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SUMMARY
October 15, 2018

1.0

SUMMARY

Stantec Consulting Services Inc. (Stantec) completed a Phase I Environmental Site Assessment (ESA)
report of the City Hall located at 400 2nd Street South, St. Cloud, Minnesota (the “Property”), on behalf
of the City of St. Cloud (the “City” or the “Client”). This Phase I ESA report was prepared under
contract with the City at the request of Mr. Jim Flaaen, Senior Planner City of St. Cloud, to evaluate
potential environmental liabilities associated with the Property before potential Property
redevelopment or reuse. The designated user (the “User”) of the Phase I ESA is the City. The work
was performed using petroleum brownfields funding awarded to the City by the United States
Environmental Protection Agency (EPA) in 2016 as part of Community Wide Brownfields Assessment
Grant No. BF-00E02010-0. The eligibility for use of EPA funding was approved by the Minnesota
Pollution Control Agency (MPCA) on September 17, 2018. The EPA Assessment, Cleanup, and
Redevelopment Exchange System (ACRES) Number for the Property is 238034.
The Phase I ESA was conducted in conformance with the requirements of ASTM Designation
E 1527-13, except as may have been modified by the scope of work, and terms and conditions,
requested by the Client. Any exceptions to, or deletions from, the ASTM practice are described in
Section 2.3.
The Property consists of approximately 2.0 acres of land and is currently the St. Cloud City Hall. It is
comprised of a three story 19,446-square foot (sf) building with a 12,420-sf full basement and was
constructed in 1930. The surrounding area is a mix of commercial and residential properties. The
original use of the Property building was as Central Junior High School. There was also a filling station
located on the northwest corner and the Union Public School on the southeast corner of the Property.
We have performed a Phase I ESA in conformance with the scope and limitations of ASTM Practice
E1527-13 of 400 2nd Street South, St. Cloud, Minnesota, or the “Property” Any exceptions to, or
deletions from, this practice are described in the Exceptions and Limiting Conditions section of this
report. (Section 2.3) This assessment has revealed no evidence of recognized environmental
conditions (RECs) in connection with the Property, except for the following:
•

The historical use of the Property as a filling station with multiple underground storage tanks
(UTSs) and a former UST located near the southwest corner of the building used for fuel oil.

•

The historical use of the surrounding area as filling stations and the presence of former USTs.

Stantec recommends that a Phase II ESA be conducted at the Property to evaluate if soil and/or
groundwater contamination exist in association with the former historic uses of the Property and
adjacent properties.
The preceding summary is intended for informational purposes only. Reading of the full body of this
report is recommended.
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2.0

INTRODUCTION

The objective of this Phase I ESA was to perform all appropriate inquiry (AAI) into the past ownership
and uses of the Property as stipulated by the EPA in 40 Code of Federal Regulation (CFR) Part 312
consistent with good commercial or customary practices specified by the ASTM in “Standard
Practice for Environmental Site Assessments: Phase I Environmental Site Assessment Process”,
Designation E1527-13. The standard includes procedures to identify RECs, including historical
recognized environmental conditions (HRECs) and controlled recognized environmental conditions
(“CRECs”), that may exist at a property to qualify the Client, in part, for specific future landowner
protection to Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA)
liability. ASTM defines a REC as the following:
“…the presence or likely presence of any hazardous substances or petroleum
products on a property under conditions that indicate an existing release, past
release, or a material threat of a release of any hazardous substances or petroleum
products into structures on the Site or into the ground, groundwater, or surface water
of the Site. The term includes hazardous substances or petroleum products even
under conditions in compliance with laws. The term is not intended to include de
minimis conditions that generally do not present a threat to human health or the
environment and that generally would not be the subject of an enforcement action
if brought to the attention of appropriate governmental agencies. Conditions
determined to be de minimis are not RECs…”
ASTM defines a HREC as a REC that has occurred in connection with the property but has been
addressed to the satisfaction of the applicable regulatory authority and meets unrestricted use
criteria established by a regulatory authority, without subjecting the property to any required controls
(for example, property use restrictions, activity and use limitations, institutional controls, or engineering
controls). Before calling the past release a HREC, the Environmental Professional (EP) must determine
whether the past release is a REC when the current Phase I ESA is conducted (for example, if there
has been a change in the regulations). If the EP considers the past release to be a REC at the time
the Phase I ESA is conducted, the condition shall be included in the conclusions section of the report
as a REC.
ASTM defines a CREC as a REC resulting from a past release of hazardous substances or petroleum
products that has been addressed to the satisfaction of the applicable regulatory authority (for
example, as evidenced by the issuance of a no further action letter or equivalent, or meeting
risk-based criteria established by regulatory authority) but with hazardous substances or petroleum
products allowed to remain in place subject to the implementation of required controls (for example,
property use restrictions, activity and use limitations, institutional controls, or engineering controls).
ASTM E1527-13 also defines a “Business Environmental Risk” (BER) and de minimis conditions that are
not considered RECs. BER means a risk which can have a material environmental or environmentallydriven impact on the business associated with the current or planned use of a parcel of commercial
real estate, not necessarily limited to those environmental issues required to be investigated by the
ASTM Standard. De minimis conditions include hazardous substances or petroleum products even
under conditions in compliance with laws. As indicated, the term REC does not include de minimis
conditions, which generally do not present a material risk to human health and would not likely be
subject to enforcement action if brought to the attention of governmental agencies.
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This Phase I ESA report was prepared under contract with the Client, designated as the User. The work
was performed using petroleum brownfields funding awarded to the City by the EPA in 2016 as part
of Community Wide Brownfields Assessment Grant No. BF 00E02010-0. The work was performed
according to the petroleum Brownfield Eligibility Determination Request for EPA Brownfields
Petroleum Assessment Grant Funds approved by the MPCA on September 17, 2018. The EPA ACRES
Number for the Property is 238034.
The scope of work conducted during this Phase I ESA consisted of a visual reconnaissance of the
Property, interviews with key individuals, and review of reasonably ascertainable documents. The
scope of work did not include an assessment for environmental regulatory compliance of any facility
ever operated at the Property (past or present) or sampling and analyzing of environmental media.
Stantec was not contracted to perform any independent evaluation of the purchase or lease price
of the Property and its relationship to current fair market value. The conclusions presented in this
Phase I ESA report are professional opinions based on data described herein. The opinions are
subject to the limitations described in Section 2.3.
ASTM E1527-13 notes that the availability of record information varies from source to source. The User
or EP is not obligated to identify, obtain, or review every possible source that might exist with respect
to a property. Instead, ASTM identifies record information that is reasonably ascertainable from
standard sources. “Reasonably ascertainable” means:
(1) Information that is publicly available;
(2) Information that is obtainable from its source within reasonable time and cost constraints; and
(3) Information that is practicably reviewable.

