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The City of Vadnais Heights
800 East County Road E
Vadnais Heights, MN 55127

Memorandum:
TO:

Garceau Corner Task Force Members

FROM:

Nolan Wall, Planning/Community Development Director

DATE:

May 29, 2019

SUBJECT:

Meeting #2 Materials for Review

The following items are provided in advance of Meeting #2 for your review:
•
•
•
•
•
•
•

Aerial map
ALTA Survey
Open House Presentation (03.29.17)
TIF Blight Analysis
TIF information sheet – League of MN Cities
Phase I Environmental Site Assessment (05.06.14) – excerpt
Phase II Environmental Site Assessment (04.27.15) – excerpt

Please note that full copies of the environmental documents and additional information are posted on the
City’s website at https://www.cityvadnaisheights.com/624/Garceau-Redevelopment.
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"Garceau Corner" Properties (3.54 Acres)

GARCEAU CORNER
REDEVELOPMENT
OPEN HOUSE PRESENTATION
WEDNESDAY, MARCH 29, 2017
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PRESENTATION OUTLINE
1.

Welcome/Introductions

2.

Background – City of Vadnais Heights

3.

Site Contamination – American Engineering Testing, Inc.

4.

Financial Considerations – Ehlers, Inc.

5.

Traffic Impacts – SEH, Inc.

6.

Public Safety Impacts – Vadnais Heights Fire and Ramsey County Sheriff’s Departments

7.

Planning Process – City of Vadnais Heights

8.

Question and Answer
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BACKGROUND – SUBJECT PROPERTIES
Address

Zoning

Future Land Use

Property
Owner

N/A

R-1

Low Density Res.

City of VH

3429 Centerville Rd.

C-1

Comm.

City of VH

3437 Centerville Rd.

C-1

Comm.

City of VH

3447 Centerville Rd.

R-1

Low Density Res.

Paul Houck

 3.54 acres

 NE Quadrant of Centerville Road/Edgerton
Street intersection (County Roads)
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BACKGROUND – PROPERTY HISTORY
 Spring 2013: City was approached by developer to build a senior
housing project on the site

 Ecumen Developer worked for former owner of Vadnais Market site
 Needed to acquire Garceau site
 Agreement couldn’t be made between two property owners

 Summer 2013: Dave Garceau approached City with funeral home
proposal as potential suitor for site





Required zoning change
Concerns about lack of parking
Development didn’t consider long-term contamination issues
City Council denied request

 Fall 2013: City facilitated a conversation between property
owners, including Paul Houck property
 Parties agreed development more viable together
 Agreement to partner couldn’t be reached

 Spring 2014: Dave Garceau approached City about assistance
with selling the property
 Contamination concerns have eliminated viable buyers
 City agreed to pay for Phase 1 Environmental Assessment
 SEH conducted phase 1, oral history and research of past
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BACKGROUND – PROPERTY HISTORY, cont.
 Summer 2014: Laurentian Monument pursued purchase of the Garceau building
 Would require zoning district change, variance to outdoor storage
 Neighbors concerned about twice weekly deliveries
 Laurentian backed off the purchase

 Fall 2014: City and Dave Garceau agreed to first right of refusal agreement
 City conducted Phase II Environmental Analysis in Spring 2015
 Allowed Garceau to continue try to market the site for sale
 First Right of Refusal gave City ability to buy if not satisfied with development

 Spring 2015: Garceau received offer from Prelude Homes to build Senior Housing Project for $685,000
 Require zoning change and comp. plan amendment
 Residents would sell home items to subsidize rent
 Concerns remained about contamination

 Winter 2015: Vadnais Market foreclosed on

 Offered to City, but City Council declined due to high price
 Bank pursued purchase from Prelude homes, but fell through
 Bank offered to City for $97,000
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BACKGROUND – PROPERTY PURCHASE
 Both properties available at same time
 Enact first right of refusal with Garceau
 City Council concerned contamination not addressed with Prelude Development
 City countered bank with $50,000 offer – accepted

 City purchased Garceau Hardware and Market properties in late 2015
 Redevelopment/clean-up viable if the City could acquire both properties
 Market unlikely to redevelop site
 City stepped in to fix problem

 Purchase, consultant fees, and staff time price = $835,000 investment (approx.)
 Caveat: City would recover the investment and site would be cleaned up
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BACKGROUND – GARCEAU’S HARDWARE
 2.38 acres
 Originally constructed in 1960 (closed 2013)
 Two-level retail/service building
 Addition was added after original construction

 Two accessory buildings
 Both are dilapidated

 City received $2,350 in property taxes from
the site in 2015
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BACKGROUND – MARKET BUILDING
 0.46 acres
 Constructed in 1934
 Three-level multi-use building
 Most recently used as:
 Auto repair/service station (Closed 2012/13)
 Take-out restaurant (Closed 2014)
 Market/convenience store (Closed prior to 2006)

 Auto repair shop no longer permitted use
 City received $550 in property taxes from
the site in 2015
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BACKGROUND – HOUCK PROPERTY
 0.41 acres
 Constructed in 1900 (according to County)
 Single-family residence w/ detached garage
 Rental property

 Property owner is a willing participant in any
potential redevelopment project
 Property owner will pay $335 to the City in
property taxes in 2017

3/29/2017
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BACKGROUND – DRAINAGE PROPERTY
 0.29 acres
 Undeveloped parcel
 Northern boundary of redevelopment site
 Serves as drainage channel
 Any redevelopment would accommodate
existing drainage pattern
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BACKGROUND – CITY OWNS PROPERTY
 Community Engagement

 Community survey (400 residents)
o Results provided to the right

 Community newsletter (Winter 2015/16)
o Solicited feedback – received minimal response

 Hard to engage community without project
o Need to see, touch, and feel

 Restaurant and Park were top feedback
o Concerns about Park across street that never gets used

 City controls site development

 We own the land and can dictate final project
 Consider what the market will produce
o Can’t force business that won’t work

 TIF Agreement

 Gives more control of site development
 Gives flexibility in pay back
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BACKGROUND – DEVELOPER ROUNDTABLE
 City hosted Developer Roundtable to give opinion on many sites in Vadnais Heights
 Dominium – Specializes in Senior/Market Rate Housing (The Legends in SA , Schmidt Brewery in STP)
 Doran Companies – Commercial Developer specializing in commercial properties and MF housing
 United Properties – Retail Development experts

 Roundtable thoughts on Garceau site:
 Site’s size and setting make it an attractive opportunity for redevelopment
 Most feasible use for property is housing – particularly well-suited for multi-family senior housing
 For general occupancy multi‐family housing, it may be a bit too far from the “action” and is not walkable
to many amenities – both of which are desired by general occupancy renters
 Low traffic counts and visibility mean the property is not a feasible commercial site
 Developers agreed that site is very unlikely to develop as a restaurant citing challenges related to low
traffic counts and visibility
 Environmental clean-up isn’t a deterrent from redevelopment (will need City assistance)
3/29/2017
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BACKGROUND - RESTAURANT IDEA
 City solicited feedback from established restaurateur
 Significant public interest in concept

 Tony Patterson, Restaurateur

 Clive’s Roadhouse (Champlain, Burnsville, Blaine)

 Restaurant will be challenged to succeed

 No immediate lunch crowd in area M-F
 Need to market hard to get business crowd to skip Saks,
Mad Jacks and Jimmy’s
 Traffic counts don’t suggest large dinner crowd
 Likely a repeat crowd given low traffic counts so only 1 or 2
shots to win over customers before they move on
 Late night noise conflicts with neighborhood complaints
 Operator needs deep pockets to survive lull in getting
word out about business
 Diverse neighborhood makes it difficult to set price points

 Better suited for residential development
3/29/2017
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BACKGROUND – SENIOR HOUSING
 City initially considered affordable senior housing project on the site – based on developer feedback
 Two developers were eager to pursue a project on the site:
 Dominium
 Blackhawk Development

 Both projects needed to pursue federal tax credits and need City Council approval to move forward
 Tax credits allow developer to build higher quality development that will attract quality tenants

 City Council members visited the Legends in St. Anthony, Dominium Project
 Used similar tax credits
 55+ residential housing, 145 units, 4-story facility
 High quality amenities and features

 City Council became concerned with over saturation of senior housing market

 Gable Pines in Vadnais Heights, Little Canada(Rice/694), Shoreview (Hodgsen/Tanglewood), Two White Bear
Lake projects (96/Centerville; Hwy 61/Cedar)

 City Council was also concerned about 4 stories and preferred 3-story option if available
3/29/2017
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BACKGROUND – LUXURY APARTMENT
 City Council decided to pursue a higher-end apartment project
 Vadnais Heights has zero luxury apartment options in community
 Only luxury option nearby is Boatworks Commons in WBL

 Beard Group liked the site (has since withdrawn project)

Built similar projects in Osseo, Hopkins and Victoria
106-unit, 3-story building
Rents in the $950 for studio – $2,300 for two-bedroom range
40% baby boomers, 40% millennials, 20% everyone else
In-Unit Amenities include: stainless steel appliances, granite
countertops, open floor plans, front loading W/D, walk-in closets,
HVAC controls, balconies
 Building Amenities include: heated underground garage, club
quality exercise room, business center with fireplace and free wifi,
hotel style lobby, coffee bar, dog park, dog wash station, bike repair
station, wall mounted bike racks in underground parking, outside
recreation area with fire pits, gas grills, outdoor patio seating
 Extensive landscaping plan to ensure buffering and contrast on site
 Provide lakeside trail from intersection up Edgerton to Park and
sidewalk along Centerville Road
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BACKGROUND – GRANT AWARDS
 City obtained approximately $950,000 in clean-up/demolition grant awards

 Minnesota Department of Employment and Economic Development (DEED) – Contamination Cleanup Grant
 Metropolitan Council – Tax Base Revitalization Account
 Ramsey County – Environment Relief Fund

 DEED/Met Council grants awarded based on high-density residential concept plan

 145-unit, 4-story senior housing development – based on developer interest at the time
 In order to apply for grants, a project needed to be identified. Developers agreed senior housing was likely the best use for the site.

 Grants awards are focused on economic development and redevelopment

 Expectation is that a highly-valued project will be constructed
 Granting agencies indicated a change to smaller 106-unit luxury apartment would not be an issue.

 DEED grant award requires an eligible project be near final approval by December 31, 2017
 Approximately $700,000
 With no project moving forward, the tight timeline makes it’s unlikely we can keep the grants

 Redevelopment w/out the grants will be challenging

 Due to the high cost of clean-up – dependent on building locations
 Requires additional city funds or longer TIF subsidy (maybe)
 Grants can always be resubmitted but no guarantee we will be successful or funding will be available
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SITE CONTAMINATION – INVESTIGATION
 Phase I Environmental Site Assessment

 Closed petroleum release at former Vadnais Heights Muffler Shop
o Soil and groundwater impacted by gasoline release

 Western 1/3 of site was filled with demolition debris

 Phase II Environmental Site Assessment

 Test pits – visual observations of buried debris
 Soil borings – soil and groundwater sampled and analyzed
 Soil gas samples collected and analyzed

 Asbestos/Regulated Materials Inspection

 Asbestos in floor tile in Vadnais Market, miscellaneous regulated materials in all buildings

 Response Action Plan (RAP)






Limit impacted soil/fill removal to extent possible, leaving debris buried on site
Removed materials would need to be hauled from site and disposed
Groundwater needs to be treated /disposed if dewatering necessary during construction
Vapor mitigation necessary under building
Storm water not allowed to infiltrate at site

3/29/2017
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SITE CONTAMINATION – SOILS
 Demolition debris to 17’ deep along west
side
 Elevated organic hydrocarbons associated
with debris (PAHs, BAP-equivalent)
 Asbestos present within the demolition
debris
 Petroleum impacts to soil around old gas
station

3/29/2017
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SITE CONTAMINATION – GROUNDWATER
 Elevated organic hydrocarbons associated
with debris (PAHs, BAP-equivalent)
 Elevated arsenic in groundwater on site
 Petroleum contamination in groundwater
around old gas station

3/29/2017
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SITE CONTAMINATION – SOIL VAPORS
 Elevated petroleum volatile organic
compounds in soil gas near old gas station
 Solvent compounds in soil gas over entire
site

3/29/2017
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FINANCIAL CONSIDERATIONS
 Financial Objectives:
 Find a reuse for the site this is feasible from a market perspective
 Reuse alternative should help recover City investment and pay for clean-up
 Project should be of high quality and enhance the City’s tax base long-term

 Conclusion: Luxury Rental Housing Best Meets the Objectives







Developers feel there is a market for this product type
Maximizes the potential Tax Increment Financing (TIF) – Major City Tool
Yields the highest potential resale price for the property
Provides for access to the $950,000 grant award for clean-up
Best long-term tax base growth
Would produce $65,000 annually in property taxes to the City after TIF expiration

3/29/2017
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FINANCIAL CONSIDERATIONS, cont…
 Tax Increment Financing (TIF)
 Tool that allows for capture and
use of increased taxes from new
development
 Within a defined geographic area
 No approval from other taxing
jurisdictions
 2015 taxes put base at $46,000
 $314,000 is new development
 Captured tax capacity is $268,000
to pay for costs associated
with project and land

3/29/2017
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FINANCIAL CONSIDERATIONS, cont…
 TIF Potential – Garceau/Market
End Use

Units / Sq. ft.

Total TIF Capture
(Present Value)

Townhouses

25

$580,849

Luxury Rental

106

$3,187,605

Commercial

15,000

$283,958

3/29/2017
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FINANCIAL CONSIDERATIONS, cont…
Uses

 Gap Analysis

Land Assembly Environmental
(City's Cost)
Clean Up

End Use

Units / Sq. ft.

Total

Townhouses

25

$830,000

$950,000

$1,780,000

Luxury Rental

106

$830,000

$950,000

$1,780,000

Commercial

15,000

$830,000

$950,000

$1,780,000

Sources
End Use

Total Developer
Price for Land

Grants

Total TIF Capture
(Present Value)

(Less) TIF for
Project

Total

Excess or
(Gap)

Townhouses

$250,000

$0

$580,849

$0

$830,849

($949,151)

Luxury Rental

$1,272,000

$950,000

$3,187,605

($2,724,129)

$2,685,476

$905,476

Commercial

$989,683

$0

$283,958

$0

$1,273,641

($506,359)
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FINANCIAL CONSIDERATIONS, cont…
 Long-term Tax Base Growth
End Use

Units / Sq. ft.

Total Valuation

Base Value1

Townhouses

25

$6,250,000

$981,100

% Increase in
Property Value
537%

Luxury Rental

106

$19,080,000

$981,100

1845%

Commercial

15,000

$3,000,000

$981,100

206%

1

Per county website

2

Assuming preliminary pay 2017 tax rate

3/29/2017

Development Valuation

Annual Property Taxes2
End Use

Units / Sq. ft.

Total

City Portion

Townhouses

25

$80,075

$15,999

Luxury Rental

106

$313,744

$64,877

Commercial

15,000

$109,580

$10,374
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TRAFFIC
 Existing daily traffic volume
 Centerville Road = 4,250
 Edgerton Street = 2,600

 Daily traffic volume limits for a 2-lane road
 9,000 – 12,000

 Estimated traffic volume for 106 apartments
 Daily = 705 (353 in/352 out)
 AM peak hour = 54 (11 in/43 out)
 PM peak hour = 66 (43 in/23 out)

 Developments generating less than 100 vehicle peak hour trips entering or exiting, generally
do not require a traffic study

3/29/2017
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TRAFFIC, cont…
Traffic Generation Comparison

Trips
Use

Units

Size

AM Peak

Daily

PM Peak

In

Out

Total

In

Out

Total

Apartments

Dwelling Units

106

705

11

43

54

43

23

66

Single Family Houses*

Dwelling Units

15

143

3

8

11

10

5

15

Townhomes**

Dwelling Units

28

163

2

10

12

10

5

15

Senior Housing

Dwelling Units

106

365

7

14

21

15

12

27

Medical/Dental Office***

1,000 Square Feet

45

1,626

85

23

108

45

116

161

General Office***

1,000 Square Feet

45

496

62

8

70

11

56

67

General Office

1,000 Square Feet

15

165

20

3

23

4

18

22

Quality Restaurant****

1,000 Square Feet

9

810

6

1

7

45

22

67

Shopping Center***

1,000 Square Feet

45

1,922

27

16

43

80

87

167

3/29/2017
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PUBLIC SAFETY – VHFD
 VHFD compiled emergency response data from
4 multi-family complexes in the City for 2016

Units

Total Calls

Willow Ridge
1255 Co. Rd. D

47

4

 Modern multi-family buildings built using the
latest building/fire codes are safer

Shadowlawn Estates
1175 Co. Rd. D

113

20

 Fire sprinkler/alarm systems aid in the early
notification and control of any potential fire

Northwood Villa Apts.
801 Co. Rd. D

204

23

Highcrest Apts.
1053 Co. Rd. D

102

42

 Collected data from other cities on high-end
multi-family buildings for comparison
 Low call volumes are associated with high-end,
well-maintained buildings

 High-end multi-family buildings that are well
maintained and managed can be an asset to the
community

Complex/Address

 Tenant demographics are factors in low call
volumes

3/29/2017
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PUBLIC SAFETY – RCSO
 Sheriff’s Department provided calls for
service to the same complexes
 Size of the complex does not always have a
direct correlation to calls for service
 Driven by internal and external factors

 External factors include:

 Crimes of opportunity due to building design
 Location
 Engineered crime prevention implementation

 Internal factors include:

 Rental and background policies
 Property management engagement

3/29/2017

Complex/Address

Units

Total Calls

Willow Ridge
1255 Co. Rd. D Cir. E.

47

29

Shadowlawn Estates
1175 Co. Rd. D

113

89

Northwood Villa Apts.
801 Co. Rd. D

204

127

Highcrest Apts.
1053 Co. Rd. D

102

305

*removed assist fire/medical, traffic, and generic calls
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PLANNING PROCESS
 Approval of proposed Comprehensive Plan amendment does not approve any potential development
 Comprehensive Plan can be amended at any time depending on a potential development scenario

 Amendment is required for further consideration of any high-density residential development
 If the City and Metropolitan Council approve the proposed amendment, the approval process for any
potential high-density residential development will include:








Open House
Preliminary Development Agreement
Business Subsidy Application and negotiation
Tax Increment Financing Plan
Preliminary/Final Plat, Rezoning, Site Plan, Special Use Permit
Property Purchase Agreement
Development Agreement

 Stakeholder engagement and public input/feedback will be required
3/29/2017
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PLANNING PROCESS, cont…
 Complicated site with many constraints for future redevelopment
 Redevelopment is challenging
 Process comes with risk and difficult policy decisions

 Few undeveloped properties remain in the community
 Redevelopment is likeliest form of future economic development to ensure growing tax base

 The City is the property owner
 Charged with finding a solution that facilitates clean-up and revitalizes the site

 Successful outcome requires:
 Collective vision for the site based on market factors
 Capable development partner

3/29/2017
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MOVING FORWARD
 City continues to believe the real estate market will never redevelop this site on it’s own
 Certainly not a development that meets the standards of the community
 The buildings are in severe disrepair and something will eventually need to happen on the site

 If the City were to make the site a park with amenities, the funding used to purchase the site will
need to be repaid. The site could be demoed and left, but we would lose the ability to utilize a
Redevelopment TIF district, a valuable/flexible tool in redevelopment.
 City will actively engage neighbors moving forward
 City set up webpage to communicate history and new information regarding Garceau Corner site
 www.cityvadnaisheights.com/garceau

 If you know potential project partners who might have ideas for the site – send them our way
 What ideas do you as the neighbors have for the site?
3/29/2017
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QUESTIONS
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March 14, 2018

Nolan Wall
Planning / Community Development Director
City of Vadnais Heights
800 East County Road E
Vadnais Heights, Minnesota 55127
TIF ANALYSIS FINDINGS FOR GARCEAU CORNER, VADNAIS HEIGHTS, MINNESOTA
LHB was hired to inspect the Garceau Building at 3429 Centerville Road, an Auto Shop /
Restaurant at 3437 Centerville Road, and a Residential building at 3447 Centerville Road, in Vadnais
Heights, Minnesota, in order to determine if they meet the definition of “Substandard” as defined by
Minnesota Statutes, Section 469.174, subdivision 10. The building parcels may potentially be part of
a future Redevelopment TIF District, so will need to be compliant with all of the statutes pertaining
to a Redevelopment District.
The parcels are located at the at the Northeast corner of Centerville Road and Edgerton Street (see
Diagram 1).

