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Directive

March 9, 2022

Proposal to establish a Rental Property Task Force

Purpose: Investigate major issues to consider in reaching a decision to sell or retain ownership of UUFM’s 
rental property. This includes an analysis of financial costs & benefits of each option, both long term& short 
term.

Questions to consider:
•	 What are the legal boundaries of the property? Should they be redrawn? (Legal Description)
•	 What is the market value of the property? (  Property Review and Valuation)
•	 What likely maintenance costs are looming if the house remains rental property? Are we breaking even, 
or losing money? (Income and Expenses)
•	 How will selling the property affect the rest of our site? What adjustments will we need to make—park-
ing lot, garden, playground, green space, etc.? (Going Forward)
•	 Are there alternative uses for the house that meet our values? Would they be affordable? How have other 
religious communities and UU churches used their property to live out their mission? (Not addresses)
•	 Other (To Keep and To Sell)

Outcome:
A written summary of key findings, addressing all of the above questions and any others that arise, present-
ed to the Board of Directors.

Timeline:
Findings of the work group are to be submitted to the Board by November 2022.
The soonest a congregational vote could be held on sale of the property is at the annual meeting in spring of 
2023. This allows ample time for research & widespread discussion among the congregation.

Members:
Todd Schweim, Chair
Lee Ganske
Dave Schostag
Jim Vonderhaar
Connie Rovney



https://beacon.schneidercorp.com/Application.aspx?AppID=387&LayerID=5678&PageTypeID=1&PageID=0
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Parcel ID R01.08.14.477.006
Property Address 935 CHARLES AVE 

MANKATO, MN 56001
Sec/Twp/Rng N/A
Brief Tax Description AUDITORS PLAT 35 S75' OF E100' 004 000 00

(Note: Not to be used on legal documents)
Area N/A
Use Code 4BB1-Residential Non-Homestead single unit
Tax Authority Group MANKATO CITY SCH 0077

* The Use Code is the Assessor Of�ce's determination of the use of the property for the
current assessment year and is not the same as the property's zoning.

* Please contact the zoning authority for information regarding zoning.

Lot Dimensions Regular Lot: 100.00 x 75.00
Lot Area 0.17 Acres; 7,500  SF

Residential Dwelling
Occupancy Single-Family
Style 1 Story Brick
Architectural Style Ranch
Year Built 1960
Roof Hip/Asph Shgl
Flooring Carpet/Linoleum
Foundation Masonry Wall
Exterior Material Other
Interior Material Sheet Rock
Brick or Stone Veneer
Total Gross Living Area 1,428 SF
Attic Type None; 
Number of Rooms 0 above; 0 below
Number of Bedrooms 4 above; 2 below
Basement Area Type Full
Basement Area 1,428
Basement Finished Area 700 - Rec. Room (Single)
Plumbing 2 Full Bath;
Appliances
Central Air Yes
Heat Forced
Fireplaces
Porches
Decks
Additions
Garages 480 SF (24F W x 20F L) - Att Brick (Built 1960);  

#1 - (1) Driveway Asphalt-Double, Standard Normal, Built 1990

Date Seller Buyer Recording eCRV
Sale Condition -
NUTC Type

Multi  
Parcel Amount

3/8/2005 VICTORY LIFE
CHURCH

UNITARIAN UNIVERSALIST FELLOWSHIP
OF MANKATO

CRV-
20723

20723 Reject Sale Multiple
Parcels

Deed   $465,000.00

 There are other parcels involved in one or more of the above sales: 
Recording: CRV-20723 - Parcel: R010814477002 
Recording: CRV-20723 - Parcel: R010814477005 
Recording: CRV-20723 - Parcel: R010814477007 

Summary

Owners
Primary Owner
UNITARIAN UNIVERSALIST FSHP 
937 Charles Ave 
Mankato MN 56001

Alternate Taxpayer Fee Owner

Land

Residential Dwellings

Yard Extras

Sales


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Permit # Date Description Amount