2.1

PROPERTY DESCRIPTION

The Property, which is currently the St. Cloud City Hall, consists of approximately two acres of land.
One three-story, 19,446-sf building with a 12,420-sf full basement constructed in 1930 is present at the
Property. The remaining land surfaces are covered by an asphalt paved parking lot and concrete
sidewalks surrounding the building. The Property parcel ID is 82.52875.0200. In 2008, the City finished
paying of the contract for deed to Independent School District (ISD) #742 from which it bought the
Property through contract deed in 1982. Surrounding properties are a mix of commercial and
residential properties. A Property location map is illustrated on Figure 1. A Property map illustrating
the main features of the Property is provided as Figure 2. The City Assessors Property Report Card is
present in Appendix A.

2.2

SPECIAL TERMS, CONDITIONS, AND SIGNIFICANT ASSUMPTIONS

There were no special terms, conditions, or significant assumptions associated with this Phase I ESA.

2.3

EXCEPTIONS AND LIMITING CONDITIONS

This report documents work that was performed in accordance with generally accepted professional
standards at the time and location in which the services were provided and given the schedule and
budget constraints established by the Client. No other representations, warranties, or guarantees are
made concerning the accuracy or completeness of the data or conclusions contained within this
report, including no assurance that this work has uncovered all potential and actual liabilities and
conditions associated with the identified Property.
This report provides an evaluation of selected environmental conditions associated with the identified
portion of the Property that was assessed at the time the work was conducted and is based on
information obtained by and/or provided to Stantec at that time. There are no assurances regarding
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the accuracy and completeness of this information. All information received from the Client or third
parties in the preparation of this report has been assumed by Stantec to be correct. Stantec assumes
no responsibility for any deficiency or inaccuracy in information received from others.
If a service is not expressly indicated, do not assume it has been provided. If a matter is not
addressed, do not assume that any determination has been made by Stantec in regard to it.
Conclusions made within this report consist of Stantec’s professional opinion as of the time of the
writing of this report and are based solely on the scope of work described in the report, the limited
data available, and the results of the work. They are not a certification of the Property’s
environmental condition.
The Client did not provide, or contract Stantec to provide, recorded title records or search results for
environmental liens or activity and use limitations encumbering the Property or in connection with
the Property. Stantec did not obtain historical records that document the Property history in five-year
intervals, and this resulted in data gaps. Although these data failures represent data gaps, these
data gaps are not considered significant. Based on the information obtained during this Phase I ESA
and general knowledge of development at and near the Property, the absence of this information
did not affect the ability of the EP to identify RECs, HRECs, CRECs, or de minimis conditions.
This report relates solely to the specific project for which Stantec was retained and the stated purpose
for which this report was prepared and shall not be used or relied upon by the Client identified herein
for any variation or extension of this project, any other project, or any other purpose.
This report has been prepared for the exclusive use of the Client identified herein and any use of or
reliance on this report by any third party is prohibited, except as may be consented to in writing by
Stantec or as required by law. The provision of any such consent is at Stantec’s sole and unfettered
discretion and will only be authorized pursuant to the conditions of Stantec’s standard form reliance
letter. Stantec assumes no responsibility for losses, damages, liabilities, or claims, howsoever arising,
from third party use of this report.
Project-specific limiting conditions are provided in Section 2.2.
The locations of any utilities, buildings and structures, and Property boundaries illustrated in or
described within this report, if any, including pole lines, conduits, water mains, sewers, and other
surface or sub-surface utilities and structures are not guaranteed. Before starting work, the exact
location of all such utilities and structures must be confirmed by the Client, and Stantec assumes no
liability resulting from damage to such utilities and structures.
The conclusions are based on the conditions encountered at the Property by Stantec at the time the
work was conducted. Accordingly, additional studies and actions may be required. As the purpose
of this report is to identify selected Property conditions which may pose an environmental risk, the
identification of non-environmental risks to structures or people on the Property is beyond the scope
of this assessment. The findings, observations, and conclusions expressed by Stantec in this report are
not an opinion concerning the compliance of any past or present owner or operator of the Property
which is the subject of this report with any federal, state, provincial, or local law or regulation.
This report presents professional opinions and findings of a scientific and technical nature. It does not
and shall not be construed to offer a legal opinion or representations as to the requirements of, nor
compliance with, environmental laws, rules, regulations or policies of federal, state, provincial, or
local governmental agencies. Issues raised by the report should be reviewed by client legal counsel.
Stantec specifically disclaims any responsibility to update the conclusions in this report if new or
different information later becomes available or if the conditions or activities on the Property
subsequently change.
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2.4