Diagram 1

TIF Analysis Findings for Garceau Corner, Vadnais Heights, Minnesota
Date: March 14, 2018
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CONCLUSION
After inspecting and evaluating the buildings on January 25, 2018 and applying current statutory criteria for a
Redevelopment District under Minnesota Statutes, Section 469.174, Subdivision 10, it is our professional opinion that
the buildings qualify as substandard.
The remainder of this letter and attachments describe our process and findings in detail.
MINNESOTA STATUTE 469.174, SUBDIVISION 10 REQUIREMENTS
The property was inspected in accordance with the following requirements under Minnesota Statutes, Section
469.174, Subdivision 10(c), which states:
Interior Inspection
“The municipality may not make such determination [that the building is structurally substandard] without
an interior inspection of the property...”
Exterior Inspection and Other Means
“An interior inspection of the property is not required, if the municipality finds that
(1) the municipality or authority is unable to gain access to the property after using its best efforts to
obtain permission from the party that owns or controls the property; and
(2) the evidence otherwise supports a reasonable conclusion that the building is structurally
substandard.”
Documentation
“Written documentation of the findings and reasons why an interior inspection was not conducted must be
made and retained under section 469.175, subdivision 3(1).”
Qualification Requirements
Minnesota Statutes, Section 469.174, Subdivision 10 (a) (1) requires two tests for occupied parcels:
1. Coverage Test
…“parcels consisting of 70 percent of the area of the district are occupied by buildings, streets,
utilities, or paved or gravel parking lots”
The coverage required by the parcel to be considered occupied is defined under Minnesota Statutes,
Section 469.174, Subdivision 10(e), which states: “For purposes of this subdivision, a parcel is not occupied
by buildings, streets, utilities, paved or gravel parking lots, or other similar structures unless 15 percent of
the area of the parcel contains buildings, streets, utilities, paved or gravel parking lots, or other similar
structures.”
The LHB team reviewed the following parcels:
Garceau Building: 323022130055 (3429 Centerville Rd):
• The parcel is approximately 103,672 square feet and is 66 percent covered by buildings, parking
lots or other improvements.
Auto Shop and Restaurant: 323022130054 (3437 Centerville Rd):
• The parcel is approximately 20,037 square feet and is 89 percent covered by buildings, parking
lots or other improvements.
Residential Building: 323022130007 (3447 Centerville Rd):
• The parcel is approximately 17,859 square feet and is 28 percent covered by buildings, parking
lots or other improvements.

TIF Analysis Findings for Garceau Corner, Vadnais Heights, Minnesota
Date: March 14, 2018
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Findings:
The parcels are covered by buildings, parking lots or other improvements, exceeding the 15 percent parcel
requirement.
2. Condition of Buildings Test
Minnesota Statutes, Section 469.174, Subdivision 10(a) states, “…and more than 50 percent of the
buildings, not including outbuildings, are structurally substandard to a degree requiring substantial
renovation or clearance;”
a.

Structurally substandard is defined under Minnesota Statutes, Section 469.174, Subdivision 10(b),
which states: “For purposes of this subdivision, ‘structurally substandard’ shall mean containing
defects in structural elements or a combination of deficiencies in essential utilities and facilities,
light and ventilation, fire protection including adequate egress, layout and condition of interior
partitions, or similar factors, which defects or deficiencies are of sufficient total significance to
justify substantial renovation or clearance.”
i.

We do not count energy code deficiencies toward the thresholds required by Minnesota
Statutes, Section 469.174, Subdivision 10(b)) defined as “structurally substandard”, due to
concerns expressed by the State of Minnesota Court of Appeals in the Walser Auto
Sales, Inc. vs. City of Richfield case filed November 13, 2001.

Findings:
The Garceau Building at 3429 Centerville Road, Auto Shop / Restaurant at 3437 Centerville
Road, and Residential building at 3447 Centerville Road exceed the criteria required to be
determined substandard buildings (see the attached Building Code, Condition Deficiency and
Context Analysis Reports).
b. Buildings are not eligible to be considered structurally substandard unless they meet certain
additional criteria, as set forth in Subdivision 10(c) which states:
“A building is not structurally substandard if it is in compliance with the building code applicable
to new buildings or could be modified to satisfy the building code at a cost of less than 15
percent of the cost of constructing a new structure of the same square footage and type on the
site. The municipality may find that a building is not disqualified as structurally substandard
under the preceding sentence on the basis of reasonably available evidence, such as the size,
type, and age of the building, the average cost of plumbing, electrical, or structural repairs, or
other similar reliable evidence.”
“Items of evidence that support such a conclusion [that the building is not disqualified] include
recent fire or police inspections, on-site property tax appraisals or housing inspections, exterior
evidence of deterioration, or other similar reliable evidence.”
LHB counts energy code deficiencies toward the 15 percent code threshold required by Minnesota
Statutes, Section 469.174, Subdivision 10(c)) for the following reasons:
•
•

The Minnesota energy code is one of ten building code areas highlighted by the
Minnesota Department of Labor and Industry website where minimum construction
standards are required by law.
Chapter 13 of the 2015 Minnesota Building Code states, “Buildings shall be designed and
constructed in accordance with the International Energy Conservation Code.” Furthermore,
Minnesota Rules, Chapter 1305.0021 Subpart 9 states, “References to the International
Energy Conservation Code in this code mean the Minnesota Energy Code…”

TIF Analysis Findings for Garceau Corner, Vadnais Heights, Minnesota
Date: March 14, 2018

•
•
•

•
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Chapter 11 of the 2015 Minnesota Residential Code incorporates Minnesota Rules,
Chapters, 1322 and 1323 Minnesota Energy Code.
The Senior Building Code Representative for the Construction Codes and Licensing
Division of the Minnesota Department of Labor and Industry confirmed that the
Minnesota Energy Code is being enforced throughout the State of Minnesota.
In a January 2002 report to the Minnesota Legislature, the Management Analysis
Division of the Minnesota Department of Administration confirmed that the
construction cost of new buildings complying with the Minnesota Energy Code is
higher than buildings built prior to the enactment of the code.
Proper TIF analysis requires a comparison between the replacement value of a new
building built under current code standards with the repairs that would be necessary
to bring the existing building up to current code standards. In order for an equal
comparison to be made, all applicable code chapters should be applied to both
scenarios. Since current construction estimating software automatically applies the
construction cost of complying with the Minnesota Energy Code, energy code
deficiencies should also be identified in the existing structures.

Findings:
The buildings have code deficiencies exceeding the 15 percent building code deficiency criteria
required to be determined substandard (see the attached Building Code, Condition Deficiency
and Context Analysis Reports).
TEAM CREDENTIALS
Michael A. Fischer, AIA, LEED AP - Project Principal/TIF Analyst
Michael has 30 years of experience as project principal, project manager, project designer and project
architect on planning, urban design, educational, commercial and governmental projects. He has become
an expert on Tax Increment Finance District analysis assisting over 100 cities with strategic planning for
TIF Districts. He is an Architectural Principal at LHB and currently leads the Minneapolis office.
Michael completed a two-year Bush Fellowship, studying at MIT and Harvard in 1999, earning Masters
degrees in City Planning and Real Estate Development from MIT. He has served on more than 50
committees, boards and community task forces, including a term as a City Council President and as Chair
of a Metropolitan Planning Organization. Most recently, he served as Chair of the Edina, Minnesota
planning commission and is currently a member of the Edina city council. Michael has also managed and
designed several award-winning architectural projects, and was one of four architects in the Country to
receive the AIA Young Architects Citation in 1997.
Philip Waugh – Project Manager/TIF Analyst
Philip is a project manager with 13 years of experience in historic preservation, building investigations,
material research, and construction methods. He previously worked as a historic preservationist and also
served as the preservation specialist at the St. Paul Heritage Preservation Commission. Currently, Philip sits
on the Board of Directors for the Preservation Alliance of Minnesota. His current responsibilities include
project management of historic preservation projects, performing building condition surveys and analysis,
TIF analysis, writing preservation specifications, historic design reviews, writing Historic Preservation Tax
Credit applications, preservation planning, and grant writing.
Phil Fisher – Inspector
For 35 years, Phil Fisher worked in the field of Building Operations in Minnesota including White Bear Lake
Area Schools. At the University of Minnesota he earned his Bachelor of Science in Industrial Technology.
He is a Certified Playground Safety Inspector, Certified Plant Engineer, and is trained in Minnesota Enterprise
Real Properties (MERP) Facility Condition Assessment (FCA). His FCA training was recently applied to the
Minnesota Department of Natural Resources Facilities Condition Assessment project involving over 2,000
buildings.
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Attachments
We have attached Building Code, Condition Deficiency and Context Analysis Reports, Replacement
Cost Reports, Code Deficiency Reports, and thumbnail photo sheets of the buildings.
Please contact me at (612) 752-6920 if you have any questions.
LHB INC.

MICHAEL A. FISCHER, AIA, LEED AP
SENIOR VICE PRESIDENT
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Garceau Corner Redevelopment TIF Analysis
Building Code, Condition Deficiency and Context Analysis Report
March 5, 2018
Building Name:

Garceau Building

Address:

3429 Centerville Rd Vadnais Heights, MN 55127

Parcel ID

323022130055

Inspection Date(s) & Time(s):

January 25, 2018 9:30 am

Inspection Type:

Interior and Exterior

Summary of Deficiencies:

It is our professional opinion that this building is Substandard
because:
- Substantial renovation is required to correct Conditions found.
- Building Code deficiencies total more than 15% of
replacement cost, NOT including energy code deficiencies.

Estimated Replacement Cost:

$1,287,184

Estimated Cost to Correct Building Code Deficiencies:
Percentage of Replacement Cost for Building Code Deficiencies:

$235,543
18.30%

Defects in Structural Elements
1. Steel lintels are rusting and should be protected per code.
2. Interior basement block walls are separating from first floor.
Combination of Deficiencies
1. Essential Utilities and Facilities
a. Thresholds do not comply with ADA code for maximum height.
b. Restroom does not comply with ADA code.
c. There is no ADA compliant transaction counter.
d. There is no potable water connection to the building.
e. Door hardware is not ADA code compliant.
f. There is no ADA code required drinking fountain.
2. Light and Ventilation
a. HVAC system does not comply with mechanical/building code.
b. Circuit breaker panels are damaged and do not comply with code.
c. There is no electrical connection to the building.
3. Fire Protection/Adequate Egress
a. Carpeting is stained.
b. Flooring material is damaged/missing causing an impediment to emergency egress, contrary
to code.
Garceau Corner Redevelopment TIF Analysis
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Building Report
Garceau Building

c.
d.
e.
f.
g.
h.
i.

Basement stairs do not have a code required handrail.
Basement stair is not enclosed as required by code.
Emergency lighting does not comply with code.
Smoke detectors are not code compliant.
The emergency notification system is not code compliant.
Vertical handrailing supports do not comply with code for proper spacing.
The fire sprinkler system has been disabled and is not code compliant.

4. Layout and Condition of Interior Partitions/Materials
a. Ceiling tile is stained, indicative of water intrusion from roofing material.
b. Concrete block walls are effervescing, which is indicative of water intrusion, contrary to code.
c. There is mold on interior walls.
d. Interior walls are damaged and should be repaired.
e. Steel door frames are rusting and should be repaired/repainted.
5. Exterior Construction
a. Brick veneer is cracked and damaged allowing for water intrusion, contrary to code.
b. Caulking is cracked and missing allowing for water intrusion, contrary to code.
c. Windows are missing, allowing for water intrusion, contrary to code.
d. There is graffiti on the west exterior wall that should be removed per city code.
e. Concrete block walls are cracked, allowing for water intrusion, contrary to code.
Description of Code Deficiencies
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.

Steel lintels are rusting and should be protected per code.
Thresholds should be modified to comply with code for maximum height.
The restroom should be modified to comply with ADA code.
An ADA code compliant transaction counter should be installed.
Door hardware is not ADA code complaint.
A code required drinking fountain should be installed.
The HVAC system should be replaced to comply with mechanical/building code.
Damaged circuit breaker panels should be replaced per code.
Damaged flooring material should be replaced to create an unimpeded means of egress per code.
Code required second handrails should be installed on three sets of stairs.
There are two sets of stairs that are not enclosed as required by code.
Code compliant emergency lighting should be installed.
Code compliant smoke detectors should be installed.
Code compliant emergency notification system should be installed.
The current building sprinkler system should be made code compliant by connecting to water.
Vertical handrailing supports should be modified to comply with code for proper spacing.
Roofing material should be replaced to prevent water intrusion per code.
Concrete block walls should be sealed to prevent water intrusion per code.
Brick veneer should be repaired to prevent water intrusion per code.
Caulking should be removed/replaced to prevent water intrusion per code.
Windows should be replaced to prevent water intrusion per code.
Graffiti should be removed per city code.
Exterior concrete block walls should be repaired to prevent water intrusion per code.
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Overview of Deficiencies
This building was recently used as a hardware store and has been closed for several years. The exterior brick
and block work of the building shows signs of cracking which is indicative of differential settlement. The
roof needs to be replaced to prevent water intrusion per code. The building does have a sprinkler system, but
there are no code required smoke detectors, emergency notification system or operable emergency lighting.
Interior surfaces should be repaired and or replaced. There is graffiti on the west exterior walls that should
be removed. Power and water have been terminated from the building.
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Garceau Corner Redevelopment TIF Analysis
Replacement Cost Report

Building Type:
Location:
Story Count:
Story Height (L.F.):

Square Foot Cost Estimate Report
Garceau Hardware Store
City of Vadnais Heights
3429 Centerville Road , Vadnais Heights ,
Minnesota , 55127
Store, Retail with Brick Veneer / Reinforced
Concrete
VADNAIS HEIGHTS, MN
1
14

Floor Area (S.F.):
Labor Type:
Basement Included:
Data Release:
Cost Per Square Foot:
Building Cost:

7900
OPN
Yes
Year 2018
$162.93
$1,287,184.70

Estimate Name:

A Substructure
A1010

A1030
A2010

A2020

B Shell
B1010

B1020

B2010

B2020

Date:

2/5/2018

Costs are derived from a building model with basic components.
Scope differences and market conditions can cause costs to vary significantly.

% of Total Cost Per S.F.
16.96%
25.12
Standard Foundations
4.28
Strip footing, concrete, reinforced, load 11.1 KLF, soil bearing capacity 6
1.84
KSF, 12" deep x 24" wide
Spread footings, 3000 PSI concrete, load 100K, soil bearing capacity 6
2.44
KSF, 4' ‐ 6" square x 15" deep
Slab on Grade
5.57
5.57
Slab on grade, 4" thick, non industrial, reinforced
Basement Excavation
3.79
Excavate and fill, 10,000 SF, 8' deep, sand, gravel, or common earth, on
3.79
site storage
Basement Walls
11.48
Foundation wall, CIP, 12' wall height, pumped, .444 CY/LF, 21.59 PLF, 12"
11.48
thick
48.83%
72.34
Floor Construction
22.67
Cast‐in‐place concrete column, 12" square, tied, 200K load, 12' story
5.65
height, 142 lbs/LF, 4000PSI
Cast‐in‐place concrete column, 12", square, tied, minimum reinforcing,
2.90
150K load, 10'‐14' story height, 135 lbs/LF, 4000PSI
Flat slab, concrete, with drop panels, 6" slab/2.5" panel, 12" column,
14.12
15'x15' bay, 75 PSF superimposed load, 153 PSF total load
Roof Construction
15.95
Roof, concrete, beam and slab, 25'x25' bay, 40 PSF superimposed load,
15.95
20" deep beam, 9" slab, 152 PSF total load
Exterior Walls
21.75
Brick wall, composite double wythe, standard face/CMU back‐up, 8"
21.75
thick, perlite core fill, 3" XPS
Exterior Windows
2.31
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Cost
198,497.18
33,829.08
14,522.58
19,306.50
44,015.96
44,015.96
29,977.50
29,977.50
90,674.64
90,674.64
571,429.54
179,105.77
44,647.17
22,909.02
111,549.58
125,996.71
125,996.71
171,824.81
171,824.81
18,224.79

Replacement Cost Report
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B2030

B3010

B3020

C Interiors
C1010

C1020

C1030
C3010

C3020
C3030

D Services
D2010

D2020

Aluminum flush tube frame, for 1/4"glass,1‐3/4"x4", 5'x6' opening, no
intermediate horizontals
Glazing panel, insulating, 1/2" thick, 2 lites 1/8" float glass, clear
Exterior Doors
Door, aluminum & glass, without transom, bronze finish, hardware, 3'‐0"
x 7'‐0" opening
Door, steel 18 gauge, hollow metal, 1 door with frame, no label, 3'‐0" x 7'‐
0" opening
Roof Coverings
Roofing, single ply membrane, EPDM, 60 mils, loosely laid, stone ballast
Insulation, rigid, roof deck, extruded polystyrene, 40 PSI compressive
strength, 4" thick, R20
Roof edges, aluminum, duranodic, .050" thick, 6" face
Gravel stop, aluminum, extruded, 4", mill finish, .050" thick
Roof Openings
Roof hatch, with curb, 1" fiberglass insulation, 2'‐6" x 3'‐0", galvanized
steel, 165 lbs
10.36%
Partitions
Metal partition, 5/8"fire rated gypsum board face, no base,3 ‐5/8" @ 24"
OC framing, same opposite face, no insulation
Gypsum board, 1 face only, exterior sheathing, fire resistant, 5/8"
Add for the following: taping and finishing
Interior Doors
Door, single leaf, kd steel frame, hollow metal, commercial quality, flush,
3'‐0" x 7'‐0" x 1‐3/8"
Fittings
Toilet partitions, cubicles, ceiling hung, stainless steel
Wall Finishes
Painting, interior on plaster and drywall, walls & ceilings, roller work,
primer & 2 coats
Painting, interior on plaster and drywall, walls & ceilings, roller work,
primer & 2 coats
Ceramic tile, thin set, 4‐1/4" x 4‐1/4"
Floor Finishes
Vinyl, composition tile, maximum
Ceiling Finishes
Acoustic ceilings, 3/4"mineral fiber, 12" x 12" tile, concealed 2" bar &
channel grid, suspended support
23.85%
Plumbing Fixtures
Water closet, vitreous china, tank type, 2 piece close coupled
Urinal, vitreous china, wall hung
Lavatory w/trim, vanity top, PE on CI, 20" x 18"
Service sink w/trim, PE on CI,wall hung w/rim guard, 24" x 20"
Water cooler, electric, wall hung, dual height, 14.3 GPH
Domestic Water Distribution
Gas fired water heater, commercial, 100< F rise, 500 MBH input, 480 GPH
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0.18
2.13
1.68