12-1220 09/01/2012 Misc 26,000

  2022 Values 2021 Values 2020 Values 2019 Values 2018 Values 2017 Values

EMV
Improvement

$185,100 $142,100 $133,400 $133,400 $122,800 $120,600

EMV Land $32,800 $32,800 $32,800 $35,700 $35,700 $35,700

EMV
Machine

$0 $0 $0 $0 $0 $0

EMV
(Estimated
Market
Value) Total

$217,900 $174,900 $166,200 $169,100 $158,500 $156,300

Green Acres
Value

$0 $0 $0 $0 $0 $0

    2022 Payable 2021 Payable 2020 Payable 2019 Payable 2018 Payable 2017 Payable

  Estimated
Market
Value

$174,900 $166,200 $169,100 $158,500 $156,300 $143,100

  Taxable
Market
Value

$174,900 $166,200 $169,100 $158,500 $156,300 $143,100

               

  Net Tax
Amount

$2,212.00 $2,122.00 $2,152.00 $2,022.00 $1,984.00 $1,734.00

+ Special
Assessments

$20.00 $20.00 $20.00 $20.00 $20.00 $20.00

= Total Taxes
Due

$2,232.00 $2,142.00 $2,172.00 $2,042.00 $2,004.00 $1,754.00

+ Penalty $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

+ Interest $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

+ Fees $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

- Amount Paid $1,116.00 $2,142.00 $2,172.00 $2,042.00 $2,004.00 $1,754.00

= Outstanding
Balance

$1,116.00 $0.00 $0.00 $0.00 $0.00 $0.00

Tax 
Year Receipt

Payment 
Date

Tax
Amount

Special
Assessment Penalty Interest Fees

Total 
Payment

2022 B22.2703 5/16/2022 ($1,106.00) ($10.00) $0.00 $0.00 $0.00 ($1,116.00)

2021 B21.5112 10/15/2021 ($1,061.00) ($10.00) $0.00 $0.00 $0.00 ($1,071.00)

2021 B21.2236 5/17/2021 ($1,061.00) ($10.00) $0.00 $0.00 $0.00 ($1,071.00)

2020 B20.5777 10/15/2020 ($1,076.00) ($10.00) $0.00 $0.00 $0.00 ($1,086.00)

2020 B20.2869 5/15/2020 ($1,076.00) ($10.00) $0.00 $0.00 $0.00 ($1,086.00)

2019 B19.4562 10/15/2019 ($1,011.00) ($10.00) $0.00 $0.00 $0.00 ($1,021.00)

2019 U19.2493 4/23/2019 ($1,011.00) ($10.00) $0.00 $0.00 $0.00 ($1,021.00)

2018 U18.15049 10/8/2018 ($992.00) ($10.00) $0.00 $0.00 $0.00 ($1,002.00)

2018 U18.5103 5/8/2018 ($992.00) ($10.00) $0.00 $0.00 $0.00 ($1,002.00)

2017 U17.13930 10/2/2017 ($867.00) ($10.00) $0.00 $0.00 $0.00 ($877.00)

2017 U17.7028 5/11/2017 ($867.00) ($10.00) $0.00 $0.00 $0.00 ($877.00)

2016 U16.14238 10/3/2016 ($864.00) ($10.00) $0.00 $0.00 $0.00 ($874.00)

2016 U16.7348 5/13/2016 ($864.00) ($10.00) $0.00 $0.00 $0.00 ($874.00)

2015 U15.15687 10/9/2015 ($765.00) ($10.00) $0.00 $0.00 $0.00 ($775.00)

2015 U15.4661 5/7/2015 ($765.00) ($10.00) $0.00 $0.00 $0.00 ($775.00)

Permits

Valuation - Assessment Year

Taxation

Taxes Paid

Photos
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No data available for the following modules: Doing Business As, Agricultural Land, Commercial Buildings, Agricultural Buildings, Delinquent Taxes,
Amortized Special Assessments, Ditch Special Assessments.

Sketches

Version 2.3.212

Blue Earth County and its employees assume no responsibility for the consequences of inappropriate uses or interpretations of the
data.
User Privacy Policy  
GDPR Privacy Notice

Last Data Upload: 8/15/2022, 5:33:25 AM

Developed by
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Parcel ID R01.08.14.477.008
Property
Address

N/A

Sec/Twp/Rng 14/108/27
Brief
Tax Description

E100' OF PORTION OF GL 11 LYG S OF AUD PLAT 35 & N OF B E RIVER
ADDITION 014 108 27
(Note: Not to be used on legal documents)

Area N/A
Use Code 5E-Exempt Properties
Tax Authority
Group

MANKATO CITY SCH 0077

* The Use Code is the Assessor Of�ce's determination of the use of the property for the
current assessment year and is not the same as the property's zoning.

* Please contact the zoning authority for information regarding zoning.