PERSONNEL QUALIFICATIONS

This Phase I ESA was conducted by, or under the supervision of, an individual that meets the ASTM
definition of an EP. The credentials of the EP and other key Stantec personnel involved in conducting
this Phase I ESA are provided in Appendix B.
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3.0

USER-PROVIDED INFORMATION

ASTM E1527-13 describes responsibilities of the User to complete certain tasks in connection with the
performance of AAI into the Property. The ASTM standard requires that the EP request information
from the User on the results of those tasks because that information can assist in the identification of
RECs, CRECs, HRECs, or de minimis conditions in connection with the Property. To that end, Stantec
requested that the User provide the following documents and information:
Provided
(Yes / No)

Description and/or Key Findings

User Questionnaire

Yes

Jim Flaaen, St. Cloud’s Senior Planner, completed
the User Questionnaire. Mr. Flaaen was aware they
Property was previously used as a service station,
automotive maintenance garage that both may
have utilized USTs but the specific information
pertaining to the tanks is unknown.

Environmental Liens or Activity Use
Limitations

No

None reported.

Previous Environmental Permits or Reports
Provided by User

YES

Asbestos was detected in a sample of carpet
adhesive sampled by Legend Technical Services in
2011.

Purpose of the Phase I ESA

Yes

Property redevelopment.

Description of Information

Information provided by the City of St. Cloud is detailed in Sections 6. Owner/User provided
information is presented in Appendix C.
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4.0

RECORDS REVIEW

The objective of consulting historical sources of information is to develop the history of the Property
and surrounding area, to evaluate if past uses may have resulted in RECs, CRECs, or HRECs. Physical
setting records are evaluated to determine if the physical setting may have contributed to adverse
environmental conditions in connection with the Property. During the review of historical records,
Stantec attempted to identify uses of the Property from the present to the first developed use of the
Property. Stantec’s research included the reasonably ascertainable and useful records described in
this section.

4.1

PHYSICAL SETTING

A summary of the physical setting of the Property is provided in the following subsections.

4.1.1

Property Topography and Surface Water Flow

The Property is located in the southern ½ of the southwest ¼ of Section 12, Township 124 North, Range
28 West. The Property is at an approximate elevation of 1,039 feet about mean sea level (msl) and
slopes towards the Mississippi River located approximately 0.15 mile east of the Property. Based on
topography, stormwater on the Property flows into catch basins located on 2nd Street South, 4th Street
South and 4th Avenue South connected to the City’s storm sewer system.

4.1.2

Regional and Property Geology

Surficial unconsolidated deposits at the Property are postglacial outwash deposits consisting of sand,
gravelly sand and cobbly gravel deposited by glacial meltwater (Meyer and Knaeble, 1995). The
bedrock geology consists of Proterozoic reformatory granodiorite and comprised of a gray to pinkishgray, medium-grained granodiorite (Boerboom, Setterholm and Chandler, 1995).

4.1.3

Regional and Property Hydrogeology

The shallow water table is often a subdued expression of surface topography. Shallow groundwater
generally flows from areas of groundwater recharge, such as hills and broad uplands, to areas of
groundwater discharge, such as wetlands, rivers, and lakes. Based on topography, shallow
groundwater near the Property is expected to flow east towards the Mississippi River. Other manmade features such as wells, roads, filled areas, buried utility lines and sewers, and drainage ditches
may alter the natural shallow groundwater flow direction. Shallow groundwater near the Property is
anticipated to be encountered at a depth of approximately 10 and 20 feet below ground surface
(bgs).

4.2

FEDERAL, STATE AND TRIBAL ENVIRONMENTAL RECORDS

A regulatory agency database search report was obtained from Environmental Data Resources, Inc.
(EDR) a third-party environmental database search firm. A complete copy of the database search
report, including the date the report was prepared, the date the information was last updated, and
the definition of databases searched, is provided in Appendix D.
Stantec evaluated the information listed within the database relative to potential impact to the
Property, assessing the potential for impacts based in part on the physical setting. As part of this
process, inferences have been made regarding the likely groundwater flow direction at or near the
Property. As described in 4.1.3, the inferred shallow groundwater flow direction is likely to be to the
east. Observations about the Property and surrounding properties made during the Property
reconnaissance are provided in more detail in Section 5.0.
Project No.: 193704866
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4.2.1

Listings for Property

The following information was collected from the EDR report applying to St. Cloud City Hall, located at
400 2nd Street South. The EDR report identified this facility as an MPCA Facility Index System (FINDS),
Enforcement and Compliance History Online (ECHO), Resource Conservation and Recovery Act – Nongenerator (RCRA NonGen/NLR).