1,386.21
16,838.58
13,273.54

1.33

10,482.75

0.35
7.83

2,790.79
61,821.87

1.70

13,429.92

4.30
1.28
0.55
0.15

33,988.80
10,073.32
4,329.83
1,182.05

0.15
15.33
1.63

1,182.05
121,174.49
12,885.44

0.74
0.54
0.35
2.03

5,811.19
4,289.83
2,784.43
16,020.78

2.03
0.19
0.19
1.00

16,020.78
1,533.12
1,533.12
7,926.72

0.48

3,767.52

0.26
0.26
3.03
3.03
7.45

2,084.27
2,074.93
23,920.88
23,920.88
58,887.55

7.45
35.33
2.07
0.36
0.17
0.32
0.92
0.30
3.44

58,887.55
279,066.70
16,349.53
2,832.73
1,342.79
2,501.31
7,274.96
2,397.74
27,209.40

3.44

27,209.40

Replacement Cost Report
Garceau Building

D2040

D3050

D4010
D4020
D5010

D5020

Rain Water Drainage
Roof drain, CI, soil,single hub, 4" diam, 10' high
Roof drain, CI, soil,single hub, 4" diam, for each additional foot add
Terminal & Package Units
Rooftop, single zone, air conditioner, department stores, 10,000 SF, 29.17
ton
Sprinklers
Wet pipe sprinkler systems, steel, ordinary hazard, 1 floor, 10,000 SF
Standpipes
Wet standpipe risers, class III, steel, black, sch 40, 4" diam pipe, 1 floor
Electrical Service/Distribution
Overhead service installation, includes breakers, metering, 20' conduit &
wire, 3 phase, 4 wire, 120/208 V, 400 A

1.55
1.40
0.15
8.27

12,236.24
11,069.85
1,166.39
65,335.92

8.27
4.52
4.52
1.12
1.12
2.72

65,335.92
35,702.15
35,702.15
8,823.98
8,823.98
21,490.40

0.69

5,431.90

Feeder installation 600 V, including RGS conduit and XHHW wire, 400 A
Switchgear installation, incl switchboard, panels & circuit breaker,
120/208 V, 3 phase, 400 A
Lighting and Branch Wiring

0.56

4,443.30

1.47
9.98

11,615.20
78,836.58

2.58
0.36
0.74

20,405.07
2,866.44
5,844.45

6.29
1.66

49,720.63
13,082.50

0.90

7,079.78

0.76
0
0
0
0

6,002.72
0
0
0
0

$148.12
$14.81
$0.00
$0.00
$162.93

$1,170,167.91
$117,016.79
$0.00
$0.00
$1,287,184.70

Receptacles incl plate, box, conduit, wire, 8 per 1000 SF, .9 watts per SF
Miscellaneous power, 1.5 watts
Central air conditioning power, 4 watts
Fluorescent fixtures recess mounted in ceiling, 1.6 watt per SF, 40 FC, 10
fixtures @32watt per 1000 SF
D5030
Communications and Security
Communication and alarm systems, fire detection, addressable, 25
detectors, includes outlets, boxes, conduit and wire
Fire alarm command center, addressable without voice, excl. wire &
conduit
0%
E Equipment & Furnishings
E1090
Other Equipment
0%
F Special Construction
0%
G Building Sitework

100%
10.00%
0.00%
0.00%

SubTotal
Contractor Fees (General Conditions,Overhead,Profit)
Architectural Fees
User Fees
Total Building Cost
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Garceau Corner Redevelopment TIF Analysis
Code Deficiency Cost Report
3429 Centerville Rd, Vadnais Heights, MN 55127 - PID 323022130055
Garceau Building
Code Related Cost Items

Unit Cost

Units

Unit
Quantity

SF

7900

$

7,505.00

Lump

1

$

1,500.00

Total

Accessibility Items
Restroom
Restroom should be modified to comply with ADA code
Transaction Counter
Install code compliant transaction counter
Door Hardware
Install code compliant door hardware
Drinking Fountain
Install code required drinking fountain

$

0.95

$ 1,500.00
$

250.00

EA

10

$

2,500.00

$

0.30

SF

7900

$

2,370.00

$

400.00

Lump

1

$

400.00

$

0.45

SF

7900

$

3,555.00

$

100.00

EA

4

$

400.00

$

3.03

SF

7900

$

23,937.00

$ 100.00
$ 2,500.00

EA
Lump

2
1

$
$

200.00
2,500.00

$

200.00

Lump

1

$

200.00

$

0.90

SF

7900

$

7,110.00

$

0.25

SF

7900

$

1,975.00

$

0.76

SF

7900

$

6,004.00

Lump

1

$

1,000.00

Structural Elements
Steel Lintels
Steel lintels should be protected from rusting per code
Interior Concrete Block Walls
Seal interior concrete block walls to prevent water intrusion per
code

Exiting
Thresholds
Thresholds should be modified to maximum height to comply with
code
Flooring Material
Flooring material should be replaced to create an unimpeded
means of egress per code
Stairways
Code required handrails should be installed on all stairways
Stairways should be enclosed per code
Handrailing
Vertical handrail supports should be modified to comply with code
for proper spacing

Fire Protection
Smoke Detectors
Install code compliant smoke detectors
Emergency Lighting
Install code compliant emergency lighting
Emergency Notification System
Install code compliant emergency notification system
Building Sprinkler System
Make current building sprinkler system code compliant
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Code Deficiency Cost Report
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Code Related Cost Items

Unit Cost

Units

Unit
Quantity

Total

Exterior Construction
Brick Veneer
Repair brick veneer to prevent water intrusion per code
Caulking
Remove/replace damaged caulking to prevent water intrusion per
code
Concrete block walls
Repair concrete block walls to prevent water intrusion per code
Windows
Replace windows to prevent water intrusion per code
Graffiti
Remove graffiti to comply with city code

$

1.25

SF

1000

$

1,250.00

$

1.67

LF

300

$

501.00

$

1.00

SF

7900

$

7,900.00

$

2.31

SF

7900

$

18,249.00

$

100.00

Lump

1

$

100.00

$

0.25

SF

7900

$

1,975.00

$

7.98

SF

7900

$

63,042.00

$

8.27

SF

7900

$

65,333.00

$

2.03

SF

7900

$

16,037.00

Total Code Improvements $

235,543

Roof Construction
Roofing Material
Remove damaged roofing material
Replace damaged roofing material to prevent water intrusion per
code

Mechanical- Electrical
Mechanical
Install code compliant HVAC system
Electrical
Install code compliant electrical service panels
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Garceau Corner Redevelopment TIF Analysis
Building Code, Condition Deficiency and Context Analysis Report
March 5, 2018
Building Name:

Auto Shop and Restaurant

Address:

3437 Centerville Rd Vadnais Heights, MN 55127

Parcel ID:

323022130054

Inspection Date(s) & Time(s):

January 25, 2018 10:00 am

Inspection Type:

Interior and Exterior

Summary of Deficiencies:

It is our professional opinion that this building is Substandard
because:
- Substantial renovation is required to correct Conditions found.
- Building Code deficiencies total more than 15% of
replacement cost, NOT including energy code deficiencies.

Estimated Replacement Cost:

$639,579

Estimated Cost to Correct Building Code Deficiencies:

$265,086

Percentage of Replacement Cost for Building Code Deficiencies:

41.45%

Defects in Structural Elements
1. Interior and exterior block walls are cracked/separating, allowing for water intrusion, contrary to
code.
Combination of Deficiencies
1. Essential Utilities and Facilities
a. There is no code required accessible route into the building.
b. There is no code required designated accessible parking.
c. There is no ADA code required restroom.
d. There is no electricity to the building.
e. There is no potable water connected to the building.
f. There is no heat source in the building.
g. There is no code required water fountain in the building.
h. Thresholds do not comply with code for maximum heights.
i. Door hardware is not ADA code compliant.
2. Light and Ventilation
a. The HVAC system does not comply with mechanical/building code.
b. There are no operable lights in the building.
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Building Report
Auto Shop and Restaurant

3. Fire Protection/Adequate Egress
a. Code required operable smoke detectors should be installed in the building.
b. There is no code required operable emergency lights in the building.
c. There is no code required emergency notification system in the building.
d. There is no code required interior building sprinkler system installed.
e. Flooring is damaged, creating an impediment to emergency egress, which is contrary to code.
f. Electric circuit boxes do not comply with electrical code.
g. Basement stairway is not code compliant for proper handrails.
h. Basement stairway is not code compliant because it is not enclosed.
i. Basement stairway tread height does not comply with code.
4. Layout and Condition of Interior Partitions/Materials
a. Interior walls are damaged and need repair/repainting.
b. Flooring is damaged and should be replaced.
c. Trash is strewn about the interior.
d. There is a door leading from one room to another that is not code compliant.
e. Ceiling tile is damaged/missing and should be replaced.
f. Basement floor to ceiling height does not comply with code.
g. Basement walls are effervescing, which is indicative of water intrusion, contrary to code.
5. Exterior Construction
a. Roofing material is compromised, allowing for water intrusion, contrary to code.
b. Exterior walls should be repaired/repainted.
c. Windows are damaged, allowing for water intrusion, contrary to code.
Description of Code Deficiencies
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.

Repair exterior block work to prevent water intrusion per code.
Need ADA code required designated accessible parking space.
Need ADA code compliant accessible route into building.
Install ADA code compliant restroom.
Install code required drinking fountain.
Modify thresholds to comply with code for maximum height.
Install code compliant door hardware.
Install code compliant HVAC system.
Install code compliant lighting in the building.
Install code compliant smoke detectors in the building.
Install code required emergency lighting in the building.
Install code required emergency notification system in the building.
Install code required building sprinkler system.
Replace damaged flooring to create an unimpeded means of egress per code.
Install code compliant electrical circuit boxes.
Install code required handrails on basement stairways.
Enclose basement stairway to comply with code.
Modify basement stair tread to comply with code for uniform height.
Modify door between rooms to comply with code for proper height.
Modify floor to ceiling height in basement to comply with code.
Seal basement concrete block walls to prevent water intrusion per code.
Replace roofing material to prevent water intrusion per code.
Replace windows to prevent water intrusion per code.
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Overview of Deficiencies
This building housed several commercial ventures and is currently vacant. There is no accessible route into
the building. All interior spaces are strewn with debris and garbage. Walls, floors and ceiling are damaged
and need repair. The exterior of the building shows signs of structural failure and needs to be repaired and
repainted. Electrical and mechanical services should be replaced to comply with code.
O:\18proj\180082\400 Design\406 Reports\Building Reports\3437 Centerville Rd Auto Shop and Restaurant\180082 3437 Centerville Rd Auto
Shop and Restaurant Building Report.docx
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Garceau Corner Redevelopment TIF Analysis
Replacement Cost Report

Building Type:
Location:
Story Count:
Story Height (L.F.):

Square Foot Cost Estimate Report
Auto Shop and Restaurant
City of Vadnais Heights
3437 Centerville Road , Vadnais Heights ,
Minnesota , 55127
Garage, Repair with Concrete Block / Wood
Joists
VADNAIS HEIGHTS, MN
1
12

Floor Area (S.F.):
Labor Type:
Basement Included:
Data Release:
Cost Per Square Foot:
Building Cost:

4400
OPN
Yes
Year 2018
$145.37
$639,579.12

Estimate Name:

A Substructure
A1010

A1030
A2010

A2020

B Shell
B1010

B1020
B2010

B2020
B2030

Date:

Costs are derived from a building model with basic components.
Scope differences and market conditions can cause costs to vary significantly.

% of Total Cost Per S.F.
27.58%
36.45
Standard Foundations
7.33
Strip footing, concrete, reinforced, load 11.1 KLF, soil bearing capacity 6
3.18
KSF, 12" deep x 24" wide
Spread footings, 3000 PSI concrete, load 100K, soil bearing capacity 6 KSF,
4.15
4' ‐ 6" square x 15" deep
Slab on Grade
5.53
5.53
Slab on grade, 4" thick, non industrial, reinforced
Basement Excavation
3.74
Excavate and fill, 10,000 SF, 8' deep, sand, gravel, or common earth, on
3.74
site storage
Basement Walls
19.85
Foundation wall, CIP, 12' wall height, pumped, .444 CY/LF, 21.59 PLF, 12"
19.85
thick
37.54%
49.61
Floor Construction
23.73
Cast‐in‐place concrete column, 12" square, tied, 200K load, 12' story
9.64
height, 142 lbs/LF, 4000PSI
Flat slab, concrete, with drop panels, 6" slab/2.5" panel, 12" column,
14.09
15'x15' bay, 75 PSF superimposed load, 153 PSF total load
Roof Construction
8.05
8.05
Wood roof, truss, 4/12 slope, 24" O.C., 30' to 43' span
Exterior Walls
10.40
Concrete block (CMU) wall, regular weight, 75% solid, 8 x 8 x 16, 4500 PSI,
10.40
reinforced, vertical #5@32", grouted
Exterior Windows
1.59
1.59
Windows, aluminum, sliding, standard glass, 5' x 3'
Exterior Doors
3.16

Garceau Corner Redevelopment TIF Analysis
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Cost
160,370.16
32,248.60
14,002.56
18,246.04
24,310.75
24,310.75
16,473.91
16,473.91
87,336.90
87,336.90
218,277.85
104,415.98
42,426.80
61,989.18
35,427.69
35,427.69
45,770.93
45,770.93
6,987.93
6,987.93
13,893.39
Replacement Cost Report
Auto Shop and Restaurant

B3010

B3020
C Interiors
C1010

C1020

C1030
C3010

C3020

C3030

D Services
D2010

D2020
D3050
D3090

D4010

Door, steel 18 gauge, hollow metal, 1 door with frame, no label, 3'‐0" x 7'‐
0" opening
Door, steel 24 gauge, overhead, sectional, manual operation, 12'‐0" x 12'‐
0" opening
Roof Coverings

0.80

3,509.76

2.36
2.62

10,383.63
11,524.83

Asphalt roofing, strip shingles, inorganic, Class A, 4" slope, 210‐235 lbs/SQ
Gutters, box, steel, galvanized, 28 ga thick, 5", enameled finish

2.24
0.32

9,868.30
1,392.75

Downspout, steel, rectangular, corrugated, 3" x 4", galvanized, 28 ga thick
Roof Openings
Skylight, plastic domes, insulated curbs, 10 SF to 20 SF, single glazing
8.46%
Partitions
Lightweight block 4" thick
Concrete block (CMU) partition, light weight, solid, 8" thick, no finish
Interior Doors
Door, single leaf, kd steel frame, hollow metal, commercial quality, flush,
3'‐0" x 7'‐0" x 1‐3/8"
Fittings
Toilet partitions, cubicles, ceiling hung, stainless steel
Wall Finishes

0.06
0.06
0.06
11.19
4.92
1.68
3.24
0.39

263.78
257.10
257.10
49,209.12
21,641.90
7,400.37
14,241.53
1,717.59

0.39
0.34
0.34
3.90

1,717.59
1,494.25
1,494.25
17,157.43

2 coats paint on masonry with block filler
Painting, masonry or concrete, latex, brushwork, primer & 2 coats

2.56
0.75

11,259.56
3,319.61

Painting, masonry or concrete, latex, brushwork, addition for block filler
Floor Finishes
Concrete topping, hardeners, metallic additive, minimum
Vinyl, composition tile, minimum
Ceiling Finishes
Acoustic ceilings, 5/8" fiberglass board, 24" x 48" tile, tee grid, suspended
support
26.41%
Plumbing Fixtures
Water closet, vitreous china, bowl only with flush valve, wall hung
Urinal, vitreous china, wall hung
Lavatory w/trim, wall hung, PE on CI, 19" x 17"
Service sink w/trim, PE on CI,wall hung w/rim guard, 24" x 20"
Shower, stall, baked enamel, molded stone receptor, 30" square
Water cooler, electric, wall hung, wheelchair type, 7.5 GPH
Domestic Water Distribution
Gas fired water heater, residential, 100< F rise, 30 gal tank, 32 GPH
Terminal & Package Units
Rooftop, single zone, air conditioner, factories, 10,000 SF, 33.33 ton
Other HVAC Systems/Equip
Garage, single exhaust, 3" outlet, cars & light trucks, 1 bay
Garage, single exhaust, 3" outlet, additional bays up to seven bays
Sprinklers
Wet pipe sprinkler systems, steel, ordinary hazard, 1 floor, 10,000 SF

0.59
1.22
0.98
0.23
0.42

2,578.26
5,361.89
4,328.80
1,033.09
1,836.06

0.42
34.90
3.29
1.11
0.23
0.58
0.63
0.41
0.32
0.68
0.68
9.56
9.56
2.16
1.42
0.74
4.58
4.58

1,836.06
153,578.43
14,480.47
4,901.79
1,019.48
2,567.81
2,777.51
1,786.70
1,427.18
2,979.25
2,979.25
42,055.33
42,055.33
9,497.66
6,248.48
3,249.18
20,160.36
20,160.36
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D4020

Standpipes

0.98

4,329.70

Wet standpipe risers, class III, steel, black, sch 40, 4" diam pipe, 1 floor
Wet standpipe risers, class III, steel, black, sch 40, 4" diam pipe, additional
floors
Electrical Service/Distribution
Overhead service installation, includes breakers, metering, 20' conduit &
wire, 3 phase, 4 wire, 120/208 V, 200 A

0.90

3,968.38

0.08
1.64

361.32
7,229.11

0.65

2,863.50

0.32

1,398.96

0.67
8.34

2,966.65
36,696.70

2.14
0.29
0.58

9,398.58
1,264.38
2,563.26

5.33
3.58

23,470.48
15,736.66

2.09

9,181.04

Fire alarm command center, addressable with voice, excl. wire & conduit
Internet wiring, 4 data/voice outlets per 1000 S.F.
D5090
Other Electrical Systems
Generator sets, w/battery, charger, muffler and transfer switch,
gas/gasoline operated, 3 phase, 4 wire, 277/480 V, 15 kW
0%
E Equipment & Furnishings
E1090
Other Equipment
0%
F Special Construction
0%
G Building Sitework

1.25
0.24
0.09

5,490.85
1,064.77
413.19

0.09
0
0
0
0

413.19
0
0
0
0

100%
10.00%
0.00%
0.00%

$132.15
$13.22
$0.00
$0.00
$145.37

$581,435.56
$58,143.56
$0.00
$0.00
$639,579.12

D5010

D5020

D5030

Feeder installation 600 V, including RGS conduit and XHHW wire, 200 A
Switchgear installation, incl switchboard, panels & circuit breaker,
120/208 V, 3 phase, 400 A
Lighting and Branch Wiring
Receptacles incl plate, box, conduit, wire, 4 per 1000 SF, .5 watts per SF
Miscellaneous power, 1 watt
Central air conditioning power, 3 watts
Fluorescent fixtures recess mounted in ceiling, 1.6 watt per SF, 40 FC, 10
fixtures @32watt per 1000 SF
Communications and Security
Communication and alarm systems, fire detection, addressable, 25
detectors, includes outlets, boxes, conduit and wire

SubTotal
Contractor Fees (General Conditions,Overhead,Profit)
Architectural Fees
User Fees
Total Building Cost
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Garceau Corner Redevelopment TIF Analysis
Code Deficiency Cost Report
3437 Centerville Road, Vadnais Heights, MN 55127 - PID 323022130054
Auto Shop and Restaurant
Code Related Cost Items

Unit Cost

Units

Unit
Quantity

EA

2

$

200.00

Lump

1

$

2,500.00

Total

Accessibility Items
Parking
Designate code required accessible parking spaces
Accessible Route
Create code required accessible route into building
Restrooms
Install ADA code compliant restrooms
Drinking Fountain
Install code required drinking fountain
Thresholds
Modify thresholds to comply with code for maximum height
Door Hardware
Install ADA code compliant door hardware
Access Door Between Shops
Modify door between shops to comply with ADA code

$

100.00

$ 2,500.00
$

1.92

SF

4400

$

8,448.00

$

0.32

SF

4400

$

1,408.00

$

100.00

EA

5

$

500.00

$

250.00

EA

10

$

2,500.00

$

500.00

Lump

1

$

500.00

Exterior Block Work
Repair exterior block work to prevent water intrusion per code
Basement Block Walls

$

2.00

SF

4400

$

8,800.00

Seal basement block walls to prevent water intrusion per code

$

0.25

SF

4400

$

1,100.00

$

1.22

SF

4400

$

5,368.00

$
$
$

100.00
800.00
150.00

EA
EA
EA

1
1
13

$
$
$

100.00
800.00
1,950.00

$

20.00

SF

4400

$

88,000.00

$

2.09

SF

4400

$

9,196.00

$

0.45

SF

4400

$

1,980.00

Structural Elements

Exiting
Flooring
Repair/replace damaged flooring to create an unimpeded means
of egress per code
Basement Stairway
Install code compliant handrails
Enclose basement stairway to comply with code
Modify tread rise to comply with code
Basement
Modify basement floor to ceiling height to comply with code

Fire Protection
Smoke Detectors

Install code compliant smoke detectors
Emergency Lighting
Install code compliant emergency lighting system
Emergency Notification System
Garceau Corner Redevelopment TIF Analysis
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Code Related Cost Items

Unit Cost

Install code required emergency notification system
Building Sprinkler System
Install code required building sprinkler system

Units

Unit
Quantity

Total

$

1.25

SF

4400

$

5,500.00

$

5.56

SF

4400

$

24,464.00

$

1.59

SF

4400

$

6,996.00

$

0.35

SF

4400

$

1,540.00

$

2.62

SF

4400

$

11,528.00

$

9.56

SF

4400

$

42,064.00

$

8.34

SF

4400

$

36,696.00

$

0.67

SF

4400

$

2,948.00

Total Code Improvements $

265,086

Exterior Construction
Windows
Replace windows to prevent water intrusion per code

Roof Construction
Roofing Material
Remove damaged roofing material
Replace damaged roofing material to prevent water intrusion per
code

Mechanical- Electrical
Mechanical
Install code compliant HVAC system
Electrical
Install code required lighting
Install code compliant electrical circuit boxes and associated
wiring
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Garceau Corner Redevelopment TIF Analysis
Building Code, Condition Deficiency and Context Analysis Report
March 6, 2018
Building Name:

Residential Building

Address:

3447 Centerville Rd Vadnais Heights, MN 55127

Parcel ID:

323022130007

Inspection Date(s) & Time(s):

January 25, 2018 9:00 am

Inspection Type:

Interior and Exterior

Summary of Deficiencies:

It is our professional opinion that this building is Substandard
because:
- Substantial renovation is required to correct Conditions found.
- Building Code deficiencies total more than 15% of
replacement cost, NOT including energy code deficiencies.

