule 2 Activity). City directories were provided by the Vancouver Public Library. City
directories for the year 1914 were reviewed for the Site and the surrounding properties, within an approximate
300m radius of the Site. Records for the year 1914 are the only ones available for the Fernie area. Because records
are only available for the year 1914, more recently constructed residential neighborhoods were not included. None
of the streets searched were listed in the 1914 directories.

4.2 AERIAL PHOTOGRAPHS

Aerial photographs relevant to the Site and surrounding area dating from 1945, 1949, 1952, 1962, 1972, 1979, 1981,
1988, 1994, 2000, and 2004 were reviewed from the UBC's Geographic Information Centre, and aerial imaging was
reviewed for the year 2021 from Google Earth™. Features observed at the Site and the surrounding areas in the
aerial photographs are summarized in the following table:

Table 5-1 Summary of Reviewed Aerial Photographs
YEAR SUBJECT SITE NORTH SOUTH EAST WEST
Land is A partial dirt road,
o Land to the north . inferred Cokato Rd, is|The railroad is
The Site is vacant . predominantly - .
is vacant and visible. Land is present followed
and undeveloped undeveloped .
1945 . undeveloped undeveloped. by predominantly
with grass and except for a rural . -
around the - Industrial buildings |undeveloped
sparse tree cover. . residence further
railroad. are apparent 300 m |land.
SE.
NE.
There is a dirt road Properties remain Cokato Rd is fully Land is
running through the |undeveloped Land is still formed with another |undeveloped
Site to the railroad except for the undeveloped and |dirt road branching |around the
1949 |and a small building |industrial vegetated around |off leading to rural railroad, followed
is apparent in the NE |buildings 300 m |the railroad and residential or by a dirt track and
corner, inferred for NE and down- Cokato Rd. commercial sparse storage
utilities. gradient. buildings. buildings.
There is another
small building in the
SW corner with a dirt Generally similar to the previous photographs. The commercial buildings further
1952 |road leading to the . . -
. . east have been removed, the rural residential to the southeast remains.
railroad, possibly for
railroad supply
storage purposes.
The land is still .
Excavations are
undeveloped and Properties appear to |apparent alon
The small building in |vacant except for . P PP ppar 9
. . Land is forested be undeveloped the railroad and
the SWis no longer |the railroad,
1962 - . and vacant around |except for two rural |further west,
visible. The one in Cokato Rd, and . : .
. . . Cokato Rd. residential inferred to be for
the NE remains. industrial . .
properties. renovations and
property (30/50 development
Cokato Rd). P ’
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YEAR SUBJECT SITE NORTH SOUTH EAST WEST
Land remains L A mobile home park |Residential
S A road is visible to -
The Site is still vacant |vacant, though a . has been properties are
- the S of the Site .
1972 except for the small |neighborhood crossing the constructed across |expanding
building in the NE has been ) 9 Cokato Rd, followed |towards the
- railroad and Cokato .
portion. developed to the Rd has expanded by forest then a long |railroad to the
NW. P " |road further east. NW.
Immedlate!y Land remains Castlg Mtn Rd is There is a school
. north land is . forming followed by
The Site appears to predominantly to the SW, but
1979 vacant, but undeveloped land, - .
be fully vacant. . - undeveloped and residential land to
residential to the forested except for a shed or the W and NW
NE and NW. ’ barn 220 m E. ’
Generally similar to
1981 |the previous No significant changes were observed.
photograph.
Lo The residential Another road is Land is forested to Agross the .
Excavation is apartment railroad land is
. - apparent further the SE, but the
1988 |apparent, potentially |building has been . . vacant followed
. S . SW though land is |mobile home park
for grading purposes. | built immediately | .. . by the school
still vacant. remains to the NE. .
north. fields.
The Site is vacant Land is mostly N The mOb”? home Residential
. . . . . Land is still forested | park remains, developments
with an inferred dirt |residential .
1994 . . and undeveloped |[though land around |continue to
mound from immediately N, .
. . around the roads. |Castle Mtn Rd is advance further
previous grading. NE, and NW.
mostly forested. west.
A dirt mound
2000 remainsinthe north |Generally similar to the previous photographs.
portion.
Commercial The railroad
The Site remains More residential |developments are |Residences and remains followed
2004 |vacant, undeveloped, |structures have apparent further roads are being by forest, a school,
and grass vegetated. |been constructed.|SW; land is vacant |developed. then
to the SE. neighborhoods.
The Site is vacant, Land is most| Residential The railroad
undeveloped, and Land is residential y developments and remains followed
2021 forested around .
vegetated except for |or forested. roads. continue to by the school and
L the roads. .
the utility boxes. advance. more residences.
SITE