4.2.2

Listings for Nearby Sites with Potential to Impact Property

Stantec assessed data presented in the environmental agency database search report to evaluate
the potential for conditions to pose a REC, CREC, or HREC for the Property.
Based on this evaluation, the following individual facilities were identified as the most likely potential
sources of impact to the Property. The basis for why each of the following listed databases creates
a REC for the Property is also provided.
Listed Facility Name
Address

Database Listing

Distance/Direction
from Property

REC?
(YES / NO)

#52-8169-104(Former Union Oil SS)
202 5th Avenue South

UST, Financial Assurance,
WIMN

On the northwest
corner of the
Property

YES

The Former Union Oil SS we document to have four USTs. Three of which were used for gasoline totaling 19,000gallons and the other for used oil with a 550-gallon capacity. All tanks have been removed.
St Cloud Student Housing Project,
300 West 5th Avenue

Leaking UST (LUST), SRS,
Financial Assurance, VAPOR

0.016 / South

YES

The St Cloud Student Housing Project is a registered LUST site in August 2009. Leak Site LS0017717 was registered
as an unknown amount of Fuel Oil #1 and #2 that was released because of corrosion in the steel tank. The Leak
Site was closed in January of 2010. No groundwater contamination was documented.
Sunwood Center, 211 5th Avenue
South

LUST, UST, SRS, Financial
Assurance, RCRA NonGen /
NLR, FINDS, ECHO, MANIFEST

0.019 miles / SW

YES

The Sunwood Center is a registered LUST site in November 2011. Leak Site LS0018638 was registered as an
unknown amount of hydraulic fluid that was closed in December 2011. No groundwater contamination was
documented.

The remaining listings in the database search report provided in Appendix D.

4.3

STATE AND LOCAL ENVIRONMENTAL RECORDS

Stantec checked the following sources to obtain information pertaining to Property use and/or
indications of RECs in connection with the Property.

4.3.1

Local Health Department

Agency Name
Contact Information
Brontae Berkhoel, St. Cloud
Environmental Health Department
Brontae.Berkhoel@ci.stearns.mn.gov

Project No.: 193704866
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Stantec sent a request to the St Cloud Environmental Health
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Stantec has not received any information from the Health
Department.
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4.3.2

Fire Department

Agency Name
Contact Information
St. Cloud Fire Department
Phil Schaefer
Phil.Schaefer@ci.stcloud.mn.us
September 25, 2018

4.3.3

Findings
Stantec sent a request to the St. Cloud Fire Department (SCFD) regarding
the Property. Mr. Schaefer identified records dated 9-9-1974 of an
underground 10,000-gallon fuel oil tank located on the south wall of the
boiler room in the southwest corner of the school building. A vent pipe is still
intact and attached to the wall on the west side of the boiler room.

Local Building Records

Agency Name
Contact Information
Lee Gladitsch
St. Cloud Building Safety
Department
320-255-7230
September 20, 2018

4.3.4

Findings
Stantec sent a request to the St. Cloud Building Safety Department
(SCBSD) regarding the Property. Mr. Gladitsch was aware of a report
related to asbestos which he provided to Stantec. During the site
reconnaissance visit, he mentioned the possibility of a former fuel oil UST
onsite but did not have records to confirm its presence.

Minnesota Pollution Control Agency Records

Stantec also reviewed the MPCA’s WIMN online database (WIMN, 2018). The database provides
information about air quality, hazardous waste, remediation, solid waste tanks and leaks, and water
quality. The Property was identified as an inactive UST site associated with a former filling station
located at 202 5th Avenue South. The database listed four USTs for the site that have been removed.

4.4

HISTORICAL RECORDS REVIEW

4.4.1

Land Title Records/Deeds

Land title records and deeds were not provided by the User, and public records were not searched
by Stantec.

4.4.2

Aerial Photographs

Stantec reviewed historical aerial photographs provided by EDR. The general type of activity on a
property and land use changes can often be discerned from the type and layout of structures visible
in the photographs. However, specific elements of a facility's operation usually cannot be discerned
from aerial photographs alone. Copies of the aerial photographs provided by EDR are included in
Appendix E. The following table summarizes Stantec’s observations of the reviewed historical aerial
photographs.
Year

Scale

Observations, Property and Adjoining Properties

1939; 1951;
1958

1”=500’

Property: Central Junior High School, Union Public School and a commercial
building are on the Property.
Surrounding Properties: The surrounding area is a mix of commercial and
residential properties.

1965; 1973

1”=500’

Property: Central Junior High School is on the Property but due to poor
image quality, it is difficult to discern other features.
Surrounding Properties: The surrounding area is a mix of commercial and
residential properties.

Project No.: 193704866
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Year

Scale

1977

1”=500’

Property: Central Junior High School is on the Property.
Surrounding Properties: The surrounding area is a mix of commercial and
residential properties.