Estimated Replacement Cost:

$136,666

Estimated Cost to Correct Building Code Deficiencies:

$38,320

Percentage of Replacement Cost for Building Code Deficiencies:

28.04%

Defects in Structural Elements
1. None observed.
Combination of Deficiencies
1. Essential Utilities and Facilities
a. None observed.
2. Light and Ventilation
a. Unable to determine condition of mechanical system.
3. Fire Protection/Adequate Egress
a. The access to the heating plant does not meet code.
b. Code compliant smoke detectors should be installed.
c. Install code required Arc Fault Circuit Interrupters
4. Layout and Condition of Interior Partitions/Materials
a. Interior surfaces should be repainted.
b. Second floor stairs are not code compliant for length of run.
c. Basement floor to ceiling height does not comply with code.
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Building Report
Residential Building

5. Exterior Construction
a. Roofing material has failed, allowing for water intrusion contrary to code.
b. Stucco siding is cracked and damaged, allowing for water intrusion, contrary to code.
c. All exterior surfaces need to be repainted.
Description of Code Deficiencies
1.
2.
3.
4.
5.
6.
7.

Access to the heating plant is not code compliant.
Install code required Arc Fault Circuit Interrupters.
Code compliant smoke detectors should be installed.
Second floor stair treads should be modified to comply with code for length of run.
Basement floor to ceiling height should be modified to comply with code.
Roofing material should be replaced to prevent water intrusion per code.
Stucco siding should be repaired to prevent water intrusion per code.

Overview of Deficiencies
This house was built in 1871. The heating plant was not accessible during this inspection. Stucco siding is
cracked allowing for water intrusion and all exterior walls and trim should be repainted. The roof has
exceeded its life expectancy and has failed in several locations. The stairs to the second floor are not code
compliant.

O:\18proj\180082\400 Design\406 Reports\Building Reports\3447 Centerville Rd Residential Building\180082 3447 Centerville Rd Residential
Building Report.docx
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Garceau Corner Redevelopment TIF Analysis
Replacement Cost Report

Estimate Name:

Square Foot Cost Estimate Report
Centerville Road Residence
City of Vadnais Heights
3447 Centerville Road , Vadnais Heights ,
Minnesota , 55127

Building Type:
Location:
Story Count:
Story Height (L.F.):

Economy 2 Story with Stucco on Wood Frame
VADNAIS HEIGHTS, MN
2
8

Floor Area (S.F.):
Labor Type:
Basement Included:
Data Release:
Cost Per Square Foot:
Building Cost:

1200
RES
No
Year 2018
$113.89
$136,666.87

01 Site Work
02 Foundation

03 Framing

04 Exterior Walls

05 Roofing
06 Interiors

Date:

2/5/2018

Costs are derived from a building model with basic components.
Scope differences and market conditions can cause costs to vary significantly.

% of Total Cost Per S.F.
2.32%
2.40
2.40
Footing excavation, building, 26' x 46', 4' deep
9.87%
10.22
1.79
Footing systems, 10" thick by 20" wide footing
6.31
Block wall systems, 8" wall, grouted, full height
2.12
Floor slab systems, 4" thick slab
17.15%
17.76
4.00
Floor framing systems, 2" x 8", 16" OC
0.28
Exterior wall framing systems, 2" x 4", 16" OC
5.92
Exterior wall framing systems, 2" x 4", 16" OC
3.51
Truss roof framing systems, 24" OC, 4/12 pitch, 1' overhang, 26' span
0.99
Furring, 1" x 3", 16" OC
3.06
Partition framing systems, 2" x 4", 16" OC
19.21%
19.89
5.98
Stucco, 2 coats
0.28
Stucco, 2 coats
1.31
Painting, lath, metal lath expanded 2.5 lb/SY, painted
0.06
Painting, lath, metal lath expanded 2.5 lb/SY, painted
0.97
Non‐rigid insul, batts, fbgls, kraft faced, 3‐1/2" thick, R13, 15" W
0.77
Non‐rigid insul, batts, fbgls, kraft faced, 12" thick, R38, 23" wide
8.46
Sliding window systems, builder's quality wood window, 3' x 2'
1.58
Door systems, solid core birch, flush, 3' x 6'‐8"
0.48
Storm door, al, combination, storm & screen, anodized, 3'‐0" x 6'‐8"
2.55%
2.64
2.64
Gable end roofing, asphalt, roof shingles, class A
32.26%
33.41
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2,877.34
2,877.34
12,260.36
2,151.36
7,569.34
2,539.66
21,308.60
4,794.89
336.77
7,108.99
4,207.30
1,184.87
3,675.78
23,869.11
7,173.37
339.82
1,573.07
74.52
1,159.46
929.30
10,150.07
1,897.53
571.97
3,162.66
3,162.66
40,085.32

Replacement Cost Report
Residential Building

Wall system, 1/2" drywall, taped & finished
Wall system, 1/2" drywall, taped & finished
1/2" gypsum wallboard, taped & finished ceilings
Lauan, flush door, hollow core, interior
Carpet, Olefin, 15 oz
Padding, sponge rubber cushion, minimum
Underlayment plywood, 1/2" thick
Resilient flooring, vinyl sheet goods, backed, .070" thick, minimum
Resilient flooring, sleepers, treated, 16" OC, 1" x 3"
Stairways 14 risers, oak treads, box stairs
4.67%

07 Specialties
Kitchen, economy grade
Sinks, stainless steel, single bowl 16" x 20"
Water heater, electric, 30 gallon

8.67%

08 Mechanical
Three fixture bathroom with wall hung lavatory
Furnace, gas heating only, 100 MBH, area to 1200 SF
Intermittent pilot, 100 MBH furnace
Supply duct, rectangular, area to 1200 SF, rigid fiberglass
Return duct, sheet metal galvanized, to 1500 SF
Lateral ducts, flexible round 6" insulated, to 1200 SF
Register elbows, to 1500 SF
Floor registers, enameled steel w/damper, to 1500 SF
Return air grille, area to 1500 SF 12" x 12"
Thermostat, manual, 1 set back
Plenum, heating only, 100 MBH

3.31%

09 Electrical
100 amp electric service
Wiring device systems, economy to 1200 S.F.
Light fixture systems, economy to 1200 S.F.

100%
10.00%
0.00%
0.00%

SubTotal
Contractor Fees (General Conditions,Overhead,Profit)
Architectural Fees
User Fees
Total Building Cost
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8.89
3.91
2.66
7.94
2.02
0.75
2.08
1.35
0.53
3.28
4.83
2.30
1.39
1.14
8.97
3.93
0.95
0.23
0.82
0.98
0.89
0.51
0.32
0.10
0.10
0.14
3.42
1.00
1.91
0.51

10,669.44
4,694.55
3,192.26
9,525.16
2,420.76
896.52
2,494.32
1,614.34
637.18
3,940.79
5,802.26
2,755.70
1,673.22
1,373.34
10,770.37
4,720.29
1,142.57
274.09
988.30
1,179.05
1,068.26
608.23
383.50
114.23
123.46
168.39
4,106.59
1,199.67
2,291.10
615.82

$103.54
$10.35
$0.00
$0.00
$113.89

$124,242.61
$12,424.26
$0.00
$0.00
$136,666.87

Replacement Cost Report
Residential Building
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Code Deficiency Cost Report
3447 Centerville Road, Vadnais Heights, MN 55127Address - Parcel 323022130007
Residential Building
Code Related Cost Items

Unit Cost

Units

Unit
Quantity

EA

13

Total

Accessibility Items
Stairway
Modify second floor stairway to comply with code for proper tread
run

$

200.00

$

2,600.00

Structural Elements
$

-

Exiting
Basement
Install code compliant stairway to the basement
Modify floor to ceiling height to comply with code

$
$

200.00
20.00

EA
SF

13
1200

$
$

2,600.00
24,000.00

$

150.00

Ea

4

$

600.00

$

2.96

SF

1200

$

3,552.00

$
$

0.50
2.64

SF
SF

1200
1200

$
$

600.00
3,168.00

$

150.00

Ea

8

$

1,200.00

Total Code Improvements $

38,320

Fire Protection
Smoke Detectors
Install code compliant smoke detectors

Exterior Construction
Stucco
Repair stucco to prevent water intrusion per code

Roof Construction
Roofing Material
Remove roofing material
Replace roofing material to prevent water intrusion per code

Mechanical- Electrical
Electrical
Install code required Arc Fault Circuit Interrupters

Garceau Corner Redevelopment TIF Analysis
LHB Project No. 180082
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RELEVANT LINKS:
Minn. Stat. § 469.156.

Minn. Stat. § 469.162.

For more information,
contact DEED 651.259.7114,
800.657.3858. Main Office:
1st National Bank Building
332 Minnesota Street, Suite
E200 Saint Paul, MN 551011351.

A city may issue industrial revenue bonds, also known as municipal
revenue bonds, without public referendum. It cannot pledge the full faith
and credit of a community as security for these bonds. Thus, the city may
not tax property owners to pay principal and interest on the bonds.
If a city decides to investigate the use of industrial bond financing, it
should contact the Department of Employment and Economic
Development. The department provides the city with information, advice,
and technical assistance. This assistance is important, due to the adoption
of federal and state laws allocating issuance authority among the states
and their political subdivisions. The commissioner of Securities must
approve the project.

D. Commercial rehabilitation
Minn. Stat. § 469.184.

Cities have authority to carry out programs for the rehabilitation of smalland medium-sized commercial buildings. The city must adopt a program
ordinance that provides for the adoption of program regulations, including
a definition of small- and medium-sized commercial buildings. Loans
under the program may be for amounts up to $200,000. The city may
finance the program through the sale of revenue bonds.

E. Tax increment financing (TIF)
Minn. Stat. §§ 469.174 to
469.1794.

Tax increment financing authority is available to most cities. Cities with
housing and redevelopment authorities, economic development
authorities, port authorities, redevelopment agencies, those cities
administering development districts or development projects, or cities
exercising port authority powers under a general or special law may use
tax increment financing.
Tax increment financing is a funding technique that takes advantage of the
increases in tax capacity and property taxes from development or
redevelopment to pay upfront public development or redevelopment costs.
The difference in the tax capacity and the tax revenues the property
generates after new construction has occurred, compared with the tax
capacity and tax revenues it generated before the construction, is the
captured value. The taxes paid on the captured value are called
“increments.” Unlike property taxes, increments are not used to pay for
the general costs of cities, counties, and schools. Instead, increments go to
the development authority and are used to repay public indebtedness or
current costs the city incurred in acquiring the property, removing existing
structures or installing public services.

League of Minnesota Cities Handbook for Minnesota Cities
Community Development and Redevelopment
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RELEVANT LINKS:

Thus, the property owner in a TIF district continues to pay the full amount
of property taxes. TIF involves only the increased property taxes
generated within the district. It does not change the amount of property
taxes currently derived from the redevelopment area, nor does it directly
affect the amount or rate of general ad valorem taxes the city levies. The
result of a TIF project is an increased tax base that will benefit all local
taxing jurisdictions. Additionally, TIF districts usually spur economic
development and redevelopment through creating jobs, removing blight,
and providing more affordable housing.
Minn. Stat. § 469.177, subd.
1.

If the market value of a homestead property within a TIF district reduces
the homestead market value in the district, the original tax capacity of the
TIF district will be reduced by the same amount.
Thus, the tax increment collected by the city will remain the same. If a
city has a TIF district with townhouses or condominiums, the city should
verify that valuations are properly adjusted by the county auditor.

See Minn. Stat. § 469.174.

State v. Wicklund, 589
N.W.2d 793 (Minn. 1999).
Minn. Stat. § 469.176, subd.
7.

TIF is used to encourage four general types of private development:
redevelopment, renovation and renewal, growth in low- to moderateincome housing, and economic development. Public financing using TIF
funding for a privately owned facility does not make public space in the
facility a public forum for free speech purposes.
In some specific situations, a TIF authority may request inclusion in a tax
increment financing district and the county auditor may certify the original
tax capacity of a parcel or a part of the following property types:
•
•
•
•

Agricultural.
Private outdoor recreational, open space and park land.
Rural preserve property.
Metropolitan agricultural preserves.

Minn. Stat. § 469.175, subds.
5, 6.

The city using TIF must report annually to the state auditor as to the status
of the TIF district or districts and publish the report in a newspaper of
general circulation in the municipality. The state auditor has established a
uniform system of accounting and financial reporting for TIF districts. The
city must annually submit to the state auditor a financial report in
compliance with these standards.

Minn. Stat. § 469.1771,
subds. 1, 2b.

The state auditor may audit TIF districts. If the state auditor notifies a TIF
authority of an alleged violation, a copy of the notice is also forwarded to
the county attorney. If no corrective action is brought within one year, the
county attorney must notify the state auditor, who then notifies the
attorney general.

League of Minnesota Cities Handbook for Minnesota Cities
Community Development and Redevelopment
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If the attorney general finds a substantial violation, the attorney general
will petition the state tax court to suspend the authority’s power to use TIF
for a period of up to five years.
Minn. Stat. § 469.177, subd.
8. Lake Superior Paper
Indus. v. State, 624 N.W.2d
254 (Minn. 2001). Brookfield
Trade Center, Inc. v. County
of Ramsey, 609 N.W.2d 868
(Minn. 1998).

The TIF agreement with the developer is a complex document. Assistance
from a financial advisor and the city attorney is necessary in order to
anticipate the many potential problems. An agreement can establish a
minimum market value for tax increment assessment purposes, as well as
provide that the developer pay a certain level of taxes regardless of any
classification rate changes or levy decreases. The agreement should be
entered into before the assembly and acquisition of the land on which the
completed improvements are to be located.

Minn. Stat. § 469.1771.

The law imposes a 180-day statute of limitations on actions to challenge
the creation or modification of a TIF district. The law is complex
including a “but-for” finding before a city approves a TIF plan and the
creation of a TIF district.
Cities must follow statutory requirements including but not limited to
administrative expenses, plan modifications, reporting requirements, use
of increment in pre-1979 districts, excess increments, pooling,
decertification, and use of funds outside the district.

Minn. Stat. § 469.175.

Before a district can be created, the law requires a detailed estimate of the
impact of a proposed district on city-provided services, such as police and
fire protection, public infrastructure, and borrowing costs attributable to
the district, in addition to other complex estimations that must be
prepared.

Walser Auto Sales, Inc. v.
City of Richfield, 635 N.W.2d
391 (Minn. Ct. App. 2001);
aff’d, 644 N.W.2d 425
(Minn. 2002).

Cities should use extreme care in establishing a TIF district and should
follow all procedural requirements; otherwise, a court may find the district
was not properly established. In one case, a TIF district was not properly
established where minimal effort was made to ensure the thorough
inspection of the properties, inaccurate methodology was used to establish
the condition of the buildings, and the buildings found structurally
substandard were not reasonably distributed throughout the district.

Chenoweth v. City of New
Brighton, 655 N.W.2d 821
(Minn. Ct. App. 2003).

In another case, a cause of action for inverse condemnation did not arise
where a city’s involvement with an adjacent property owner’s
development consisted of establishing a TIF district, entering into a
contract with a private developer specifying the size and value of
structures to be built, and providing for substantial city assistance to
facilitate development.
Given the complexity of the laws governing the use of TIF, cities or HRAs
should not undertake this method of financing community development
projects without the advice of an attorney and professional consultants.

League of Minnesota Cities Handbook for Minnesota Cities
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May 6, 2014

RE:

Garceau’s Hardware & Power Equipment
Phase I Environmental Site Assessment
City of Vadnais Heights, Minnesota
SEH No. VADNA 127737

Mr. Mark Graham
City of Vadnais Heights, Minnesota
800 East County Road E
Vadnais Heights, MN 55127-7044
Dear Mr. Graham:
Please find enclosed three copies of the Phase I Environmental Site Assessment for the property located
at 3429 Centerville Road, Vadnais Heights, Minnesota. I have also included the full document, tables,
figures and appendices on CD. Thank you for choosing SEH to complete this assessment. Please feel
free to contact me at 651.490.2044 if you have any questions.
Sincerely,

Erin E. Borgschatz
Environmental Geologist
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1.0

Introduction
®

Short Elliott Hendrickson Inc. (SEH ) was retained by the City of Vadnais Heights to conduct
a Phase I Environmental Site Assessment (ESA) of the property located 3429 Centerville
Road, Vadnais Heights, Minnesota (herein referred to as “site” or “subject property”). The
subject property is depicted on Figure 1 and Figure 2.
SEH’s representative, Katrina Shaw, visited the site on April 14, 2014. During the site
reconnaissance; existing conditions were noted. This report summarizes the findings of the
Phase I ESA.