A review of the historical aerial photographs indicates that the Site was undeveloped circa 1945 to 1949 when a
small building was observed in the northeast corner. Circa 1952 another small shed was added in the southwest
corner, as well as a dirt road leading to the shed and then to the railroad. It is inferred that this shed was used for
temporary storage of railroad materials. By circa 1962 the shed in the southwest was removed and only the small
building in the northeast corner remained. By circa 1979 the Site was completely vacant, and few changes were
observed to 2004 except for some grading activities. By 2021 the Site was undeveloped and vegetated except for
the utility boxes along Cokato Road.

SURROUNDING PROPERTIES

A review of the historical aerial photographs indicates that the surrounding properties to the north, east, south, and
west were undeveloped and forested circa 1945 except for a part of Cokato Road, sparse rural residences, and
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industrial buildings further northeast. During this time, the railroad ran immediately west of the Site. Throughout
the years residential developments advanced to the north, east, and west, and by circa 2021 the properties were
fully developed for residential purposes, or for public institutional and residential purposes in the west. Cokato Road
expanded to the south, though the land remained predominantly forested and undeveloped. The railroad tracks
remain in use.

4.3 FIRE INSURANCE PLANS

Fire Insurance Plans (FIPs) for the City of Fernie area are kept at the University of British Columbia. Fire Insurance
Plans were not reviewed as part of this investigation as they are generally concentrated to the downtown core of
Fernie, and the Site is inferred to not be shown on the Plans for the City of Fernie.

4.4 FORTIS BC RECORDS (FORMERLY TERASEN GAS)

Effective 1 April 2006, Fortis BC no longer provides connection and disconnection dates for gas services*.

The Site was vacant and was therefore not connected to natural gas services.

4.5 GOVERNMENT RECORDS

4.5.1 CITY OF FERNIE ZONING AND LAND USE

WSP staff reviewed the City of Fernie current Zoning Map. According to the City of Fernie, the Site is currently zoned
as “Multiple Family Residential (High Density) (R4)". According to the City of Fernie Zoning Bylaw (No 1750) the
purpose of this zoning district is to provide for higher density, larger structures in the form of apartments and
stacked townhouse dwelling units. A description of the zoning is provided in Appendix C.

4.5.2 HISTORICAL LAND TITLES

Current land title information for the Site was obtained through the Abstract Registry Services Ltd. on April 22,2022.
The land title indicated that the Site was once separated into various lots. The current landowner, Lyons & Nairn
Legacy Holdings Ltd., has owned the Site since July 2021. Circa 1990 the Site title was owned by the City of Fernie
until 1994 when it was acquired by an individual. Various individuals held the title between 1994 and 1998, until it
was acquired by Sunridge Village Inc. in January 1998. Shortly after the title was owned by an individual from 2004
to 2005 when 698443 B.C. Ltd. acquired it. They held the title until 2012 when Galway Capital Corp. bought it, and
they remained the title holders until the Site was acquired by its current owner.

Copies of the current title and the results of a historical land title search are included in Appendix D.