1985; 1991;
1997; 2006;
2010; 2013;
2017

1”=500’

Property: St. Cloud City Hall is on the Property.
Surrounding Properties: The surrounding area is a mix of commercial and
residential properties.

4.4.3

Observations, Property and Adjoining Properties

City Directories

Stantec retained EDR to research available reverse city directories for the Property, in approximately
five-year intervals. Copies of the city directories provided by EDR are included in Appendix E. The
following is a summary of Stantec’s review of the city directory listings:
Subject/Adjoining Property
Property address:
400 2nd Street South

Year

Listed Occupants

2014
2000, 2005, 2010
1995
1988, 1992

Property address:
West side of 4th Avenue
South

4.4.4

1983
1978
1963, 1968, 1973
2014
1978
1963, 1968, 1973

City of St Cloud
Retired & Senior Volunteer Program, City of St
Cloud
City of St Cloud
Retired & Senior Volunteer Program, City of St
Cloud
No Listing
Tasto’s Amoco
Tom & Jerrys Standard
No Listing
Central Building School
Central Elementary School

Historical Fire Insurance Maps

Fire insurance maps were developed for use by insurance companies to depict facilities, properties,
and their uses for many locations throughout the United States. These maps provide information on
the history of prior land use and are useful in assessing whether there may be potential environmental
contamination on or near the Property. These maps, which have been periodically updated since
the late 19th century, often provide valuable insight into historical Property uses.
Stantec retained a third party (EDR) to search for copies of historical fire insurance maps covering
the Property and immediately adjacent properties. The Sanborn® Map Search Report is presented
in Appendix E.
Year
1884; 1989; 1893;
1898

1904

Project No.: 193704866

Observations: Property and Adjoining Properties
Property: The Union School occupies the southeast corner of the Property with boilers in
basement. Small commercial buildings and residential dwellings with sheds are also
located on the Property.
Surrounding properties: The surrounding area is a mix of commercial and residential
properties.
Property: The Union School occupies the southeast corner of the Property with boilers in
basement. Small commercial buildings and residential dwellings with sheds are also
located on the Property. McCadden Machines Works in the west central portion of the
Property has power gasoline heat stoves but no evidence of storage tank onsite.
Surrounding properties: The surrounding area is a mix of commercial and residential
properties.
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Year
1913

1919

1928

1945

1961

4.4.5

Observations: Property and Adjoining Properties
Property: The Union School occupies the southeast corner of the Property with boilers in
basement. Small commercial buildings and residential dwellings with auto sheds are
also located on the Property. McCadden Machines has been replaced by a PublicSchool admin building with steam heat.
Surrounding properties: The surrounding area is a mix of commercial and residential
properties. Directly east of the Property is garage and machine shop with a 500-gallon
gasoline UST.
Property: The Union School occupies the southeast corner of the Property with coal
boilers in basement. Small commercial buildings and residential dwellings with auto
sheds are also located on the Property. The Public-School admin building has been
replaced by a garage for cars and a 120-gallon gasoline UST has been installed near
the northwest corner of the building. An auto filling station is on the northwest corner of
the Property with seven gasoline USTs with a total capacity of 4,000-gallons.
Surrounding properties: The surrounding area is a mix of commercial and residential
properties. Directly east of the Property is garage and machine shop but the map no
longer shows the 500-gallon gasoline UST. To the south of garage is a building used for
battery recharging.
Property: The Union School occupies the southeast corner of the Property. Small
commercial buildings and residential dwellings with auto sheds are also located on the
Property. The garage on the center of the west side of the Property has been replaced
with storage for school supplies and the 120-gallon UST is no longer depicted on the
map. The auto filling station on the northwest corner of the Property shows four gasoline
tanks with an unknown volume.
Surrounding properties: The surrounding area is a mix of commercial and residential
properties. To the northwest of the Property, across 2nd Street South, is a filling station with
three gasoline USTs of unknown volume. Approximately 300 feet to the north of the
Property is a dry cleaner with two gasoline USTs of unknown volume. Approximately 600
feet to the north-northwest another filling station has been built with three gasoline USTs.
Property: The Union School occupies the southeast corner of the Property. Central Junior
High School occupies the northeast corner of the Property. A filling station is depicted
on the map in the northwest corner of the Property.
Surrounding properties: The surrounding area is a mix of commercial and residential
properties. To the northwest of the Property across 2nd Street South is a filling station with
three gasoline USTs of an unknown volume. Approximately 300 feet to the north of the
Property is a dry cleaner with two gasoline USTs of an unknown volume. Approximately
600 feet to the north-northwest is a filling station with three gasoline USTs of an unknown
volume. Approximately 600 feet to the northwest is another filling station with four
gasoline USTs of an unknown volume.
Property: The Union School occupies the southeast corner of the Property. Central Junior
High School occupies the northeast corner of the Property. A filling station is depicted
on the map in the northwest corner of the Property.
Surrounding properties: The surrounding area is a mix of commercial and residential
properties. To the northwest of the Property across 2nd Street South is a filling station with
no USTs identified on the map. Approximately 300 feet to the north of the Property is a
dry cleaner with two gasoline USTs of an unknown volume. Approximately 600 feet to
the northwest is a filling station with four gasoline USTs.