1.1

Purpose
An SEH environmental professional completed the Phase I ESA in general accordance with
ASTM Standard Practice E 1527-13. The purpose of the Phase I ESA is to identify, to the extent
feasible pursuant to the processes described in E 1527-13 and in a manner consistent with good
commercial or customary practice, Recognized Environmental Conditions (RECs), Controlled
RECs (CRECs) and Historical RECs (HRECs) in connection with the subject property.
By ASTM definition, REC means “the presence or likely presence of any hazardous
substances or petroleum products in, on, or at a property: (1) due to any release to the
environment; (2) under conditions indicative of a release to the environment; or (3) under
conditions that pose a material threat of a future release to the environment. De minimis
conditions are not recognized environmental conditions.”
The term HREC is defined by ASTM to mean “a past release of any hazardous substances or
petroleum products that has occurred in connection with the property and has been
addressed to the satisfaction of the applicable regulatory authority or meeting 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).”
The term CREC is defined by ASTM to mean “a recognized environmental condition 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), 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).”

VADNA 127737
Page 1

1.2

Scope of Services
The Phase I ESA consists of the following four general tasks:



Records Review – The purpose of the records review is to obtain and review reasonably
ascertainable records from standard sources (including government records, physical
setting sources, and historical use records) to assist in identifying RECs, HRECs and/or
CRECs (all referred to as RECs in this section) in connection with the subject property.
Publicly-available federal, tribal, state, county and/or city records are reviewed as
appropriate to determine if the property has had a history of spills, leaks, hazardous
waste storage, regulatory compliance and improper waste disposal practices.
Reasonably ascertainable standard historical sources are reviewed as necessary to
identify prior uses of the property from the time the property was first developed or 1940,
whichever is earlier. Significant data gaps of greater than 5 years in property historical
information are identified and discussed.



Site Reconnaissance – The objective of the site reconnaissance is to observe the subject
property to obtain information indicating the likelihood of RECs in connection with the
subject property. As part of the site reconnaissance, SEH observes the property and
structures, if any, located on the property for indications of RECs to the extent not
obstructed by thick vegetation, bodies of water, stored materials or product, equipment,
or other obstacles. Potential environmental concerns on the subject property and
observable environmental concerns on adjoining properties that relate to improper waste
storage and disposal, and hazardous materials are noted.



Interviews – The purpose of conducting interviews is to obtain information indicating
RECs in connection with the subject property. As appropriate, past and present owners,
operators, employees and occupants of the facility, and government officials are
interviewed regarding the property. If the subject property is abandoned, one or more
owners or occupants of neighboring properties are interviewed.



Technical Report – SEH prepares the technical report summarizing the compiled
information, and offers findings, opinions and conclusions based on the available data. If
significant data gaps are identified, they are discussed in the report. RECs, if any,
identified during performance of the Phase I ESA are described in the report. The report
also includes SEH’s opinion of the potential impact of each REC, if RECs are identified.

For the tasks listed above, records reviewed will be limited to information that is publicly
available, obtainable from its source within reasonable time and cost constraints, is practically
reviewable, and determined by the environmental professional to be useful in evaluating the
condition of the property.
The Phase I ESA was conducted in accordance with an Agreement between SEH and the
City of Vadnais Heights, dated March 24, 2014. The Phase I ESA does not include testing or
sampling of materials (for example, soil, water, air or building materials) or any of the other
following non-scope considerations specified in Section 13.1.5 of ASTM E 1527-13:
1. Asbestos-containing materials;
2. Biological agents;
3. Cultural and historic resources;
4. Ecological resources;
5. Endangered species;
6. Health and safety;
7. Indoor air quality related to releases of hazardous substances or petroleum
products into the environment;
8. Industrial hygiene;
9. Lead-based paint;
VADNA 127737
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10.
11.
12.
13.
14.
15.

1.3

Lead in drinking water;
High voltage power lines.
Mold;
Radon;
Regulatory compliance; and
Wetlands.

Significant Assumptions
The following significant assumption has been incorporated into this report:


1.4

The local groundwater flow at the subject property and in the vicinity of the subject
property is expected to flow southwest.

Limitations and Exceptions
None of the buildings adjacent to the subject property were inspected by SEH, as it was not
within the scope of this Phase I ESA. Contaminant sources and/or environmentally
hazardous materials/substances may potentially exist within any structure.
Observations of the ground surface of the warehouse building were obstructed by a collapsed
roof and snow cover at the time of site reconnaissance.

1.5

Special Terms and Conditions
SEH performed the Phase I ESA in general accordance with ASTM E 1527-13 and the
Agreement between SEH and the City of Vadnais Heights. Performance of the Phase I ESA in
general accordance with ASTM E 1527-13 is intended to reduce, but not eliminate, uncertainty
regarding the existence of RECs, CRECs or HRECs in connection with the subject property.
Reasonably ascertainable, data was obtained and reviewed; however, the accuracy of the
collected data is not the responsibility of SEH. Information provided to SEH by client
representatives and site contacts has been accepted in good faith and is assumed to be
accurate unless written documentation, available within the scope of this Phase I ESA, or
visual observations contradicted it.
The Phase I ESA is not a comprehensive site characterization and should not be construed
as such. The findings and conclusions of the Phase I ESA are based on information collected
and observed at the time of the Phase I ESA and are not scientific certainties, but
probabilities based on professional judgment regarding the significance and accuracy of the
collected data. Because professional judgments incorporated into the report are based on
limited evidence, there is inherent uncertainty in the conclusions drawn and reported. The
client has determined that the level of effort and corresponding degree of uncertainty are
acceptable for the client’s purpose. The Phase I ESA may not include all environmental
conditions that can materially impact the property and a finding of no RECs, CRECs, or
HRECs is not a warranty or guarantee that a property remains free from contamination.
Laws and regulations, if referenced in this report, are provided for information purpose and
should not be construed as legal opinion or recommendation.

1.6

User Reliance
The Phase I ESA and all reports, verbal and written, are solely for the use of the City of
Vadnais Heights. Any third party may have different interests, purposes, and motives than the
City of Vadnais Heights with regard to this assessment and report. Any reliance on the
Phase I ESA by any other party shall be at such party’s sole risk, unless that party has written

Phase I Environmental Site Assessment
City of Vadnais Heights, Minnesota

VADNA 127737
Page 3

authorization from SEH and the City of Vadnais Heights and is a party to the Agreement
between SEH and the City of Vadnais Heights.

2.0

Subject Property Description

2.1

Location and Legal Description
The property is located in 3529 Centerville, Vadnais Heights, Minnesota, in Ramsey County
(Figure 1). The subject property is located in the northeast quarter portion of Township 30
Range 22 Section 32.

2.2

Subject Property and Vicinity General Characteristics
The subject property and surrounding area slightly slope to the west with an elevation of
approximately 890-feet above mean sea level (amsl).

2.3

Current Use of the Subject Property
The subject property is occupied by Garceau’s Hardware. The approximate property
boundary and site features are shown on Figure 2. Details of historical uses of the subject
property are presented in Section 4.4.

2.4

Descriptions of Structures, Roads & Other Improvements on the Subject
Property
The subject property includes one approximately 11,200 square foot store building, one
approximately 2,400 square foot garage building, and one approximately 4,500 square foot
warehouse building. The structures are surrounded by pavement previously used for storage
and parking, with a wooded area on the northeastern corner and a mixed grass/wooded area
along the western side of the subject property. The property has a rooftop forced air HVAC
system for heating and cooling. A fuel oil furnace exists in the basement of the store building,
but has not been used in recent years. The subject property is connected to the City of
Vadnais Heights sanitary sewer system and public water system.

2.5

Current Use of Adjoining Properties
Based on information obtained from interviews and historical records, current uses of
adjoining properties were identified. Currently, properties surrounding the site are residential
to the north, Vadnais Heights Auto Center/That’s Amore restaurant/Vadnais Heights Grocery
to the east, Centerville Road followed by residential homes to the south, and Edgerton Street
with undeveloped land and Vadnais Lake beyond. Adjacent properties are shown on
Figure 2. Details of historical uses of adjacent properties are presented in Section 4.4.

3.0

User Provided Information
As specified under the ASTM standard, certain responsibilities generally lie with the “user” of
this ESA. The “user” is the party seeking to use Practice E1527-13 to perform an ESA of a
property. The “user” may include a purchaser of property, a potential tenant of property, an
owner of property, a lender, or a property manager. For purposes of this Phase I ESA, the
“user” is the City of Vadnais Heights.
Under the ASTM standard, a questionnaire is completed by the “user” and submitted to the
environmental professional conducting the ESA. The questionnaire completed by the City of
Vadnais Heights is included as Appendix A.
It is the responsibility of the “user” to verify whether any environmental liens exist with regard
to the property, and provide this information to the environmental professional preparing the

VADNA 127737
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ESA unless specified otherwise in the contract between the “user” and SEH. The “user” must
provide the environmental professional information regarding the price of the property versus
fair market value of the property if the property were not contaminated. The “user” must
provide the environmental professional commonly known or reasonably ascertainable
information on the property including, but not limited to; past uses of the property; specific
chemicals present or once present on the property; spills or chemical releases on the
property; environmental cleanups taken place on the property. Additionally, the “user” must
make the professional aware of any specialized knowledge or experience that is material to
RECs in connection with the subject property and the degree of obviousness of the presence
or likely presence of contamination at the property. The following information was provided by
the “user” and is accepted in good faith and is assumed to be accurate and complete.

3.1

Title Records
A title search was not conducted because it was beyond the scope of work for this Phase I ESA.

3.2

Environmental Liens or Activity and Use Limitations
The “user” elected to have SEH provide information on environmental liens for the property.
SEH retained Historical Information Gatherers (HIG) to provide environmental liens and
activity and use limitations (AUL) records for the subject property. The information obtained
reveals no RECs for the subject property. A copy of the Environmental Liens and AUL review
is included as Appendix B.

3.3

Specialized Knowledge
The “user” does not have specialized knowledge or experience related to the property or
nearby properties.

3.4

Commonly Known or Reasonably Ascertainable Information
The “user” had no commonly known or reasonably ascertainable information regarding
RECs, CRECs or HRECs at the subject property.

3.5

Valuation Reduction for Environmental Issues
The “user” has indicated that the purchase price for the property reasonably reflects the fair
market value of the property.

3.6

Owner, Property Manager, and Occupant Information
The current owner of the property is David C. and Joelle L. Garceau. The property has been
vacant since March 30, 2013, but was previously occupied by Garceau’s Hardware & Power
Equipment and managed by Jim Debilzan.

3.7

Reason for Performing the Phase I ESA
The Phase I ESA is being performed to identify, to the extent feasible pursuant to the
processes described in E 1527-13 and in a manner consistent with good commercial and
customary practice, RECs, CRECs and HRECs in connection with the subject property in
preparation for a transfer of the property to the City of Vadnais Heights.

4.0

Records Review
The records review was performed to obtain and review reasonably ascertainable records
from standard sources (including government records, physical setting sources, and historical
use records) to assist in identifying RECs in connection with the subject property. SEH
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reviewed historical records of aerial photographs, topographic maps, city directories and
®
Sanborn Maps where available and deemed necessary to minimize data gaps.

4.1

Standard Environmental Record Review
SEH completed the standard environmental record search of available state and federal
environmental databases. A summary of the results are included in Section 4.1.4.

4.1.1

MPCA Identified Sites
SEH used the MPCA “What’s in My Neighborhood” (WIMN) website and associated
databases as the primary source of environmental site information. SEH also reviewed WIMN
sites with poor location information. MPCA listing locations were field verified and locations
were reassigned to the correct property if necessary.
The following MPCA “What’s in my neighborhood” programs are referenced throughout the report.



Air Quality: The MPCA issues air quality permits to help to monitor and maintain the quality
of our air. Many businesses create air pollutants as they generate power, manufacture
products, or perform other industrial activities. These emissions might include fine particles,
ozone, mercury or other toxic substances that can harm human health or the environment.
Air quality permits help to reduce the amounts of pollutants that these facilities put into the air
by requiring the facilities to use air pollution control equipment and establishing limits to what
a facility can put into the air. Permits may also require air monitoring.



Hazardous Waste: Hazardous waste includes substances that are corrosive, explosive, toxic,
and / or fire hazards. The MPCA and its county partners regulate hazardous waste to help
protect people and the environment. Industries that generate hazardous waste include auto
repair and painting shops, medical or dental clinics, dry cleaners, printers and manufacturers.



Investigation and Cleanup: Investigation and cleanup sites are places that are or were
suspected of being contaminated by chemicals. The MPCA and its partners investigate
these sites through several different programs, including Superfund, RCRA Cleanup and
the VIC program. In some cases, sites are investigated, and no cleanup is necessary. In
other cases, sites are found to be a danger to people or the environment, and MPCA staff
work to make sure that those sites are cleaned up.



Solid Waste: Solid waste includes recyclable materials, household garbage, industrial
waste, and debris from construction or demolition. The MPCA regulates solid waste to
ensure that garbage is disposed of in a way that minimizes its impact on the environment,
and works to encourage recycling and reuse of materials to keep them out of landfills.



Tanks and Leaks: The tanks and leaks program regulates with large storage tanks and
responds to sites where petroleum contamination is suspected. The MPCA regulates
tanks to help protect people and the environment from being exposed to the substances
stored in those tanks. When leaks or spills occur, MPCA staff work to evaluate and
reduce the impacts on the environment.



Water Quality: The MPCA issues water quality permits to help to monitor and maintain the
quality of our waters. Permits address feedlots, stormwater and wastewater. Stormwater is
water that is generated by rain or snow events and flows across surfaces instead of
percolating into the ground. Wastewater is water that has been used by homes and
businesses, and includes sewage and water that has been used in manufacturing processes.

The following activities are referenced in the above mentioned MPCA programs.
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Air Permit: Many businesses create air pollutants as they generate power, manufacture
products, or perform other industrial activities. These emissions might include fine particles,
ozone, mercury or other toxic substances that can harm human health or the environment.
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Air quality permits help to reduce the amounts of pollutants that these facilities put into the air
by requiring the facilities to use air pollution control equipment and establishing limits to what
a facility can put into the air. Permits may also require air monitoring.



Hazardous Waste, TSD: A hazardous waste Treatment Storage and /or Disposal facility
(TSD) is any business designed to treat, store and / or dispose of hazardous waste.
These facilities typically collect hazardous wastes for other businesses and treat it or
dispose of it properly. TSD facilities must have valid operating permits issued by the
MPCA. This means that they are required to develop detailed plans to train and protect
their workers and the environment.



Hazardous Waste, LQG: A large quantity generator (LQG) is a facility that generates at least
1,000 kilograms (2,200 pounds) of hazardous waste or 1 kilogram (2.2 pounds) of acutely
hazardous waste per calendar month. An MPCA permit is not required for a large quantity
generator, but the facility must have a current hazardous waste license. This means that they
must tell the MPCA what kinds of waste they generate, how much waste they generate, and
how they dispose of the waste. For more information on hazardous waste licenses.



Hazardous Waste, Small to Minimal Quantity Generator: A small to minimal quantity
generator is a facility that generates less than 1,000 kilograms (2,200 pounds) of
hazardous waste or 1 kilogram (2.2 pounds) of acutely hazardous waste per calendar
month. These facilities have less stringent rules than large quantity generators. This
group includes Small Quantity Generators (SQGs), which produce 100 - 1000 kg of
hazardous waste per month; Very Small Quantity Generators (VSQGs), which produce
less than 100 kg of hazardous waste per month; and Conditionally Exempt Generators,
which produce less than 100 kg or 10 gallons of hazardous waste per year. Like large
quantity generators, SQGs and VSQGs must have current hazardous waste licenses.



Comprehensive Environmental Response, Compensation and Liability Information
System (CERCLIS): CERCLIS sites are places that are, or were, suspected of being
contaminated. The CERCLIS database contains information on preliminary assessments,
site inspections, and cleanup activities for these sites. After CERCLIS sites are
investigated, they may be elevated to state or federal Superfund lists, or it may be
determined that no action is necessary.



Resource Conservation and Recovery Act (RCRA) Cleanup: RCRA Cleanup Sites
are places where an existing business with a hazardous waste license or permit may
have released hazardous waste to the environment. RCRA Cleanup staff investigates
these sites and determine if cleanup is needed. Cleanups may occur at facilities that
have current hazardous waste licenses or permits (hazardous waste generators or TSDs;
see Hazardous Waste). They may also occur at interim status facilities, which at one time
applied to be TSDs, but did not complete the permitting process.



State and Federal Superfund Projects: Superfund projects occur where known or
suspected environmental contamination threatens public health, welfare or the
environment. The Superfund Program identifies, investigates and determines appropriate
cleanup plans for these sites. Superfund projects often occur at abandoned or uncontrolled
sites, for instance, where the business that polluted a site no longer exists. Federal
Superfund sites are on the U.S. Environmental Protection Agency’s National Priority List
(NPL), while State Superfund sites are on Minnesota’s Permanent List of Priorities (PLP).
MPCA staff may work with EPA staff or other state agencies to investigate and clean up
these sites. In Minnesota, sites which may have been contaminated by agricultural
chemicals are managed by the Minnesota Department of Agriculture (MDA).



State Assessment Site: State Assessment sites are places that MPCA Site Assessment
staff has investigated because of suspected contamination. The sites investigated include
abandoned industrial properties, small commercial businesses and publicly-owned land
(Note that petroleum-contaminated sites are investigated by MPCA Tanks and Leaks staff).
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These sites may be referred to the Site Assessment program by the Voluntary Investigation
and Cleanup (VIC) program, the Petroleum Remediation Program (PRP), Minnesota Duty
Officer reports or citizen complaints. Site Assessment staff do an initial assessment, and
then determine if further action is needed. If a site poses a threat to human health or the
environment, it is referred to CERCLIS, Superfund, RCRA Cleanup or VIC.
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Unpermitted Dump Site: Unpermitted dump sites are landfills that never held a valid
permit from the MPCA. Generally, these dumps existed prior to the permitting program
established with the creation of the MPCA in 1967. These dumps are not restricted to any
type of waste, but were often old farm or municipal disposal sites that accepted
household waste. State assessment staff have investigated many of these dump sites.



Voluntary Investigation & Cleanup (VIC) Site: The VIC Program is a non-Petroleum
Brownfield program. VIC provides technical assistance to buyers, sellers, developers or
local governments seeking to voluntarily investigate or clean up contaminated land.
Properties often enter the VIC program in preparation for sale, financing or redevelopment.
Voluntary parties that complete investigation and/or cleanup activities under MPCA
oversight can receive liability assurances that protect them from future Superfund liability.
In some cases, the MPCA may use institutional controls as part of the overall site remedy
and notify interested parties of any property use conditions or restrictions.



Petroleum Brownfield: Petroleum Brownfield sites are places that may have been
contaminated with petroleum due to a past or current leak. Petroleum Brownfields
program staff assesses the risk associated with petroleum contamination at these sites
and then provide technical assistance to help get the site cleaned up, developed, and/or
transferred to a new owner.



Landfill, Open: Open landfills are landfills that are still accepting waste. This includes
facilities that accept household garbage, industrial waste, and debris from construction or
demolition. The MPCA requires that landfills are designed to bury this garbage in a controlled
manner and reduce potential impacts on the environment. Many landfills have wells installed
so that groundwater can be monitored for any contaminants that might leak into the ground.



Landfill, Closed: Closed landfills are landfills that are no longer accepting waste. This
includes landfills that are privately owned and managed, as well as those that are owned
or managed by the MPCA and are part of the formal Closed Landfill Program. The
Closed Landfill Program manages qualified closed landfills throughout Minnesota, and
conducts cleanup work and maintenance at those sites. At some of these landfills, landfill
gasses may be captured and used to create energy.



Landfill, Permitted By Rule: A landfill that is permitted by rule is not required to obtain an
individual solid waste permit if it meets certain eligibility criteria. However, it must comply with
waste management rules and regulations. Landfills may be permitted by rule if they have a
small capacity and/or operate for a short period of time. Some yard waste composting
facilities, recycling facilities and energy recovery facilities are also permitted by rule.