4.6 FEDERAL CONTAMINATED SITES INVENTORY

The Treasury Board of Canada Secretariat maintains an inventory of all known contaminated sites held by various
federal departments and agencies. This inventory does not include properties owned by Crown corporations but

“  Fortis BC letter: Titled “Environmental Inquiries Relating to Gas Service Installation Dates” (1 March 2006). Fortis BC was

formerly known as BC Gas in 2006.
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does contain non-federal sites for which the Government of Canada has accepted some or all financial
responsibility. All sites have been classified through a system developed by the Canadian Council of Ministers of
the Environment (CCME).

A search of the Federal Contaminated Sites Inventory was conducted on April 19, 2022; no records were found
within 500 m of the Site.

4.7 MINISTRY OF ENVIRONMENT

4.7.1 BCAQUIFER AND WATER WELL DATABASE

The existence and location of groundwater wells near the Site was searched on the BC ENV Water Resources Atlas
database. The online database of the Water Management Division of BC ENV indicated that there is one (1) water
well located within 500m of the Site and no wells on-Site. The well is identified as private domestic purposes. No
livestock or irrigation wells were observed within 500m of the Site.

The results of the BC ENV water well search is included in Figure 4, Appendix A.

4.7.2 BC ONLINE SITE REGISTRY SEARCH

A search of the online BC ENV Environmental Site Registry for the Site and surrounding properties within a radius
of 0.5 km from the Site was conducted on April 22, 2022. According to the BC ENV Online Site Registry, there are
Two (2) records from the Site Registry that fall within 500m of the site. The listed properties are summarized below.

Table5-2 Summary of Site Registry Results

DIRECTION FROM THE POTENTIAL TO
APPROXIMATE SITE WITH REGARDS TO AFFECT THE
DISTANCE AND THE INFERRED SITE ENVIRONMENTAL
DIRECTION FROM THE GROUNDWATER FLOW REGISTRY CONDITION OF
SITEID Address SITE DIRECTION STATUS THE SITE
9695 30 Cokato Road 325 m NE Down-gradient RepOTt not Low
obtained
10552 40 Cokato Road 400 m NE Down-gradient Rep°ft not Low
obtained

The above-listed registered properties are considered to pose a low environmental concern to the Site based on
their distances from the Site and/or locations with respect to the inferred groundwater flow direction. The BC
Online Site Registry search results are presented in Appendix F and the location of the registered properties is
presented in Figure 5, Appendix A.

5 SITE RECONNAISSANCE

Ms. Alex Markus of WSP completed a Site and surrounding area reconnaissance on April 11, 2022. The Site
reconnaissance consisted of a walk-through to observe conditions at accessible areas on-Site.

During the Site visit, WSP completed a Site Visit checklist to cover standard items involved in a Phase | ESA.
Selected photographs taken during the Site visit are presented in Appendix B. The Site plan is provided in Figure 1,

PHASE | ENVIRONMENTAL SITE ASSESSMENT WSP
85 Cokato Road, Fernie, BC 221-03946-00
Lyons & Nairn Legacy Holdings Ltd. April 2022

Page 8



Appendix A. Observations and on-Site conditions recorded during the Site visit are discussed in the following
sections.

51 SUBIJECT SITE

SITE DESCRIPTION

— The Site is located immediately west of Cokato Road and is accessible from Cokato Road.
— The Site is undeveloped and vegetated, mostly with grass near the center and trees along the perimeters.

— The Site topography is generally sloped down towards the west, with steeper slopes in the north and east
leading into the Site and along the west portion leading down towards the railroad tracks.

— There was a dirt road leading into the Site branching off from Cokato Road. This road was blocked with
concrete barricades and a sign, and an excavator was parked at the top.

— Concrete rubble was observed below the dirt road near the central east portion of the Site, inferred to be
from a former on-Site structure.

SURROUNDING PROPERTIES

— There is an apartment complex and paved parking immediately north of the Site.

— Railroad tracks border the western portion of the Site, followed by forested, undeveloped land.

— The properties to the southeast, east, and northeast are residential across Cokato Road.

— A BC Hydro, powerline, and other utilities were observed to the east of the Site along Cokato Road.