Lot Area 0.22 Acres ; 9,583 SF

#1 - (1) Shed W10.00 x L16.00 160 SF, Frame Shed, Low Pricing, Built 1990
#2 - (1) Paving - Asphalt 1,300 SF, Concrete Parking Lots, Low Pricing, Built 1980

  2022 Values 2021 Values 2020 Values 2019 Values 2018 Values 2017 Values

EMV
Improvement

$2,200 $1,900 $1,700 $1,600 $1,400 $1,400

EMV Land $19,200 $19,200 $19,200 $19,200 $19,200 $19,200

EMV
Machine

$0 $0 $0 $0 $0 $0

EMV
(Estimated
Market
Value) Total

$21,400 $21,100 $20,900 $20,800 $20,600 $20,600

Green Acres
Value

$0 $0 $0 $0 $0 $0

No data available for the following modules: Doing Business As, Agricultural Land, Residential Dwellings, Commercial Buildings, Agricultural Buildings, Sales,
Permits, Taxation, Pay Property Taxes, Delinquent Taxes, Taxes Paid, Amortized Special Assessments, Ditch Special Assessments, Sketches.

Summary

Owners
Primary Owner
UNITARIAN UNIVERSALIST FSHP 
937 Charles Ave 
Mankato MN 56001

Alternate Taxpayer Fee Owner

Land

Yard Extras

Valuation - Assessment Year

Photos

Legal Description



Property Review
Andy Roberts has been in the house repeatedly over 
the past several years. The following are notes from 
that conversation. 
• 	 The roof was looked at in 2021 and is in  
	 fair condition.
• 	 Major appliances, electric, and siding are in  
	 fair condition.
• 	 Plumbing will be an issue in coming years.
• 	 Upcoming expenses for the property will be 		
	 roughly the same as they have been in the past.
• 	 The interior of the house is cluttered. However, 		
	 there are no immediate needs.

Income/Expense History 
Year              2016/2017       2017/2018    2018/2019    2019/2020    2020/2021     2021/2022 
Rent/Income  $14,400           $14,400       $14,400         $14,400       $14,650       $15,000   
Taxes                 $ 1,751   $1,879          $2,023    $2,107           $2,157          $2,142 
Repairs       $847  $6,453           $376          $0  $995               $0 
Insurance    $1,000  $1,000        $1,000    $1,000        $1,000        $1,000 
Other Expenses              $135                                   
Net Income  $10,802             $5068     $10,866    $11,293      $10,498        $11,858

Average Annual Income  $10,064 
Monthly Average Income      $839 
Current Monthly Rent   $1,250

Pros and Cons for the future of UUFM Rental Property
 

Arguments for keeping the property: 
CONS: 

1. Property is currently (by nonprofessional opinion) in “fair” condition. It will 
probably require upgrade expenses especially if we hope to increase the current 
rental charge and/or change tenants. 

2. May require “professional” management rather than the current volunteer 
parishioner method. 

PROS: 
1. Maintain control of a property that is in very close proximity to our existing 

worship space. (See site maps above) 
2. Potential to upgrade and increase rental income. 
3. Explore alternative uses that would meet our values.  
4. Potential property value and rental income increases due to inflation. 

 

Arguments for selling the property: 
CONS: 

1. Lose control of a property that is in very close proximity to our existing worship     
space. (See site maps above) 

2. Will require upgrades to best optimize sale price 
3. Because of current site boundaries, there will be yet undetermined costs for 

surveying and legal costs for resetting boundaries which may require easements and 
/or zoning variances. 

4. Even with new boundaries, the property is in close proximity to our existing 
worship space. 

PROS: 
1. Potential for an immediate cash infusion to parish treasury of $200,000+. This is 

equal to almost 20 years of income at the current level of net rental income. 
2. Cash infusion could be used for immediate financial needs of the parish. 
3. Removes the property from our responsibility for it. 

Income and Expenses

Valuation
Parcel 417-006
Appraised value: $217,406
Zillow Value Estimate: $241,200
Zillow Rent Estimate: $2,146

Parcel 417-008
Appraised Value: $21,400
Estimated value: unknown
Can compare to neighboring property.

Note: Easements will have an effect on the price of 
each property. 

Todd spoke with an associate who buys homes, 
improves them, and resells. He said that Zillow 
estimates for home resale are remarkable accuate for 
our purposes. Home Inspector

Contacted Closer Look Home Inspections. The esti-
mate is $583.00.