Contaminated Soil Treatment Facilities: Contaminated soil treatment facilities are places
that the MPCA has approved or permitted to take petroleum-contaminated soils from leak
sites and provide treatment through a number of different processes. The processes include
thermal treatment (usually by roasting soils at high temperatures), composting, or thinspreading soils and allowing natural microorganisms to biodegrade the petroleum.



Solid Waste Utilization Project: A solid waste utilization project uses certain wastes in a
new way to recycle the material instead of putting it into a landfill. An example is using
tires to create furniture. The beneficial use of waste products saves landfill capacity for
materials that do not have alternative uses. By using solid waste, individuals and
organizations can reduce disposal costs, or even generate profit through the sale of
materials that have a beneficial use.
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Leak Site: Leak sites are locations where a release of petroleum products has occurred
from a tank system. Leak sites can occur from aboveground storage tank (AST) or
underground storage tank (UST) systems as well as from spills at tank facilities. A leak can
result from an accident or from activities that occur over a long time. MPCA PRP staff
investigates potential leaks and works to minimize or clean up contamination at those sites.



Tank Site: A tank site is a place with an AST or UST of a certain size on the premises. One
tank site may have multiple tanks, and these tanks may contain food products, petroleum
products, or other substances. Tank sites include gas stations, bus companies and trucking
companies, as well as factories that process sugar beets, ethanol, pulp and paper, or
chemicals. The MPCA requires monitoring and maintenance at these sites, which helps to
ensure that tanks do not cause environmental contamination.



Construction Stormwater Permit: When stormwater drains off of a construction site, it
can carry sediment and other pollutants that can harm lakes, streams and wetlands. A
construction stormwater permit is designed to limit this pollution during and after
construction by controlling the erosion associated with construction activities. Permits are
issued to construction site owners and their operators.



Construction Stormwater Site Subdivision: A construction stormwater site subdivision is a
site where a construction project with an existing stormwater permit has been sub-divided
into smaller parcels. The subdivisions are subject to the requirements of the original permit.



Industrial Stormwater Permit: At industrial sites such as factories, salvage yards and
airports, stormwater may come into contact with harmful pollutants, including toxic
metals, oil, grease, de-icing salts and other chemicals. Industrial stormwater permits are
designed to limit the amount of these contaminants that reaches surface water and
groundwater, by requiring good practices for storing and handling materials. Facilities
with these permits must prepare a Stormwater Pollution Prevention Plan, detailing the
practices they will use to limit stormwater pollution.



Municipal Separate Storm Sewer System (MS4) Project: An MS4 is a system of
conveyances - such as gutters, ditches, city streets and storm drains - which is used as a
path for stormwater. Regulated MS4s cover large areas, and are owned or operated by a
public entity such as a city, county, township, watershed district or university. Runoff from
sidewalks, driveways and city streets can contain pollutants, such as fertilizers, oil, road
salt, litter and other debris. Permits for MS4s are designed to reduce the amount of
stormwater pollution that reaches surface water and groundwater.



Wastewater Dischargers: A wastewater discharger is a facility that generates or treats
wastewater for discharge onto land or into water. Wastewater dischargers include sewage
treatment plants, as well as ships with ballast water permits, and some manufacturers.
MPCA permits may require treatment and monitoring, and limit the amount of contaminants
that a facility can release into the environment. Wastewater permits may be classified as
State Disposal System (SDS) or SDS/National Pollutant Discharge Elimination System
(NPDES). SDS indicates that the facility needs to follow Minnesota rules and regulations for
wastewater and NPDES indicates that the facility is also subject to the regulations of the
federal Clean Water Act.



Feedlots: Feedlots may be small farms or large-scale commercial livestock operations. They
are places where animals are confined for feeding, breeding or holding. The MPCA and its
county partners place requirements on how manure is managed at feedlots, so that it does not
contaminate nearby surface water and groundwater. Most feedlots in Minnesota are only
required to register with the MPCA, but larger feedlots may be required to obtain a NPDES.
This means that they must submit plans for how they will reduce their impact on the
environment, including their plans to manage manure and control air pollution from the feedlot.
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4.1.2

Additional GeoSearch Database Listings
SEH retained HIG to perform an electronic database search of documents published by the EPA
and the MPCA. A summary of all records retrieved by the search, the minimum search distances,
and the date that source information was last updated is included in the environmental database
report in Appendix C. A list of data sources is also provided in Section 4.1.1.
The GeoSearch database report review did not include a comprehensive, exhaustive review
of all records. Listings identified with additional information are included in Section 4.1.4.

4.1.2.1

Unlocatable Listings
Environmental database reports typically include a number of “unlocatable” listings.
GeoSearch could not specifically locate these listings due to poor address information or
limitations of the US Census Bureau Topologically Integrated Geographic Encoding and
Referencing (TIGER) files. No additional unlocatable listings are identified in the
environmental database report.

4.1.3

Additional Records Review
SEH reviewed additional environmental record sources, including the MDA County Spill
Records, the MPCA “What’s in My Neighborhood” interactive mapping program, and the
MPCA PRP “Petroleum Remediation Program Maps Online.”
A review of the MPCA Spills database identified 2 listings with a general location similar to the
subject property. One of these listings was identified on the subject property with the second
listing identified as adjacent to the subject property.

4.1.4

Standard Environmental Record Review Summary
Based on information reviewed during the Standard Environmental Records Review, the
following list summarizes listings identified as potential concerns for the subject property
during the database records review. Sites of potential concern are mapped on Figure 2. A
complete summary of this listing is presented in Section 8.0.
Name
Garceau’s Hardware & Power
Equipment
Vadnais Heights Muffler Shop
(VHMS)

4.2

Location
Subject
Property
0.01mi NE

Database
RCRA LQG, SPILLS
RCRA SQG, UST, Leak

Prior Assessments
A number of listings warranted an additional file review based on their complexity and/or size to
evaluate the degree of potential impact to the subject property. SEH requested MPCA file reviews
for VIC, Leaking Underground Storage Tank sites (Leaks), and Spill sites within the vicinity of the
subject property. At the printing of this report, files had not been received from the MPCA.
File Name
Parcel 6C – Undeveloped land
Vadnais Heights Muffler Shop
Garceau Hardware & Power Equipment
Vadnais Heights Muffler Shop

4.3

Leak No./Spill No.
VP11970
11695
180621
174546

Status
Ordered, not received
Ordered, not received
Ordered, not received
Ordered, not received

Physical Setting
SEH reviewed the physical setting of the subject property from various sources.
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4.3.1

Topography
The subject property is depicted as relatively flat with slight sloping to the west on the United
States Geological Survey (USGS) 7.5-minute “White Bear Lake West Quadrangle”
topographic map (USGS 2013). The map indicates that the surface elevation of the subject
property is approximately 890-feet amsl.

4.3.2

Geology and Soils
According to the MGS Surficial Geology of the Twin Cities Metropolitan Region, (MGS, 2007),
surface geology of the site is mapped as part of the New Brighton formation, specifically silt and
clay facies. The silt and clay is interbedded with fine-grained sand in places, locally rhythmically
bedded with rare dropstones. The soil is deposited in deeper, quiet water of Glacial Lake Anoka.
Bedrock in the vicinity of the project is expected to be present approximately 100 to 110 feet
below the ground surface, with depth to bedrock increasing from southwest to northeast
(MGS, 2013). The uppermost bedrock in this area is from the St. Peter Sandstone formation.
St. Peter Sandstone is typically 156 to 168 feet thick. The bedrock consists of fine to mediumgrained quartz sandstone that is generally massive to thickly bedded (MGS, 1992).

4.3.3

Hydrogeology
Regional groundwater flow direction is southwest toward Vadnais Lake, and is expected to be
encountered within the upper 15 feet (USGS, 1992).

4.4

Historical Use of the Subject Property and Adjacent Properties
A historical review of the site and surrounding area was conducted to identify obvious
previous uses of the subject property and surrounding area in order to help assess whether
past uses may have led to RECs, CRECs or HRECs in connection with the subject property.
According to ASTM 1527-13 standard the uses of the property “shall be identified from the
present, back to property’s first developed use, or back to 1940, whichever is earlier”. The
historical review was completed by examining historic aerial photographs, topographic maps,
®
city directories and Sanborn Maps where available. Historical information was also obtained
through interviews (Section 6.0). Any significant temporal gaps in historical data are
addressed in Section 8.1 of this report.

4.4.1

Sources
The following sources were used to compile the history of the subject property and adjacent
properties presented in Sections 4.4.2 and 4.4.3.

4.4.1.1

Aerial photographs
Reasonably ascertainable historical aerial photographs showing the subject property and
surrounding areas were obtained for review from the years 1937, 1940, 1953, 1957, 1966,
1970, 1974, 1980, 1984, 1991, 1997, 2003, 2008, and 2013. Copies of the photographs
reviewed are included as Appendix D.
Due to the scale and quality of some of the photographs, it is difficult to determine minor
activities that may have occurred on the subject property.

4.4.1.2

Topographic Maps
The following historical maps were obtained and reviewed:





United States General Surveyor, 1848, T30N R22W, Wisconsin Territory, Topographic Map.
Atlas of Ramsey County, 1867, T30 R22, Topographic Map.
Atlas of Ramsey County, 1886, Plate 19, Topographic Map.
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Atlas of Ramsey County, 1898, Plat of White Bear, Topographic Map.



USGS, 1955, New Brighton, Minnesota, 15 Minute Topographic Map.



USGS, 2013, White Bear Lake, Minnesota, 7.5 Minute Topographic Map.

Atlas of Ramsey County, 1931, Section 28 T30 R22, Topographic Map.
USGS, 1902, White Bear, Minnesota, 15 Minute Topographic Map.
USGS, 1952, 1962, White Bear Lake West, Minnesota, 7.5 Minute Topographic Map,
1962 photorevised 1972, 1980, 1993.

Copies of topographic maps reviewed are included as Appendix E.
4.4.1.3

®

Sanborn Fire Insurance Maps
®

Sanborn Fire Insurance maps consist of a uniform series of large-scale detailed maps,
dating from 1867 through 1969 and depict the commercial, industrial, and residential sections
of urban areas. The maps were designed to assist fire insurance agents in determining the
®
degree of hazard associated with a particular property. Sanborn maps illustrate, in outline
form, the size, shape, construction and building material of dwellings, commercial buildings,
®
and factories. Sanborn Fire Insurance maps were not available for the project.
4.4.1.4

City Directories
City directories provide a means to investigate the past use of a site by reviewing information
for a specific address in incorporated areas. City directories were obtained for the subject
property for the years 1961, 1966, 1971, 1976, 1981, 1986/87, 1992, 1997, 2002, 2007, and
2012. Significant information is incorporated into Sections 4.4.2 and 4.4.3. Copies of city
directories are included as Appendix F.

4.4.2

History of the Subject Property
The following history of the site was compiled from information contained in the resources
listed in Section 4.4.1 of this report.
1937-1940
The subject property is an agricultural field and remains unchanged during this time.
1953-1980
By 1953, the site is undeveloped land. The 1961 City Directory identifies a building on the
subject property as Garceau Grocery & Hardware. By 1966, Garceau’s Hardware is visible on
the aerial photograph. By 1974, a second building is visible on the subject property. The
western portion remains undeveloped during this time.
1984-2013
By 1991, the development of a second building and addition on the existing building on site is
visible. The second completed building and finished addition are visible by 1997 on the
western half of the subject property. An improved parking lot surrounds both buildings by
2003. The 2012 City Directory lists Garceau’s as the subject property occupant.

4.4.3

History of Adjacent Properties
The following history of the surrounding properties was compiled from information contained
in the resources listed in Section 4.4.1 of this report.
1937-1940
Properties directly adjacent to the subject property are undeveloped land to the north and east,
Centerville Road to the south, and Edgerton Street to the west with Vadnais Lake beyond.
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1953-2012
Residential dwellings and a railroad is present to the south beyond Centerville Road. By
1957, a building is visible to the east of the subject property along Centerville Road. The
1961 City Directory lists the building occupants as Vadnais Heights Service Gas Station.
The 1966 City Directory identifies the building occupants as Vadnais Heights Service Gas
Station and Garceau Liquors. The 1976 City Directory lists Vadnais Heights Oil & Service
Gas Station, Wolters Liquors, and a vacant tenant space. The 1981 City Directory identifies
site occupants as Vadnais Heights Service Station, Wolters Liquors, and Jim’s Suprette. By
1986, the City Directory indicates that Vadnais Heights Market replaced Jim’s Suprette. The
2002 City Directory identifies the building occupants as Wolters Liquor, Bruce Peterson
DBA, Dale Street Sper, and Vadnais Heights Market. By 2012, the City Directory lists site
occupants as Vadnais Heights Auto Service and That’s Amore.

5.0

Site Reconnaissance
SEH conducted a site reconnaissance of the subject property and surrounding properties on
April 14, 2014. Select photographs of the site are included in Appendix G.

5.1

Methodology and Limiting Conditions
The site reconnaissance included a site visit to observe the subject property to the extent not
obstructed by bodies of water, buildings, heavy vegetation, stored materials, or other obstacles.
The three buildings on site were inspected, followed by the remainder of the property in
transects at a twenty foot interval.
Site reconnaissance was limited in the warehouse building due to the collapsed roof and
multiple snow piles obstructing view of materials underneath.

5.2

General Site Reconnaissance Information
SEH made the following general site reconnaissance observations.

5.2.1

Current Uses of the Subject Property
The subject property is currently vacant and has been since March 30, 2013. Previously the
subject property was occupied by Garceau’s Hardware and Power Equipment.

5.2.2

Current Uses of Adjacent Properties
Properties surrounding the subject property appear to be residential and commercial.

5.2.3

Observable Past Uses of the Subject Property
No past uses were observed during the site reconnaissance. Past uses based on historical
data about the subject property are available in Section 4.4.2.

5.2.4

Observable Past Uses of Adjacent Properties
No past uses were observed during the site reconnaissance. Past uses based on historical
data about adjacent properties are available in Section 4.4.3.

5.2.5

Geologic, Hydrogeologic, Hydrologic & Topographic Conditions
The topography of the subject property and surrounding areas is relatively flat with slight
sloping to the west. A stormwater ditch is present running north to south on the western
edge of the property.
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5.2.6

General Description of Structures
Structures located on the property include one approximately 11,200 square foot store
building, one approximately 2,400 square foot garage building, and one approximately
4,500 square foot warehouse building. The structures are surrounded by pavement
previously used for storage and parking, with a wooded area on the northeastern corner and
a mixed grass/wooded area along the western side of the subject property.

5.2.7

Roads
Roadways intersecting the subject property include Edgerton Street to the west and
Centerville Road to the south.

5.2.8

Potable Water Supply
Evidence of city water, storm and sanitary systems were observed on the subject property.

5.2.9

Sewage Disposal System
Observations indicate that the property is connected to the city sewage disposal system.

5.2.10

Storage Tanks
Two ASTs were observed at the time of site reconnaissance. One empty 250 gallon fuel oil
AST was observed in the basement of the store building connected to an old furnace last used
two to three years ago. One empty 250 gallon drain oil AST was observed on the east side of
the garage. No secondary containment was noted for the ASTs and staining was minimal.

5.2.11

Odors
No noxious odors were noted during the site visit.

5.2.12

Pools of Liquid
There were no suspicious pools of liquid observed on the subject property or adjacent properties.

5.2.13

Drums, Totes, and other Containers
Two empty drums that previously contained used fuel oil were observed on the subject
property. According to Mr. Garceau, both drums will be removed and properly disposed of
upon completion of the final inspection.

5.2.14

Hazardous Substances and Petroleum Products in Connection with
Identified Uses
Hazardous substances observed on the subject property or adjacent properties include
household-type chemicals and a locked box of propane tanks used to power forklifts.
Petroleum products in connection with identified uses are further discussed in
Sections 5.2.10 and 5.2.13.

5.2.15

Unidentified Substance Containers
No unidentified substance containers were observed on or adjacent to the subject property at
the time of site reconnaissance.

5.2.16

Polychlorinated Biphenyls (PCBs)
No transformers were observed on the subject property.

5.3

Interior Observations
Three structures were observed on-site including a store, a garage, and a warehouse. The store
was in acceptable condition with several drywall panels and carpet segments missing. The
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building is vacant with the exception of some tools and computer equipment in the basement.
Typical wear and tear was observed in the garage. The warehouse was partially obstructed
during reconnaissance due to a collapsed roof. All buildings are further discussed in Section 6.1.

5.3.1

Heating and Cooling
The subject property has forced air heating and cooling with the HVAC unit located on the
roof of the store building.

5.3.2

Stains or Corrosion
Oil staining was observed in the back work area of the store building and garage building
from routine maintenance of power equipment and snowmobiles. No signs of corrosion were
observed within the structures located on the property.

5.3.3

Drains and Sumps
One floor drain was noted in the back garage area of the store building. This drain is
connected to an oil water separator (OWS) in the basement. The OWS is maintained
regularly and was last cleaned in 2013.

5.4

Exterior Observations
SEH made the following exterior observations during the site reconnaissance.

5.4.1

Pits, Ponds, or Lagoons
No pits, ponds, or lagoons were observed on the subject property or surrounding properties.

5.4.2

Stained Soil or Pavement
Several stained areas of pavement were observed to the west of the garage building. The
staining appears to be from snowmobiles stored next to the garage building.

5.4.3

Stressed Vegetation
No stressed vegetation was observed on the subject property at the time of site reconnaissance.

5.4.4

Solid Waste
At the time of the site reconnaissance, no landfills were observed on or adjacent to the
subject property. A pile of tires and a stack of pallets were observed northeast of the store
building. Scattered debris was observed in the wooded areas and adjacent to the
roadways, although the amount of debris appeared to be minimal. Dumpsters were
observed at the commercial property to the east.

5.4.5

Waste Water
Observations indicate that the property is connected to the city sanitary sewer.

5.4.6

Wells
No wells were observed on the subject property or adjacent properties.

5.4.7

Septic Systems
See Section 5.2.9 of this report.

6.0

Interviews
Interviews were conducted with persons familiar with the subject property to obtain
information regarding the presence or possible presence of RECs, CRECs or HRECs in
connection with the subject property.
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6.1

Interview with current Owner/Occupant(s)/Site Manager
On April 14, 2014, SEH interviewed David Garceau III, the current owner of the subject
property. Mr. Garceau III inherited the property from his father, the late David Garceau II.
The limited knowledge available by Mr. Garceau’s son represents a data gap. See Section
8.1 for more information.
Mr. David Garceau III provided the following information:

6.2



The original store building was constructed in approximately 1959. The warehouse
structure was built in approximately 1974. An addition to the store was completed in
approximately 1987. Mr. Garceau III provided a copy of a Subsurface Exploration Program
report completed by Twin City Testing prior to the construction of an addition to the store
building. He allowed the report to be photographed for use in this Phase I ESA. To
construct the addition, fill material was brought in to raise the addition’s elevation to the
level of the existing store building. A review of the report revealed the addition was built on
pilings with previous fill on site removed and replaced to adequately support the structure.



A garage was built between the store and warehouse buildings in approximately 1994.
The site has been vacant since March 30, 2013 when the roof of the warehouse
collapsed due to excessive snow in the winter.



The building’s original fuel oil furnace with empty 250 gallon fuel oil AST remains intact in
the basement of the store. A forced air rooftop HVAC system was installed in
approximately 2011/2012 and the furnace has not been active since the installation. One
empty 250 gallon drain oil AST is located west of the garage.



Two empty 55 gallon drums previously containing used fuel oil are located on site. Upon
final inspection, both drums will be removed by a certified disposer. No hazardous or
petroleum products are currently stored on-site other than general household-type
chemicals. The facility does not have a generator of any kind.