Historical Topographic Maps

Stantec reviewed historical USGS 7.5-Minute Topographic Maps of the Mankato East, Minnesota
Quadrangle to help identify past Property usage and areas of potential environmental concern.
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No RECs were noted during our review of the topographic maps. Copies of the historical maps are
provided in Appendix E. The following table summarizes the maps reviewed and our observations.

4.4.6

Year

Scale

Observations: Property and Adjoining Properties

1950

1:24,500

Both Central Junior High School and Union School are depicted on the
Property.

1974

1:24,500

Central Junior High School is depicted on the Property.

1993

1:24,500

St. Cloud City Hall is depicted on the Property.

2013

1:24,500

The EDR-supplied 2013 USGS map did not depict any structures on the
Property nor on any surrounding properties.

Other Historical Sources

No other historical sources were researched.
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5.0

SITE RECONNAISSANCE

A visit to the Property and its vicinity was conducted by Brett Frydenlund, Stantec, on September 20,
2018. Figure 2 provides information about the Property and adjoining properties and the location of
potential areas of environmental concern. Photographs collected during the Property visit are
included in Appendix F.

5.1

SITE RECONNAISSANCE METHODOLOGY

The site reconnaissance focused on observation of current conditions and observable indications of
past uses and conditions of the Property that may indicate the presence of RECs. The
reconnaissance of the Property was conducted on foot, and Stantec utilized the following
methodology to observe the Property:
•

Traverse the outer Property boundary.

•

Traverse transects across the Property.

•

Traverse the periphery of all structures on the Property.

•

Visually observe accessible interior areas expected to be used by occupants or the public,
maintenance and repair areas, utility areas, and a representative sample of occupied
spaces.

Weather conditions during the visit to the Property were partly cloudy. There were no weather-related
Property access restrictions encountered during the reconnaissance visit.

5.2

GENERAL DESCRIPTION

Property and Area Description:

The Property is in a commercial and residential setting at the southwest
intersection of 2nd Street South and 4th Avenue South. It is currently acting
as the St. Cloud City Hall. The Property is bordered to the north by 2nd
Street South and beyond that Wells Fargo Bank and Offices; to the west
by an asphalt parking, 5th Avenue South and beyond that a two tenant
strip mall, one vacant and one a Chipotle restaurant, a multi-tenant
residence and Riverside real estate business; to the south by 3rd Street
South and beyond that a church and apartment complex; and to the
east by 4th Avenue South and beyond that a residential neighborhood
with houses an apartment complexes.

Property Operations:

The Property is currently the operating as St. Cloud City Hall and consists
of a three-story, 19,446-sf building with a 12,420-sf basement constructed
in 1930. A 67,674-sf employee asphalt paved parking is located south of
the building

Structures, Roads, Other
Improvements:

Property access is gained from 3rd Street South and 4th Avenue South.
Small strips of grass and trees are located throughout the Property
totaling approximately 2% of the total area of the Property.

Property Size (acres):

2

Estimated % of Property Covered
by Buildings and/or Pavement:
Observed Current Property
Use/Operations:

98

Observed Evidence of Past
Property Use(s):

Central Junior High School was the initial use of the building.

Sewage Disposal Method (and
age):

City of St. Cloud

Project No.: 193704866

The Property is currently occupied by the City of St. Cloud City Hall.
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Potable Water Source:

City of St. Cloud

Natural Gas:

Xcel Energy

Electric Utility:

Xcel Energy

5.3

HAZARDOUS SUBSTANCES AND PETROLEUM PRODUCTS

The following table summarizes Stantec’s observations during the Property reconnaissance.
Observations

Description/Location

Hazardous Substances and
Petroleum Products as Defined by
CERCLA 42 U.S.C. § 9601(14):

Various paints found in flame cabinet. Small variety of cleaning products
found in cupboards and janitors’ closet (Parcel 2)

Drums (≥ 5 gallons):

None observed.

Strong, Pungent, or Noxious Odors:

None observed.

Pools of Liquid:

None observed.

Unidentified Substance
Containers:

None observed.

PCB-Containing Equipment:

None observed.

Other Observed Evidence of
Hazardous Substances or Petroleum
Products:

None observed.

5.4

INTERIOR OBSERVATIONS

Stantec made the following observations during the Property reconnaissance of the building interiors
at the Property and/or identified the following information during the interview or records review
portions of the assessment:
Observations

Description

Heating/Cooling Method:

Several natural gas heating and electrical cooling units are located on
the west side of the building.

Surface Stains or Corrosion:

None observed.

Floor Drains and Sumps:

Floor drains present in basement and three sumps also located in
basement.

Other Interior Observations:

A coal chute was behind a large steel door on the west side of the
building in the boiler room and a brick chimney was behind a steel door
on the south side of the building in the boiler room.

5.5

EXTERIOR OBSERVATIONS

Stantec made the following observations during the site reconnaissance of exterior areas of the
Property and/or identified the following information during the interview or records review portions of
the assessment:
Observations

Description

On-site Pits, Ponds, or Lagoons:

None observed.

Stained Soil or Pavement:

None observed.

Stressed Vegetation:

None observed.

Project No.: 193704866
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Observations

Description

Waste Streams and Waste
Collection Areas:

None observed.

Solid Waste Disposal:

None observed.