Surveyor

Contacted Widseth for an estimate of combing two 
parcels and redrawing property lines. Spoke with 
Brian Belcamp, a verbal estimate is coming. 

If we decide to reconfigure property lines, the re-
configured properties must meet current code and 
be approved by Mankato Planning and Zoning. This 
includes structure setbacks, inpervious surfaces, etc. 

Estimate is $2,800.00. See Contract Letter.



Going Forward

Leave As Is
The Fellowship would take no action and leave as is. 
We could seek property management to ease  
the responsibilities on Buildings and Grounds and 
our volunteer pool. This will reduce our monthly 
income, however.

Change of Focus
Due to the current UUFM financial forecast, we did 
not investigate alternative uses for the house that 
meet our values.

The change of focus would need to be board/budget 
driven. All investigated options would come with 
additional expenses.

Rev. Rita has provided tools to investigate what  
other Fellowships are doing. 

Zoning rules and regulations are in appendix A. 
Condition use permits are required for day care 
center, half-way house, etc.
 

Improved Rental
Todd spoke with an associate who buys homes, 
improves them, and resells. He said that Zillow 
estimates for home rental are remarkable accuate. 
Zillow estimates our rental on the property to be 
roughly $2,146. We are currently charging signifi-
cantly less. 

If the Fellowship would like to use the rental as a 
source of income, the board could consider autho-
rization of additional funds to be spent on home 
improvements in order to attract renters at the  
estimated $2,200 per month rate.

Selling
In order to sell property, the Fellowship needs to 
decide to sell one or both properties. If both, the  
Fellowship would hire a surveyor to change property 
lines and record at the following at the county:		
    1.) 	 Change property line in front of house.
	 2.) 	 Change property line in back of house or  
			   incorporate lot 417-006 with 417-008.
	 3.) 	 Create easement in front and along west  
			   side of property line. This would need to  
			   include language regarding snow removal,  
			   asphalt maintenance, etc.

Selling Estimates
	 1.) 	 Survey/county registration: $2,850+. See 
appendix B.
	 2.) 	 Appraisal: $1,500
	 3.) 	 House Inspector: $585.00
	 4.) 	 Realtor Fee: ranging from 3-6%.

The above are estimates, no quotes. The Fellowship 
needs to decide if parcels are to be combined and/or 
property lines edited, and what easements to incor-
porate prior to getting a quote.



Arguments for  
keeping the property:

CONS
•	  Property is currently (by non-professional  

opinion) in “fair” condition. It will require  
upgrade expenses if we hope to increase the  
current rental charge and/or change tenants.

•	  May require “professional” management rather 
than the current volunteer parishioner method.

PROS
•	  Maintain control of a property that is in very 

close proximity to our existing worship space. 
(See site maps.)

•	  Potential to upgrade and increase rental income.
•	  Explore alternative uses that would meet our 

values.
•	  Potential property value and rental income  

increases due to inflation.
•	  Property provides consistent, long-term, 
	 cash flow.
•	 Property provides a community garden.  

The garden is a popular part of the Fellowship. 
5-6 people maintain it, while additional people 
pick up produce and socialize over the garden. 

Arguments for  
selling the property:

CONS
•	  Lose control of a property that is in very close 

proximity to our existing worship space.  
(See site maps.)

•	  Lose control of other purposes for the prop-
erty, such as: meetings, youth classes, housing 
for group home, public service agency, low cost 
rental for needy family, etc.  

•	 Will require upgrades to best optimize sale price
•	 Because of current site boundaries, there will be 

yet undetermined costs for surveying and legal 
costs for resetting boundaries which may require 
easements and /or zoning variances.

•	 The new property boundaries would be in very 
close proximity to our existing worship space.

PROS
•	 Potential for an immediate cash infusion  

to Fellowship treasury of $200,000+. This is equal  
to almost 20 years of income at the current level 
of net rental income.

•	 Cash infusion could be used for immediate  
financial needs of the fellowship.

•	 Removes the property from our responsibility  
for it. This responsibility has been falling on a 
smaller, aging group of volunteers.

•	 Our volunteer resources are limited, selling the 
property allows the fellowship to refocus these 
resources on the church itself.

Considerations
There are obviously several potential financial ex-
penditures to these options. The board can request 
further exploration of these if desired



Appendix A







Appendix B