Interview with adjacent site Owner(s)/Occupant(s)/Site Manager(s)
SEH interviewed Dick Debilzan, former owner/manager of Vadnais Heights Service Gas
Station located adjacent of the subject property to the east. Mr. Debilzan operated the gas
station for over 40 years. The following information was provided by him on April 8, 2014.
Mr. Debilzan reiterated the addition of fill material to the west side of the store to build up the
site for the addition to the store building.

6.3

Interview with Local Government Officials
On April 8, 2014, Gerald Urban, former Vadnais Heights city administrator, provided
information concerning a temporary greenhouse that was constructed on the subject property
in the mid-2000s. The hardware store resold plants for approximately two years with minimal
pesticide chemicals on-site. Mr. Urban stated he knew of no spills/chemical releases on the
subject property except for minor spills from mechanical work on power equipment.

6.4

Interview with Others
No one else was interviewed during the completion of this Phase I ESA.

7.0

Vapor Migration Considerations
As referenced in Section 2.1 of ASTM E1527-13, “Vapor migration must be considered no
differently than contaminated groundwater migration in the Phase I investigation. While
E2600-10 provides an industry consensus methodology to assess vapor migration, use of
E2600-10 methodology is not required to achieve compliance with AAI – an environmental
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professional (EP) may use alternative methodology as deemed appropriate, but this must be
documented in the Phase I report” (i.e., it must be “capable of being reconstructed by an EP
other than the EP responsible for the Phase I”).
In this Phase I investigation, the methodology used to conduct this vapor migration
assessment is the Buonicore Methodology (Buonicore 2011). This method can be used when
groundwater flow direction is known or can be inferred. The tables below show the distances
from the target property that determines the possibility of a site causing/having caused a
vapor encroachment condition (VEC).
A VEC is “the presence or likely presence of chemicals of concern (COC) vapors in the subsurface of the target property cause by the release of vapors from contaminated soil or
groundwater either on or near the target property.”
Net Reduction in Area of Concern of Known or Suspect
Chemicals Of Concern (COC) Sources
Source Location

Distance (feet) E 2600-10

Distance (feet) - E 2600-10 with
Buonicore Methodology

Up-gradient

1,760

1,760

Down-gradient

1,760

100

Cross-gradient

1,760

365

Net Reduction in Area of Concern of Known or Suspect
Petroleum Hydrocarbon (PHC) Sources
Source Location

Distance (feet) E 2600-08

Distance (feet) - E 2600-10 with
Buonicore Methodology

Up-gradient

528

528

Down-gradient

528

100 (LNAPL)

-

-

30 (dissolved)

Cross-gradient

528

165 (LNAPL)

-

-

95 (dissolved)

If a site has appropriate conditions to be considered a VEC for the subject property, it is in turn
considered a REC for the subject property; therefore, sites identified as RECs in Section 8.0
were not considered during the vapor assessment. Vapor consideration for sites already identified
as RECs are addressed during the regulatory file reviews where information is available.
As stated in Section 1.3, groundwater flow direction is expected to be southwest in the
vicinity of the subject property. Based on the findings from the vapor consideration
assessment, no VECs were identified during completion of this vapor migration assessment.

8.0

Findings and Opinions
SEH has completed this Phase I ESA, and based on the information presented above, the following
findings and opinions are summarized below. The following features are mapped on Figure 2.



Historic maintenance activities and associated substances/petroleum products,
subject property. The outdoor used oil AST, two 55 gallon drums, indoor oil water
separator and floor staining within the structure on the subject property indicate
maintenance activities most likely occurred on-site. A second AST is located outside of
the warehouse. The ASTs and drums are empty; however, no secondary containment
was observed for either AST. The subject property is also listed as a RCRA conditionally
exempt small quantity generator. No hazardous waste information or violations are
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reported. Historic maintenance activities and associated substances/petroleum products
are a REC for the subject property.

8.1



Spill Number 180621 has an address matching that of the subject property. The Spill
details indicate a rusty colored sludge located in/near a wetland next to the subject
property. The Spill was reported and closed on the same day in 1996. There is no file for
this listing. This is a REC for the subject property.



Former Vadnais Heights Muffler Shop, 3433/3435 Edgerton Street. Currently, Amore
restaurant, Vadnais Heights Grocery and Vadnais Heights Auto Center is located on this
site located adjacent east of the subject property. A fuel station was located at the site for
at least 40 years, prior to site redevelopment with the existing commercial structure, and
the MPCA identifies the site as Vadnais Heights Muffler Shop. The environmental database
search identified a closed Leak and a closed Spill listing for the site. The Spill involved a
release of 50 gallons of regular gasoline from a hose and was reported in 1992. The Spill
file was closed in 1996. Three gasoline and transmission fluid tanks (200-500 gallon
capacity) were removed from the site in 1998. It is expected that the release identified in
the Leak file was identified during the tank removal activities. According to the MPCA
environmental databases, groundwater and soil was impacted by used oil in 1998,
groundwater monitoring was completed and off-site contamination occurred. Although the
Leak file was closed in 2001, contaminated soils do remain on-site. The Leak file was
ordered, but not available for review in time for completion of the report. The former muffler
shop is also listed as a RCRA large quantity hazardous waste generator of toxic and
ignitable waste with no violations. This site is a REC for the subject property.



Fill material of unknown origin placed on the subject property for additional development
around 1987 represents a de minimis condition.



The small quantity of tires, wood pallets and debris located on the subject property
represent a de minimis condition.

Data Gaps and Data Failures
The following data gaps were identified in completion of the ESA. The significance of the data
gaps has been evaluated by the environmental professional as follows:

9.0



The original owner of the subject property, David Garceau II, is deceased and was not
interviewed. His son David Garceau III has limited knowledge of the site; however, based
on the availability of historic data and information obtained from interviewing the former
adjacent property owner (Mr. Debilzan – Vadnais Heights Muffler Shop), this gap in data
is not considered significant.



The roof of the warehouse building on the subject property was collapsed at the time of the
walkover and limited the ability to fully inspect the building. Based on the vacant status of the
subject property and known historical uses, this data gap is not considered significant.



The MPCA Leak file for the Former Vadnais Heights Muffler Shop was ordered, but was not
available for review prior to the completion of this Phase I ESA. The significance of this data
gap is only related to ruling out the site as a REC for the subject property. If the release and
on-site activities adequately assessed and/or cleaned up soil, groundwater and soil vapor
impacts; or the impacts do/will not affect the subject property, this site may not be a REC for
the subject property. Because that information is not known, this site is considered a REC.

Conclusions
SEH has performed a Phase I Environmental Site Assessment in general conformance with
the scope and limitations of ASTM Practice E 1527-13 of the subject property specifically
described in Section 2.1. Any exceptions to, or deletions or deviations from, this practice are
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described in Sections 1.4 and 10.0 of this report. This Phase I ESA has identified the
following, RECs or CRECs in connection with the subject property.

10.0



Historic maintenance activities and associated substances/petroleum products on
the subject property, REC.



Spill No. 180621, on the subject property, REC.



Former Vadnais Heights Muffler Shop, 3433-3435 Edgerton Street, REC.

Deviations
Other than the limitations and exceptions listed in Section 1.4 and Section 8.1, there was no
substantial deletions, deviations, or additions from this practice.

11.0

Limitations and Standard of Care
This ESA was completed in general accordance with ASTM E 1527-13, Standard Practice for
Environmental Assessments and SEH’s agreement with the City of Vadnais Heights. The
findings and conclusions of this report are not scientific certainties, but probabilities based on
professional judgment regarding the significance and accuracy of the collected data. When
reasonably ascertainable, environmental data was obtained and reviewed. However, the
accuracy of the sources and collected data is not the responsibility of SEH.
When a Phase I ESA is completed without subsurface exploration or chemical analyses of
the soil and/or groundwater at the site, no statement of scientific certainty can be made
regarding the environmental or subsurface conditions resulting from either on-site or offsite
pollutant sources. The possibility always exists for contaminants to migrate from one property
to another via surface water, groundwater or soil. The ability to accurately assess the
environmental risk associated with the transport of pollutants through these media to the site
is beyond the scope of this Phase I ESA.
This Phase I ESA report was prepared for the exclusive use of the City of Vadnais Heights.
The negotiated scope of work imposed limitations on the collection and interpretation of
evidence, consistent with the ASTM Standard, resulting in a commensurate uncertainty as to
the conclusions drawn. The degree of uncertainty was deemed acceptable by the City of
Vadnais Heights. Any third party interested in using or relying upon this report must first
secure written authorization from the City of Vadnais Heights and SEH, and agree to accept
SEH’s terms and conditions respecting indemnification and agreed upon limitations of liability.
SEH’s services were conducted in a manner consistent with the level of care and skill
standard to the industry. The conclusions and recommendations contained in this report were
arrived at in accordance with generally accepted professional practice at this time and
location. Other than this, no warranty is implied or intended.
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13.0

Signature(s) of Environmental Professional(s)
I declare that, to the best of my professional knowledge and belief, I meet the definition of
Environmental professional as defined in §312.10 of 40 CFR 312 (Appendix H).
I have the specific qualification based on education, training, and experience to assess a
property of the nature, history, and setting of the subject property. I have developed and
performed the all appropriate inquiries in conformance with the standards and practices set
forth in §312.10 of 40 CFR 312.

__________________________________
Erin E. Borgschatz
Environmental Geologist
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EXECUTIVE SUMMARY
American Engineering Testing, Inc. (AET) was authorized by the City of Vadnais Heights to
conduct a Phase II Environmental Site Assessment (ESA) for the Garceau Hardware property
located at 3429 Centerville Road in Vadnais Heights, Minnesota (the Site).
Findings and Opinions
This Phase II Environmental Site Assessment has revealed the following information regarding
the potential environmental conditions assessed in connection with the Site:


The Site is underlain by fill and debris. The debris extends to depths of up to 16 feet
beneath the Site. The fill is underlain by organic swamp deposits that appear to be
related to former wetland and alluvium associated with Vadnais Lake.



The soils beneath the Site have been impacted by diesel range organics (DRO), gasoline
range organics (GRO), volatile organic compounds (VOCs), polynuclear aromatic
hydrocarbons (PAHs), and metals. In addition to DRO, GRO and VOC impacts,
petroleum odors were noted in the soils in SB-1. The source of the petroleum is likely
the former Vadnais Heights Muffler Shop closed leak site located northeast of the boring
location. The source of DRO and elevated metals in SB-3 may be surficial impacts from
the former presence of a waste-oil aboveground storage tank in this area. Concentrations
of PAHs detected in SB-2, SB-3 and SB-5 are likely associated with debris in the fill
soils beneath the Sit.



Groundwater impacts at the Site included DRO, GRO, VOCs, PAHs and arsenic.
Arsenic impacts to groundwater exceeding the Environmental Protection Agency
Maximum Contaminant Levels indicates the potential that either treated wood or other
sources of arsenic contamination were buried with debris at the Site. DRO, GRO and
VOC impacts in boring SB-1 are likely associated with the former Vadnais Heights
Muffler Shop closed leak site. The remaining groundwater impacts are likely associated
with debris associated with the fill buried on the Site.



Soil gas vapor detections exceeding ten-times the Residential Intrusion Screening Value
included 1,2,4-trimethylbenzene, benzene, cyclohexane, n-hexane, and xylenes in sample
SV-1. The source of these VOCs in soil gas is likely groundwater contamination from
the petroleum release at the former Vadnais Heights Muffler Shop adjacent to the site.

Recommendations
Based on the observations, findings, and discussion above, AET recommends the following
actions be conducted during the planned Site development:
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1. The presence of soil and groundwater impacts above regulatory levels warrants a
Response Action Plan (RAP) to manage associated risks;
2. DRO and GRO impacts above regulated fill criteria warrants specialized management
or disposal of soils during Site development;
3. Asbestos containing materials within the fill debris are considered Regulated
Asbestos Containing Material and will need to be managed in accordance with federal
and state regulations during Site development.
4. Vapor mitigation controls may need to be incorporated during future construction
activities depending upon planned use of the Site and location of future buildings.
Please contact AET if assistance is needed to implement the recommendations above.
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1.0 INTRODUCTION
1.1 Site and User Identification
American Engineering Testing, Inc. (AET) was authorized by the City of Vadnais Heights to
conduct a Phase II Environmental Site Assessment (ESA) for the Garceau Hardware property
located at 3429 Centerville Road in Vadnais Heights, Minnesota. Hereafter, the assessed
property will be referred to as the “Site.”
Figure 1 shows the Site location. Appendix A contains a list of the acronyms and abbreviations
used in this report.
1.2 Purpose
We have performed a Phase II ESA at the Site to determine if contamination is present at the Site
and for the following objectives:


To evaluate potential soil, groundwater, and soil vapor contamination associated with the
Site;



To assess and document contamination sufficiently to submit a Response Action Plan
(RAP) for the Site to the Minnesota Pollution Control Agency (MPCA);



To assess and document contamination sufficiently to obtain a No Association
Determination from the MPCA Voluntary Investigation and Cleanup (VIC) program
and/or similar assurance from the Voluntary Brownfield program.

These objectives are based on AET’s understanding of the City of Vadnais Heights’ desire to
purchase the Site for redevelopment.
2.0 BACKGROUND
2.1 Site Description and Features
The Site is located at 3429 Centerville Road in Vadnais Heights, Minnesota. The survey
location of the Site is in Section 32, Township 30, Range 22 in Ramsey County. The Site is
comprised of about 2.38 acres located in a primarily residential area.
The buildings at the Site are currently vacant. Formerly, Garceau Hardware operated on the Site,
utilizing the store building, garage, and shed located on the property. Figure 2 shows the
configuration of the Site.
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At present, neighboring property uses include:


North: Residential



East: Commercial property with former gas station/auto repair and market



South: Centerville Road with residential beyond



West: Edgerton Road with Vadnais Lake beyond

2.2 Physical Setting
The Site is situated within 150 feet of Vadnais Lake. Soils encountered beneath the Site during
the investigation consisted of fill underlain by swamp and alluvial deposits associated with the
lake. Fill encountered consisted of building materials such as brick, concrete, tile, glass, and
wood. Groundwater was encountered beneath the Site at depths ranging from 11 to 16 feet
below ground surface (bgs). Groundwater is estimated to flow to the west toward Vadnais Lake.
Additional information pertaining to the physical setting was included in a previous Phase I ESA
(SEH, May 6, 2014).
2.3 History of Site and Vicinity
The previous Phase I ESA indicated that the Site was developed for use as a hardware store in
the late 1950’s, and an adjacent property to the east, the former Vadnais Heights Muffler Shop,
was used as a gas station for over 40 years. A petroleum release, which was investigated and
subsequently closed by the MPCA, was identified at the adjacent property. The business at the
Site was identified as having a history of conducting small engine maintenance utilizing various
chemicals and petroleum products. In addition, City staff indicated that demolition debris had
been used for fill and buried beneath the western portion of the Site.
2.4 Previous Environmental Reports
AET reviewed the Phase I ESA previously completed by SEH for the Site. SEH concluded that
the historic use of the Site for maintenance activities, the former spill of an unknown substance,
and the presence of a petroleum release on the adjacent property are considered recognized
environmental conditions at the Site and a Phase II ESA was warranted.
AET reviewed previous environmental investigation reports, prepared by Pinnacle Engineering,
for the adjacent Vadnais Heights Muffler Shop property to the east. The reports documented the
presence of petroleum impacts to groundwater on the eastern portion of the Site. The petroleum
release file was closed by the MPCA following completion of an investigation and one year of
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groundwater monitoring. One of the monitoring wells, MW-1, was located on the Site, in the
proximity of push probe boring, SB-1.
3.0 PHASE II ESA ACTIVITIES
3.1 Scope of Services
The scope of this Phase II ESA was defined in the Standard Agreement for Contractor Services
between the City of Vadnais Heights and AET, from AET’s Proposal No. 03-05497, authorized
on February 27, 2015, and includes the following:


Developed a work plan to document the methods and procedures to be used to evaluate
potential sources of contamination identified in the Phase I ESA.



Cleared public underground utilities at proposed boring locations through the Gopher
State One Call system and a private locating service.



Excavated five test pits at select locations to depths of up to 13 feet on the Site. The soils
removed from the test pits were field screened and observed for the presence of debris
and/or dump materials.



Collected samples of suspect building materials in test pits for laboratory analysis of
asbestos content.



Advanced six push probe soil borings at select locations on the Site to visually classify
and characterize soils. Soil cuttings were disposed by thin spreading on the Site
following completion of drilling.



Prepared logs of the borings and screened the recovered soil samples with a
photoionization detector (PID) for the presence of organic vapors, and noted obvious
odors and visual evidence of contamination.



Collected one soil sample from each boring (total of six soil samples) and three
groundwater samples from selected borings for laboratory analysis of the following:
o Diesel range organics (DRO)
o Gasoline range organics (GRO)
o Volatile organic compounds (VOCs)
In addition, four soil samples and two groundwater samples were analyzed for the
following:
o Polynuclear Aromatic Hydrocarbons (PAHs)
o The eight Resource Conservation and Recovery Act (RCRA) metals
Finally, one soil sample was analyzed for the following:
o Polychlorinated biphenyls (PCBs)
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Collected three soil gas vapor samples from an approximate depth of four to six feet for
laboratory analysis of VOCs using Method TO-15.



Prepared this Phase II ESA report that summarizes the results of field sampling activities,
a figure showing sampling locations, boring logs, sheets describing methodologies used,
tables summarizing the laboratory analytical results, a discussion of the results, and our
conclusions and recommendations.

It should be noted that AET conducted a survey of building materials in the buildings on the Site
to determine whether asbestos was present. The results of the asbestos building survey are
included under separate cover.
3.2 Additional Research and Data Reviewed
As part of this Phase II ESA, the City of Vadnais Heights obtained and AET reviewed the
following additional regulatory files:


Minnesota Pollution Control Agency (MPCA) Leak No. 11695, Vadnais Heights Muffler
Shop, 3433 Centerville Road, Vadnais Heights. This file contained a Remedial
Investigation Report and an Annual Monitoring Report, prepared by Pinnacle
Engineering.

3.3 Environmental Sampling Rationale
The Phase II ESA environmental sample locations were selected to focus on potential
contaminant sources as described in Section 2.3 and to achieve a distribution of sampling
locations encompassing potential contamination across the Site. Figure 2 shows the Phase II
ESA sampling locations. The sampling methods, depths and analytical parameters were selected
to generate data which AET considers useful to achieve the objectives described in the Purpose
section of this report.
The rationales for specific boring/test pit locations and soil sample depths are described below:


Test pits TP-1 to TP-4 were located along the western boundary of the Site and test pit
TP-5 was located within the parking lot to assess potential fill debris on the western
portion of the Site.



Soil boring SB-1 and soil vapor probe SV-1 were located to assess for potential
petroleum impacts due to the documented leak site adjoining to the east/northeast (Leak
No. 11695). A soil sample for laboratory analysis was collected from SB-1 at the depth
with the highest organic vapor reading detected with the PID.
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Soil borings SB-2 to SB-5 and soil vapor probes SV-2 and SV-3 were advanced near
stained areas or heavy vehicle traffic areas to identify potential impacts from these
potential release areas. Soil samples for laboratory analysis were collected from the
uppermost two feet in these borings to evaluate surficial impacts. Due to the presence of
debris which caused insufficient recovery in SB-3, an additional sample was collected
from 0-12’ in this boring.



Soil boring SB-6 was advanced with a hand auger within the building to assess potential
impacts from an oil/water separator. The soil sample for laboratory analysis was collected
from a depth determined to be directly beneath the bottom of the separator.