UNCOVERED AREAS

— The entire Site is uncovered and undeveloped, therefore all water is inferred to infiltrate into underlying soils
and flow in a southwesterly direction towards the neighboring creek and then eventually the Elk River.

— There is evidence of former buildings, including piles of concrete rubble and rebar.

ABOVEGROUND AND UNDERGROUND STORAGE TANKS (ASTS / USTS)

— At the time of the Site visit, WSP's staff did not observe conditions typically associated with an AST or UST,
such as fill or vent pipes that would indicate a UST being present on the Site.

— An AST was observed connected to an off-Site shed building at the playground across Cokato Road to the
northeast of the Site, though no staining or stressed vegetation was observed.

— Inthe future, if any active or abandoned USTs are encountered at the Site, such USTs should be
decommissioned in accordance with the requirements of the BC Fire Code. A qualified environmental
consultant should be retained to document any UST removal activities along with the characterization and
disposal of any environmentally suspect material. Additional information on abandoned heating oil USTs is
provided at the following link: http://www2.gov.bc.ca/assets/gov/environment/air-land-water/site-
remediation/docs/fact-sheets/fs32.pdf

AIR AND WATER DISCHARGES

— At the time of the Site visit, WSP's staff did not observe conditions typically associated with on-site septic
systems or water wells; however, a manhole was identified, and it was surrounded by dried white foam, a
substance that WSP was unable to identify.
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NON- HAZARDOUS WASTE GENERATION, STORAGE AND DISPOSAL

— There was various plastic, wood, and metal items strewn throughout the Site, but mostly had been collected
one pile at the base of the dirt road in the southeast corner of the Site. A cracked battery was observed within
the pile. The waste appeared to be relatively benign (i.e. not related to landfilling activities) and likely
associated with general public refuse from unauthorized use of the Site.

— The concrete and rebar piles were observed in the central east portion of the Site at the base of the dirt road.

HAZARDOUS WASTE GENERATION, STORAGE, HANDLING AND DISPOSAL

— Aside from the cracked battery, no hazardous waste was observed to be stored, handled, or disposed of at the
Site. WSP recommends performing general housekeeping at the Site, including the removal and proper
disposal of the cracked battery and other debris.

CHEMICAL STORAGE AND HANDLING

— WSP did not observe any chemicals or solvents being used or stored at the Site.

SPILL AND STAIN AREAS

— Due to recent snowfall and snowmelt, the Site appeared to be generally wet throughout, but there did not
appear to be any major surficial stains or spills at the Site.

SOILS AND FILLS

— There appeared to be a pile of gravel in the northeast corner of the Site near the neighboring parking area for
the apartment complex. The Site also appeared to have been graded or excavated at some point, inferred to
be for future developments.

RADON GAS

— The Ministry of Health has completed a regional study of radon in homes in British Columbia (2012). The results
of the study were published in a document entitled Cross-Canada Survey of Radon Concentrations in Homes -
Final Report. According to the report, the average percentage of homes with elevated radon levels in Canada
was near 7%. In BC, the proportion of homes with elevated radon levels in the Lower Mainland and
Vancouver Island were significantly below the national average while the interior of BC had some of the highest
elevated radon levels in Canada. For example, the East Kootenay region had 19% of homes with elevated radon
levels while Kootenay Boundary had 19.3% and the Okanagan had 17.4% of homes with elevated radon levels.

— According to the Radon Potential Map of British Columbia, the Site located in Fernie, BC, is considered as Zone
3 - Guarded for Radon Potential. It is recommended to test all dwellings for radon and implement radon
controls during new construction projects even if they are in a Zone 3 area.

METHANE GAS

— WSP did not observe any areas of organic landfilling on-Site during the Site visit. Therefore, there is a low
potential that methane gas is an environmental issue at the Site.

5.1.1 HAZARDOUS BUILDING MATERIALS AND SUBSTANCES

Detailed background information of the hazardous building materials is included in Appendix F. Based on
information gathered during this investigation, the Site is currently undeveloped though it historically contained
two small buildings. The hazardous building materials and substances are discussed as follows.