Potential Areas of Fill Placement:

No mounds, piles, or depressions suggesting the placement of fill material
were observed on the Property.

Wastewater:

No exterior wastewater discharge was observed.

Stormwater:

Stormwater on the Property flows overland to catch basins located in 2nd
Street South, 3rd Street South, 4th Avenue South and 5th Avenue South

Wells:

No wells were observed.

Septic Systems:

No visible evidence of the existence of a septic system was observed.

Other Exterior Observations:

Some rusting was observed at the bottom of the ground mounted
transformer near the southwest corner of the building. No leaking of
staining was observed.

5.6

UNDERGROUND STORAGE TANKS/STRUCTURES

Existing USTs:

None observed.

Former USTs:

A fuel oil UST was present near the southwest corner of the building but
was removed prior to 1996. A vent pipe was attached to the southwest
corner of the building that once served the former fuel oil UST was
observed. Two capped pipes were observed in the boiler room with
moderate staining observed on the walls and a small amount of staining
on the floor associated with the former fuel oil tank.

Other Underground Structures:

None observed.

5.7

ABOVEGROUND STORAGE TANKS

Existing ASTs:

None observed.

Former ASTs:

No visible evidence (fill pipes, vent pipes, dispensers, surface stains) or
other evidence of the former presence of ASTs were observed.

5.8

ADJOINING PROPERTIES

5.8.1

Current Uses of Adjoining Properties

As viewed from the Property and/or from public rights-of-way, Stantec made the following
observations about use and activities on adjoining properties:
NORTH

2nd Street South and beyond that Wells Fargo Bank and offices.

EAST

4th Avenue South and beyond that a residential neighborhood with houses and
apartment complexes.

SOUTH

3rd Street South and beyond that a church and apartment complex.

WEST

An asphalt parking, 5th Avenue South and beyond that a two-tenant strip mall, one
vacant and one a Chipotle restaurant, a multi-tenant residence and Riverside Real
estate business.

Project No.: 193704866
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5.8.2

Observed Evidence of Past Uses of Adjoining Properties

Observations of adjoining properties providing indications of past use and activities, if any, are
described below.
NORTH

None observed.

SOUTH

None observed.

EAST

None observed.

WEST

None observed.

5.8.3

Pits, Ponds or Lagoons on Adjoining Properties

As viewed from the Property and/or from public rights-of-way, Stantec made the following
observations about the presence of pits, ponds and lagoons on adjoining properties:
NORTH

None observed.

SOUTH

None observed.

EAST

None observed.

WEST

None observed.

5.9

OBSERVED PHYSICAL SETTING

Topography of
the Property and
Surrounding Area:

Project No.: 193704866

The Property is at an approximate elevation of 1,039 feet above msl and relatively flat.
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6.0

INTERVIEWS

Stantec conducted interviews with the following individuals:
Name
Contact Information
Jim Flaaen
City of St Cloud
400 2nd Street South
St Cloud, MN 56301

Relationship to Property

Key Findings:

Property User/Owner

Jim Flaaen, St. Cloud’s Senior Planner,
completed the User Questionnaire. Since the
City is the Owner and the User, detail
information provide by Mr. Flaaen was
provided in Section 3.0.

The Owner provided Stantec a reports and document related to the Property. The information
obtained was not verified for accuracy by Stantec, and a critique of the reports and documents was
beyond the scope of this assessment. Stantec reviewed the following previous report and documents
related to the Property.
Legend Technical Services, Bulk Asbestos Sampling Report, July 22, 2011,
•

Boser Construction Agency hired Legend Technical Services to test the adhesive beneath the
carpet and found it to contain 2% chrysotile fibers (ACMs).

Project No.: 193704866
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7.0

EVALUATION

This section provides a summary overview of Stantec’s Findings, Opinions, and Conclusions.

7.1

FINDINGS AND OPINIONS

Information gathered from interviews, reviews of existing data, and a property inspection was
evaluated to determine if RECs are present in connection with the Property. Based on this
information, Stantec made the following findings and developed the following opinions.
Finding 1:

The Property has had multiple uses over the last 150 years. Since the 1930s, the eastern
portion of the Property has been primarily used as school property. The western side
has been used for various businesses with some relating to the school as well as
residential units. Since 1982, St Cloud City Hall has occupied the current building and
the remainder of the Property is currently used for employee parking. There is
evidence of a fuel oil UST on the southwest corner of the current building, a former
filling station with multiple USTs located on the northwest corner of the Property and a
garage with a UST, formerly located on the western edge of the Property.

Opinion 1:

The historical presence of USTs on the Property represents a REC.

Finding 2:

The surrounding historical uses of adjacent properties with USTs.

Opinion 2:

The presence of USTs on adjacent properties represents a REC.

Finding 3:

Underlayment adhesive below the carpet was identified as asbestos containing.

Opinion 3:

Due to the age of the building and the presence of ACM, the entire building should
be tested for other possible sources of asbestos.

Finding 4:

Stantec was not able to obtain historical records that document the Property history
in 5-year intervals. These data failures represent data gaps.

Opinion 4:

The lack of review of this information is not considered significant. Based on the
information obtained during this Phase I ESA, the absence of this information did not
appear to affect the ability of the EPs to identify CRECs, HRECs, RECs, or de minimis
conditions.