3.4 Environmental Sampling Methods
Appendix B contains information sheets which detail AET’s standard environmental sampling
methods. Site-specific considerations or variations from the standard approaches are described
in the sections below.
3.4.1 Field Exploration Technologies
The field exploration for this Phase II ESA included push probe borings, hand auger borings, test
pits, temporary monitoring wells, and soil vapor probes. The required Minnesota Department of
Health (MDH) sealing records are included in Appendix C.
The sampling locations were recorded using a hand-held global-positioning system (GPS), with a
manufacturer-reported accuracy of three meters.
Temporary monitoring wells were installed and sampled in accordance with the Minnesota
Department of Health (MDH) rules relating to wells and borings, Chapter 4725.
Temporary vapor probes were conducted and sampled in accordance with MPCA guidance
document c-s4-06, “Risk-Based Guidance for the Vapor Intrusion Pathway.”
Test pits were excavated by Swan Companies. A trackhoe was used to excavate each test pit for
environmental observation and sampling. The test pits were backfilled with the same material
which had been removed, and the excavator packed the surface with the bucket.
3.4.2 Field Screening Techniques
Soil samples were screened in the field using a PID equipped with a 10.6 electron volt (eV) lamp
to measure organic vapors in parts-per-million (ppm). AET also noted obvious odors and
observed the samples for visual evidence of contamination.
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3.4.3 Laboratory Analytical Methods
AET submitted soil, groundwater and soil gas samples to TestAmerica Laboratories, Inc.
(TestAmerica) for laboratory analysis. The laboratory analytical reports and chain-of-custody
records are provided in Appendix D.
Soil
Soil samples were analyzed for the chemical parameters below by the methods referenced:


DRO: Wisconsin Department of Natural Resources (WDNR) modified DRO method



GRO: WDNR modified GRO method



VOCs: United States Environmental Protection Agency (EPA) method 8260B



PAHs: EPA method 8270D



PCBs: EPA method 8082A



The eight metals of the RCRA list: EPA methods 6010C/7471B

Groundwater
Groundwater samples were analyzed for the chemical parameters below by the methods
referenced:


DRO: WDNR modified DRO method



GRO: WDNR modified GRO method



VOCs: United States Environmental Protection Agency (EPA) method 8260B



PAHs: EPA method 8270D



The eight metals of the RCRA list: EPA methods 6020A/7470A

Soil Gas Vapor
Soil gas vapor samples were analyzed for VOCs by EPA method TO-15.
Asbestos
Suspect building materials collected from the test pits were analyzed for bulk asbestos using
polarized light microscopy, EPA Method 600.
3.4.4 QA/QC Sampling
The laboratory provided a trip blank for VOCs in soil.
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3.5 Reference Standards
In this Phase II ESA, we compare the analytical results to the baseline environmental regulatory
standards in use by the MPCA. The reference standards are included in the results tables for
comparison with assessment results. The media-specific standards are described in the sections
below.
3.5.1 Soil Standards
The following reference standards apply to potential contaminant exposures in soils:


MPCA Tier 1 Residential Soil Reference Values (SRVs): Compound-specific values for
long-term soil exposure in unrestricted-use settings (i.e., residential) above which an
unacceptable risk to human health is predicted to exist.



MPCA Tier 2 Industrial SRVs: Compound-specific values for long-term soil exposure in
industrial/commercial-use settings.



MPCA Tier 1 Soil Leaching Values (SLVs): Compound-specific values in unsaturated
soils above which an unacceptable risk of leaching to groundwater and/or receptors is
predicted to exist.



DRO and GRO Criterion: SRVs do not exist for DRO or GRO soil impacts. Instead the
MPCA Remediation Division applies the guidance document “Best Management
Practices for the Off-Site Reuse of Unregulated Fill,” which states that petroleumimpacted soil exhibiting measured DRO or GRO concentrations over 100 milligrams-perkilogram (mg/kg) or PID screening results over 10 ppm is considered “regulated” for
reuse. Stricter standards may apply based on the intended property use, soil management
considerations, or local solid waste ordinances.



PID Screening Criterion: The practical detection limit of a PID is considered to be one
ppm, although field conditions during sampling may result in higher background
measurements.

3.5.2 Groundwater Standards
The following reference standards apply to exposures in groundwater:


MDH Health Risk Limits (HRLs): Compound-specific values for drinking water in
various exposure scenarios above which an unacceptable risk to human health is
predicted to exist. AET references the lowest value for a given compound because the
MPCA applies the lowest value in risk assessment for groundwater as a potential
drinking water source.
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MDH Health Based Values (HBVs) or Risk Assessment Advice (RAAs): Where toxicity
data is sufficient to suggest human health risks yet insufficient to set a HRL value, the
MPCA applies the provisional HBVs and RAAs.



EPA Maximum Contaminant Levels (MCLs): Compound-specific values for drinking
water “at the tap” above which an unacceptable risk to human health is predicted to exist.
AET references the MCLs for compounds with no assigned HRLs, HBVs, or RAAs.

3.5.3 Soil Gas Vapor Standards
The following reference standards apply to the potential inhalation of vapors by intrusion from
contaminated soil gas to indoor air environments:


MPCA Residential Intrusion Screening Values (ISVs): Compound-specific inhalation
risk screening values for VOCs in residential settings due to vapor intrusion. A
multiplication factor of 10 to 100 times is applied to ISVs to reflect attenuation during
vapor intrusion from soils, sub-slab spaces, or groundwater.



MPCA Industrial ISVs: Compound-specific inhalation risk screening values for VOCs in
industrial/commercial settings due to vapor intrusion. A multiplication factor of 10 to
100 times is applied to ISVs to reflect attenuation during vapor intrusion from soils, subslab spaces, or groundwater.



PID Screening Criterion: The practical detection limit of a PID is considered to be one
ppm, although field conditions during sampling may result in higher background
measurements.

4.0 PROJECT RESULTS
4.1 Research and Data Review
AET’s review of additional documents identified the following information regarding the
potential environmental conditions under assessment:


A review of the file for Leak 11695 indicated the extent of petroleum contamination from
the leak was primarily limited to the Former Vadnais Heights Muffler Shop property and
the eastern edge of the Site. The groundwater gradient determined during the leak
investigation was to the west-southwest and southwest.
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4.2 Field Observations
AET performed the field exploration and sampling for this Phase II ESA on March 6 (test pits)
and March 12, 2015 (soil borings/soil vapor sampling). The observational data collected during
field exploration activities at the Site are included on the logs in Appendix C.
4.2.1 Soil Boring Observations
Fill soils were identified in all six borings, ranging from 2 to 16 feet thick. The observed fill
materials generally consisted of silty sand, sand with silt and gravelly sand. Debris was observed
in all borings except SB-6 and consisted primarily of concrete, wood and brick. Additional
glass, tile and paper were noted in SB-1. A strong gasoline odor was noted in fill materials from
boring SB-1.
Natural topsoil and alluvial deposits were observed beneath the fill in all borings except SB-4.
The alluvium consisted of fat clay, silt and sand extending to depths of 7 to 25 feet bgs. Water
levels in borings were measured between 12 and 16 feet bgs in borings SB-1, SB-2, and SB-4.
Groundwater was not encountered in borings SB-3 and SB-5. Soils in boring SB-6 appeared wet
at 6 feet bgs.
4.2.2 Test Pit Observations
Fill soils were identified in all five test pits, generally consisting of silty sand. Test pit TP-1 was
the only test pit to be extended to the depth of natural soils at about 11 feet bgs with the final
depth at about 13 feet bgs. The remaining test pits were excavated to depths ranging from 3 to 9
feet bgs. Debris was observed in all five test pits and included concrete, brick, wood, metal,
glass, plastic, tile, pipe, flooring, roofing, and other miscellaneous building materials.
Groundwater was encountered at a depth of about 11 feet bgs in TP-1. The natural soils in TP-1
consisted of topsoil or swamp deposits.
4.3 Field Screening Results
The screening data collected during field exploration activities at the Site are included on the
logs in Appendix C. PID readings were less than one ppm, except in SB-1. The results in SB-1
ranged from 12.0 to 869.7 ppm, with the highest readings detected from 8 to 18 feet bgs. Table 1
summarizes the PID results for test pits and borings at the Site.
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4.4 Laboratory Analysis
Appendix D includes the laboratory analytical reports and chains-of-custody for this Phase II
ESA. The sections below summarize the laboratory results.
4.4.1 Soil Analytical Results
Table 2 summarizes the results of laboratory analyses performed on soil samples. The soil
results are reported in milligrams-per-kilogram (mg/kg), which is equivalent to ppm. The
reference standards are included on the table for comparison and evaluation of impacts.
DRO/GRO
Laboratory analyses detected DRO in five of six soil samples and GRO in one of six soil samples
analyzed for these parameters. Detected DRO results ranged from 6.56 to 277 mg/kg in samples
SB-1 (10’-12’), SB-2 (0’-2’), SB-3 (0’-2’), SB-4 (2’-4’), and SB-5 (0’-2). The measured
concentrations of DRO exceeded 100 mg/kg in samples SB-1 (10’-12’) and SB-3 (0’-2’). The
measured concentration of GRO exceeded 100 mg/kg in sample SB-1 (10’-12’).
VOCs
Laboratory analyses detected various VOCs in one of six soil samples analyzed for these
parameters. The measured results for SB-1 (10’-12’) did not exceed the MPCA criteria, except
for the following:


Benzene and ethylbenzene greater than the Tier 1 SLV;



Naphthalene greater than the Tier 1 Residential SRV;



1,2,4-trimethylbenzene, 1,3,5-trimethylbenzene and xylene greater than the Tier 2
Industrial SRV.

PAHs
Environmental laboratories report the analytical results for each PAH compound separately. In
accordance with MPCA guidance, AET normalizes the results for the subfamily of carcinogenic
polynuclear aromatic hydrocarbons (cPAHs) to the toxicity of benzo(a)pyrene (BaP) by applying
a designated “potency equivalency factor” to each compound and calculating the weighted sum
as total cPAHs (also known as “BaP equivalents”).
Laboratory analyses detected various PAHs in three of four soil samples analyzed for these
parameters. The measured results did not exceed the MPCA criteria, except for the following:


BAP equivalent greater than the Tier 1 SLV in sample SB-3 (0-12’);
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BaP equivalent greater than the Tier 2 Industrial SRV and Tier 1 Residential SRV in
samples SB-2 (0’-2’) and SB-3 (0’-12’).

RCRA Metals
Laboratory analyses detected various RCRA metals in each of the soil samples analyzed for
these parameters. The measured results did not exceed the MPCA criteria, except for the
following:


Chromium greater than the Tier 1 SLV in soil samples SB-3 (0’-12’) and SB-6 (6’-7.5’).

PCBs
Laboratory analyses detected various PCBs in the soil sample analyzed for this parameter. The
measured results did not exceed the MPCA Tier 1 Residential SRVs.
4.4.2 Groundwater Analytical Results
Table 3 lists the results of laboratory analyses performed on groundwater samples. The water
results are reported in micrograms-per-liter (µg/L), which is equivalent to parts-per-billion (ppb).
The reference standards are included on the table for comparison and evaluation of impacts.
DRO/GRO
Laboratory analyses detected DRO in the three groundwater samples and GRO in one of the
three groundwater samples analyzed for these parameters. Detected DRO results ranged from
295 to 1,350 µg/L in samples SB-1, SB-2, and SB-4. The detected GRO result was 9,680 µg/L
in sample SB-1. The measured concentrations of DRO and GRO exceeded the MDH HBV of
200 µg/L.
VOCs
Laboratory analyses detected various VOCs in two of three groundwater samples analyzed for
these parameters. The measured results for SB-1 and SB-2 did not exceed the MDH HRLs,
except for the following:


1,2,4-trimethylbenzene, 1,3,5-trimethylbenzene, benzene, ethylbenze, toluene, and
xylenes greater than the MDH HRLs.

PAHs
Laboratory analyses detected various PAHs in the two groundwater samples analyzed for these
parameters. The measured results did not exceed the MDH HRLs, except for the following:


BaP equivalent greater than the MDH HRL in samples SB-2 and SB-4.
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RCRA Metals
Laboratory analyses detected various RCRA metals in the two groundwater samples analyzed for
these parameters. The measured results did not exceed the MDH HRLs. Arsenic in samples SB2 and SB-4 exceeded the EPA MCLs.
4.4.3 Soil Gas Vapor Analytical Results
Table 4 lists the results of laboratory analyses performed on soil gas vapor samples. The vapor
results are reported in micrograms-per-cubic-meter (µg/m3). The reference standards are
included on the table for comparison and evaluation of impacts.
VOCs
Laboratory analyses detected various VOCs in the three soil gas vapor samples analyzed. The
measured results did not exceed ten times the MPCA Residential ISVs, except for the following:


1,2,4-trimethylbenzene, benzene, cyclohexane, n-hexane and xylenes greater than tentimes the Residential ISV in sample SV-1 (4’-6’).

4.4.4 Asbestos Sample Analytical Results
Laboratory analyses detected asbestos fibers in two of 12 bulk samples submitted from the test
pits. The samples with measured asbestos fibers results were collected from test pits TP-2
(insulation) and TP-3 (floor tile).
5.0 DISCUSSION AND OPINIONS
5.1 Soil
Subsurface sampling during this Phase II ESA indicates that the fill soils in the tested areas are
typically at least nine feet thick and may range up to 16 feet thick, with the exception of beneath
the store building where fill soils are about two feet thick. Debris was encountered within the fill
in all soil borings and test pits, with the exception of SB-6. Debris encountered included
building materials such as concrete, brick, tile and wood, as well as glass and paper. Soil boring
SB-1 was sampled within the natural alluvial soils where field screening PID results were
highest. Soil borings SB-2, SB-3, SB-4 and SB-5 were sampled within the shallowest fill soils,
generally above debris, except for SB-3, where the sample for analysis of PAHs, PCBs and
metals was collected from 0 to 12 feet bgs due to limited recovery. Soil boring SB-6 was
sampled near the bottom of the boring, in the natural alluvial soils.
During this Phase II ESA, DRO and/or GRO concentrations exceeding the MPCA criterion for
unregulated fill were detected in soil borings SB-1 and SB-3. In soil sample SB-1 (10’-12’),
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various petroleum-related VOCs were detected above MPCA criteria. The BaP equivalent
exceeds the MPCA’s Tier 2 Industrial SRVs and Tier 1 Residential SRVs in fill soils at sample
locations SB-2 (0’-2’) and SB-3 (0’-12’). Asbestos was detected in building materials observed
in test pits TP-2 and TP-3.
The source of elevated DRO, GRO and VOCs in the soil sample collected from SB-1 is most
likely impacted groundwater associated with the former Vadnais Heights Muffler Shop property
located to the northeast of the boring location. The source of DRO and elevated metals in SB-3
may be surficial impacts from the former presence of a waste-oil AST in this area.
Concentrations of PAHs detected in SB-2, SB-3 and SB-5 are likely associated with debris in the
fill soils beneath the Site.
5.2 Water
The DRO concentrations exceeded the MDH HBVs for total petroleum hydrocarbons in
groundwater samples SB-1, SB-2 and SB-4. The GRO concentration exceeded the MDH HBV
for total petroleum hydrocarbons in groundwater sample SB-1. In groundwater sample SB-1,
concentrations of various petroleum-related VOCs exceeded the MDH HRLs. In groundwater
samples SB-2 and SB-4, results exceeded the MDH HBVs for BaP equivalents and the EPA
MCLs for arsenic.
The source of elevated DRO, GRO and VOCs in SB-1 is most likely impacted groundwater
associated with the adjacent former Vadnais Heights Muffler Shop property. The source of DRO
in SB-2 and SB-4 may be contaminants associated with debris in the fill or organic soils beneath
the fill on the Site. Elevated concentrations of arsenic in SB-2 and SB-4 may be associated with
treated wood from building debris placed with fill and debris beneath the Site. Wood debris
(construction lumber) was observed in contact with groundwater in test pit TP-1. Concentrations
of PAHs in the water in SB-2 and SB-4 are likely associated with the debris placed beneath the
Site. It should be noted that elevated PAHs in the water samples may be due to the presence of
contaminated sediments in the samples collected, since PAHs generally do not readily dissolve
into the liquid phase in the environment.
5.3 Soil Gas Vapor
The measured VOC concentrations in soil gas vapor samples were greater than ten-times the
Residential ISVs for 1,2,4-trimethylbenzene, benzene, cyclohexane, n-hexane, and xylenes in
sample SV-1. No other VOCs were identified above ten-times the Residential ISVs in the soil
vapor samples collected.
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The source of the VOCs in soil gas is likely impacted groundwater associated with a plume of
petroleum contamination that has migrated from the Vadnais Heights Muffler Shop property
located to the northeast of the SV-1 boring location.
5.4 Asbestos
Samples collected from test pits TP-2 and TP-3 tested positive for asbestos fibers. The materials
sampled were insulation (TP-2) and floor tile (TP-3) building materials. Ten other building
material samples collected from the test pits did not return positive results.
6.0 CONCLUSIONS
This Phase II ESA has confirmed the presence of contaminant impacts to soil, groundwater and
soil gas at the Site. Based on the boring locations and debris present, the impacts detected on the
Site appear to be associated with the former Vadnais Heights Muffler Shop (SB-1, SV-1) and fill
containing debris brought on to the Site (SB-2, SV-2, SB-3, SV-3, SB-4, SB-5). Minor
concentrations of DRO and metals in SB-3 (0-2’) may be associated with surficial spills related
to past use of a waste oil AST in this part of the Site. Soil boring SB-6, beneath the northeast
corner of the store building, had no measured results above relevant regulatory criteria,
suggesting that no release has occurred from the oil/water separator in this area.
7.0 RECOMMENDATIONS
Based on the observations, findings, and discussion above, AET recommends the following
actions be conducted during the planned Site development:
5. The presence of soil and groundwater impacts above regulatory levels warrants a
Response Action Plan (RAP) to manage associated risks;
6. DRO and GRO impacts above regulated fill criteria warrants specialized management
or disposal of soils during Site development;
7. Asbestos containing materials within the fill debris are considered Regulated
Asbestos Containing Material and will need to be managed in accordance with federal
and state regulations during Site development.
8. Vapor mitigation controls may need to be incorporated during future construction
activities depending upon planned use of the Site and location of future buildings.
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8.0 REPORT CLOSURE
8.1 Standard of Care
AET has endeavored to perform services for this project in a manner consistent with the level of
skill and care ordinarily exercised by other members of the profession currently practicing in this
area, under similar budgetary and time constraints. No warranty, express or implied, is made.
This report is based on our current understanding of the project and conditions at the Site. If
conditions differing from our original understanding or findings are identified, AET should be
consulted to determine if there are material impacts on our conclusions or recommendations.
8.2 Methodology
This Phase II ESA has been conducted under the supervision of an Environmental Professional,
pursuant to ASTM Practice E1903-11, and for the objectives described in the Purpose section of
this report. AET’s findings, opinions, conclusions, and recommendations are based on the Scope
of Services defined in this report.
8.3 Remarks
The data derived through this Phase II ESA has been used to develop professional opinions about
the subsurface and environmental conditions at the Site. However, we recognize that not all
critical information may have become known to AET and that no exploration program can fully
reveal what is in the subsurface. As a result, there may be impacted locations or media that were
not detected, and there may be contaminants present other than those for which we tested given
the Purpose and Scope of Services for this Phase II ESA.
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9.0 QUALIFICATIONS AND SIGNATURES
I, Mike Hultgren, declare that, to the best of my professional knowledge and belief, I meet the
definition of Environmental Professional as defined in §312.10 of 40 CFR 312 and I have the
specific qualifications based on education, training, and experience to assess a property of the
nature, history, and setting of the Site. We have developed and performed the assessment in
conformance with the practices set forth in ASTM: E1903-11.
Report Authored By:

Report Reviewed By:

Calista Timmerman
Environmental Engineer

Mike Hultgren, P.G.
Senior Geologist
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