PHASE | ENVIRONMENTAL SITE ASSESSMENT WSP
85 Cokato Road, Fernie, BC 221-03946-00
Lyons & Nairn Legacy Holdings Ltd. April 2022

Page 10



Asbestos Containing Building Materials (ACMs)

It is unlikely that friable ACMs are present within the building rubble at the Site.

Ozone Depleting Substances

No refrigerators, freezers, or air conditioning units were present at the Site (manufactured prior to the mid-1990s),
though they can be a potential source of chlorofluorocarbons (CFCs), an ozone depleting substance.

Polychlorinated Biphenyls

It is possible that PCBs are present in original fluorescent lighting ballasts; however, none were observed at the Site.

Lead-based Paints

No paint was observed on the concrete rubble, therefore paints used for indoor and outdoor purposes that are
suspected to contain lead are unlikely to be present.

5.2 SURROUNDING PROPERTIES

During the April 11, 2022, Site visit, WSP conducted a reconnaissance of the surrounding area. WSP observed and
photographed the surrounding properties from either the Site or from areas accessible to the public. The Site
Photographs in Appendix C show various features of the surrounding area as of April 11, 2022.

Cokato Road borders the Site to the east, followed by residential developments to the northeast, east, and
southeast, with some forested area. High-density residential apartments occupy the land to the north, along with
an apartment parking area. Land to the west is occupied by the railroad followed by undeveloped land while land
to the south is undeveloped and forested and a creek runs 20 m south of the Site.

6 INTERVIEWS

Mr. Matthew Cunning, current owner of the Site, was interviewed as part of this Assessment. He has been familiar
with the Site for around two years and provided the following information:

— He was not aware of any previous industrial uses of the Site.
— He was not aware of any previous landfilling activities at the Site.

— He was aware not aware of any fill material on-Site but noted that there are remnants of old structures or
remnants from illegal dumping activities (e.g., the piles of concrete).

— He was not aware of any underground or aboveground storage tanks being historically used on-Site.

— He was not aware of any environmental issues around the Site and was not aware of any spills or stains on-Site.
— He was not aware of any previous or current environmental issues on-Site or at the surrounding properties.

— He was not aware of a hazardous materials survey every being conducted for the Site.

— He was not aware of any previous industrial land uses at the Site.

— He noted that the future use of the land is intended to be residential.

— He was not aware of any fill material being brought to the surrounding properties and was not aware of any
third-party notification letters issued by owners of surrounding properties.
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He noted that natural gas and sewer utilities are located at the property line.

He was not aware of any water wells on-Site.

He added that to his understanding the concrete rubble piles came from an old structure or from

unauthorized/illegal dumping.

He noted that to his understanding the Site was never used by the railroad.

7 APPLICABLE STANDARDS

WSP staff reviewed the City of Fernie Zoning Map. According to the City, the Site is currently zoned as “R4-Multiple
Family Residential (High Density)". According to the City of Fernie Zoning Bylaw No. 1750, the purpose of this zoning
district is to accommodate residential land uses. As such, the BC CSR soil standards for residential land use (RL)
would currently apply. For groundwater, the BC CSR drinking water (DW) and freshwater aquatic life (AW-f)
standards apply. For soil-vapour, the CSR soil vapour remediation standards for RL would currently apply. Should

the Site use change in the future, more stringent standards may be considered applicable.

For soil classification/disposal purposes, the BC Hazardous Waste Regulation (HWR) standards/criteria also apply to

the Site. Site-specific factors that apply at the Site are outlined in the following table.