Finding 5:

An environmental records search was performed and identified sites within their
respective ASTM E 1527-13 search radii of the Property that may represent CRECs,
HRECs, RECs, or de minimis conditions.

Opinion 5:

Based on one or more of the following reasons: distance from the Property, position of
sites with respect to assumed groundwater flow direction, the native soils, and
regulatory status, none of the sites identified in the in the environmental records search
report are expected to affect soil or groundwater quality at the Property.

The federal AAI rule [40 CFR 312.10(a)] and ASTM E1527-13 identify a “data gap” as the lack or
inability to obtain information required by the standards and practices of the rule despite good faith
efforts by the Environmental Professional or the User.
Any data gaps resulting from the Phase I ESA described in this report are listed and discussed below.
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Gap

Discussion

Deletions or Exceptions From Scope
of Work Referenced in Section 1.4:

None.

Weather-Related Restrictions To Site
Reconnaissance:

None.

Facility Access Restrictions to Site
Reconnaissance:

None.

Other Site Reconnaissance
Restrictions:

None.

Data Gaps From Environmental
Records Review:

None.

Data Gaps From Historical Records
Review:

Stantec did not obtain historical records that document the Property
history in 5-year intervals, and this resulted in data gaps. These data
failures represent data gaps; however, these data gaps are not
considered significant. Based on the information obtained during this
Phase I ESA and general knowledge of development at and near the
Property, the absence of this information did not affect the ability of
the EPs to identify RECs, HRECs, CRECs, or de minimis conditions.

Data Gaps From Interviews:

None.

Other Data Gaps:

The Client did not provide, or contract Stantec to provide, recorded
title records or search results for environmental liens or activity and use
limitations encumbering the Property or in connection with the
Property. These data failures represent data gaps; however, these
data gaps are not considered significant. Based on the information
obtained during this Phase I ESA and general knowledge of
development at and near the Property, the absence of this
information did not affect the ability of the EPs to identify RECs, HRECs,
CRECs, or de minimis conditions.

7.2

CONCLUSIONS

We have performed a Phase I Environmental Site Assessment in conformance with the scope and
limitations of ASTM Practice E1527-13 of 400 2nd Street South, St. Cloud, Minnesota, the Property. Any
exceptions to, or deletions from, this practice are described in Section 2.3 of this report. This
assessment has revealed no evidence of recognized environmental conditions (RECs) in connection
with the Property except for the following:
•

The historical use of the Property as a filling station with multiple USTs with no documented
sampling to determine if contamination occurred during time the tanks were buried.

•

The historical use of adjacent properties with USTs and LUSTs that may have impacted the
Property.

Stantec recommends that a Phase II ESA be conducted at the Property to evaluate if soil and/or
groundwater contamination exist in association with the former historic uses of the Property.
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6.0

CONCLUSIONS, RECOMMENDATIONS, AND LIMITATIONS

Based on soil borings at the Site in October 2020, lithology consists of a layer of asphalt, underlain by
alluvial sediments consisting dominantly of fine to medium grained sand with occasional silt and slity
clay seams to the maximum depths explored of 25 ft bgs. Groundwater encountered at the time of
sampling in October 2020 was observed at approximately 20 ft bgs. Field screening, olfactory, and
visual observation of soil samples did not indicate any obvious impacts to soil from a release petroleum
products or hazardous materials, except as indicated by elevated PID readings and petroleum-like
odor at soil boring B-3 (2-3 ft fbg).
Results of the October 2020 soil investigation indicate the detected concentrations of PAHs and RCRA
metals are below their respective MPCA Tier I/II SRVs and SLVs. GRO was detected in the B-3 2-3 ft bgs
and duplicated sample at concentrations above the MPCA PISC of 100 mg/kg. DRO was detected
in three soil samples at concentrations below the MPCA PISC of 100 mg/kg.

T

Multiple VOCs were detected in soil above their respective laboratory
rator RLs in samples from B-3 2-3 ft
ratory
bgs and FD-1. 1,2,4-Trimethylbenzene and 1,3,5-trimethylbenzene
ene in B-3
B-3 2-3 ft exceeded the Tier 1
Residential SRV.
Ethylbenzene and naphthalene in FD-1
the MPCA SLV.
FD--1 exceeded
FD
excee
1,2,4-Trimethylbenzene and 1,3,5-trimethylbenzene in FD-1 exceeded the Tier 2 Industrial SRV.

AF

Results of the October 2020 groundwater investigation
concentrations
n indicate concentra
concentratio of VOCs, PAHs, and
RCRA metals are below the MDH HRL and the EPA
MCLss and MCLGs. The October 2020 GRO
PA
A M
MCL
groundwater sample results were below the laboratory
detected DRO concentrations
oratory
ory RLs a
and the de
were below the MPCA standard.

D
R

Based on the October 2020 Phase II ESA
results, it appears that the Site has been
A groundwater
oundwater results
impacted by the historical operations at the Site.
recommends that the Site owner report the
e. Stantec recom
reco
release to the MPCA and a copy off this report be submit
submitted to the MPCA. A Site Construction
Contingency Plan should be prepared
ared and submitted
submitt
to the MPCA for review prior to the start of
construction activities.
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