Table7-1 Applicable Regulatory Standards

SITE SPECIFIC FACTORS APPLICABILITY RATIONALE
Intake of contaminated soil Yes Applicable at all sites.
Toxicity to soil invertebrates Yes Applicable at all sites.
and plants
The drinking water standards are applicable at all sites
Groundwater used for Yes unless the underlying aquifers’ hydraulic conductivity,
drinking water (DW) quality and/or yield proves that it is not capable of
being a drinking water source.
Groundwater flow to surface There is a creek 20 m south of the Site and cross-
water used by freshwater Yes - A .
gradient, leading into the Elk River.
(AW-f)
Groundwater used for No agricultural land within 500m of the Site and no
livestock watering (LW) or No* livestock watering or irrigation wells within 500m of
irrigation (IW) the Site.

* Further investigations are required to confirm if these standards do not apply and that wells listed as “unknown” are not for
irrigation or livestock

Therefore, the following standards apply to the Site:

SOIL

CSR RL standards

Site Specific factors include:

Intake of contaminated soil;
Toxicity to soil invertebrates and plants;
Groundwater used for drinking water; and,

Groundwater flow to surface water used by freshwater.
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GROUNDWATER

— CSR Drinking Water (DW);
— CSR Freshwater Aquatic Life (AW-f).

SOIL VAPOUR
— CSRRL standards

8 CONCLUSIONS

From information gathered from this assessment, WSP concludes the following:

— Areview of the historical aerial photographs indicates that the Site was undeveloped circa 1945 to 1949 when
a small building was observed in the northeast corner. Circa 1952 another small shed was added in the
southwest corner, as well as a dirt road leading to the shed and then to the railroad. It is inferred that this
shed was used for temporary storage of railroad materials. By circa 1962 the shed in the southwest was
removed and only the small building in the northeast corner remained. By circa 1979 the Site was completely
vacant, and few changes were observed to 2004 except for some grading activities. By 2021 the Site was
undeveloped and vegetated except for the utility boxes along Cokato Road.

— Avreview of the historical aerial photographs indicates that the surrounding properties to the north, east,
south, and west were undeveloped and forested circa 1945 except for a part of Cokato Road, sparse rural
residences, and industrial buildings further northeast. During this time, the railroad ran immediately west of
the Site. Throughout the years residential developments advanced to the north, east, and west, and by circa
2021 the properties were fully developed for residential purposes, or for public institutional and residential
purposes in the west. Cokato Road expanded to the south, though the land remained predominantly
forested and undeveloped. The railroad tracks remain in use.

— Based on our historical records review, interview information and Site reconnaissance, no on-Site or off-Site
areas of potential environmental concern were identified.

9 RECOMMENDATIONS

Based on the reviewed information and current Site conditions, a sub-surface investigation in the form of a Phase
Il Environmental Site Assessment is not recommended at the Site at this time. WSP does recommend the
following:

— General housekeeping around the Site should be carried out, including the removal and proper disposal of
the cracked battery and concrete rubble.

— If any environmentally suspect fill material is encountered onsite during any future redevelopment activities,
such fill should be characterized prior to disposal offsite or at a permitted facility.

— Inthe future, if any abandoned USTs are encountered at the Site, such USTs should be decommissioned in
accordance with the requirements of the BC Fire Code. A qualified environmental consultant should be
retained to document any UST removal activities along with the characterization and disposal of any
environmentally suspect material.

— If any hidden source(s) of contamination or any suspected/odorous soils are discovered, WSP should be
contacted immediately prior to the source removal and to initiate further soil characterization.
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10 PROFESSIONAL STATEMENT

As required under Part 16, Section 63 of the “Environmental Management Act’, Contaminated Sites Regulations
(CSR, BC Reg. 375/96 including amendments up to B.C. Reg. 64/2021 July 07, 2021), WSP confirms that:

1 The Environmental Site Assessment report has been prepared in accordance with requirements of the Act and
its regulations, policies, procedures and protocols; and

2 The person(s) sighing this report has (have) demonstrable experience in conducting investigations of this type
and are familiar with the investigation completed at the Site.

PHASE | ENVIRONMENTAL SITE ASSESSMENT WSP
85 Cokato Road, Fernie, BC 221-03946-00
Lyons & Nairn Legacy Holdings Ltd. April 2022

Page 14



APPENDIX

A FIGURES



