
Special Congregational Meeting 

People of Hope Lutheran Church 

November 3, 2019 

 

The meeting was called to order at 11:03 a.m. by Eric Lee, Mission Leadership Team (MLT) vice chair.   

Pastor Dan Doering offered the opening prayer.   

The quorum was met by the number of voting member missionaries in attendance.    

The MLT moved to approve the selling of Lot A to a developer who will develop Section 42 rent-

controlled housing.  The motion was seconded by Cindy Johnson. 

Discussion and questions: 

Process for developing the land sale proposal:  Marilyn Hansmann discussed the process used by the 

POH land use task force.  Members met with Steve Borchardt, Director of the Coalition for Rochester 

Area Housing and David Dunn, Direction of the Olmsted County HRA (Housing and redevelopment 

authority) about the need for and process to develop Section 42 housing in Rochester.  It is expected 

that if POH plans to go forward with this option a non-refundable deposit could be required and that the 

developer would need to obtain financing by June 2020 to be able to apply for the Section 42 

development tax credit in 2020.   

Question:  Potential property and capital gains taxes: It was stated that the ELCA synod office 

recommended POH obtain legal counsel to fight the  current property tax assessment made by Olmsted 

County on Lot A.  This has been instituted by MLT and is early in this process.  It is not expected that 

POH would be required to pay capital gains on the sale of lot A since the church is tax exempt.  This will 

be confirmed with the real estate lawyer. 

Question:  Will there be enough availability of bus service for Section 42 housing since currently there is 

no weekend bus service to this area.  The developer would need to work with the city about bus service 

and that a BART system hub is only one quarter mile away from the church.   

Section 8 and disability housing availability: Likely a few units would be set aside for section 8 and 

disability housing if the Section 42 housing is built on Lot A.  Potentially these section 8 units would be 

used to transition people from homelessness.   

Has a developer been chosen already?  No.  A commercial realtor would be chosen and the Coalition for 

Rochester Area Housing has information on developers who work with Section 42 housing and would 

help with requirements for the proposal.   

 

 

Expected value of Lot A:  Based on comparable properties, the value of the Lot A is estimated to be 

between $405,032 and $685,339.   



How would proceeds of the sale be used?  It has not been decided yet how all of the sale proceeds 

would be used.  A major concern is paying off the $123,000 mortgage balance.  Due to POH’s current 

financial status the Mission Investment Fund is allowing POH to pay only interest for the next 7 months.  

There will also be a pledge drive in the future to retire the mortgage.   

Were all comparable for estimating the value of the lot A undeveloped lands?  Yes. 

Comment:  Land sold to develop Section 42 units usually sells for less than unrestricted lots.   

Question:  How long does a developer need to keep the units as Section 42 housing?  At least 10 years. 

Comment:  Concern that the lot sale would not be closed until 2 years from now and POH needs the 

financing much sooner than that.  Before the lot is sold an RFP (request for proposal) would be written 

to indicate our requirements which could include the date by which the sale needs to be completed.   

What kind of structure would the Section 42 housing be? To keep the building affordable it is not expect 

this to be over 4 stories high as taller buildings have higher cost fire related building requirements.   

Comment:  Be aware that all restrictions added to the RFP (request for proposal) will decrease the value 

of the property.    

Effect on neighborhood if Section 42 units are build:   There would need to be a neighborhood meeting 

early in the process to discuss the change of this lot to high density housing.  It is expected the neighbor 

would be contacted early on due to the need to change the zoning of the lot.   

Comment:  Steve Borchardt, Director, Coalition for Rochester Area Housing has said that Section 42 

housing does not decrease property value or increase the amount of crime.   

Comment:  If the neighbors strongly oppose they will need to go to a city council meeting also to 

discuss.  It is not known how the building would affect the local school or traffic.   

Jackie Lee called the question:  Votes were 24 yea and 29 nay so did not pass and discussion continued.   

Question:  What does the entire congregation at the meeting need to approve?  The congregation 

would need to approve listing Lot A for sale and MLT will develop the RFP.   

Comment:  Can we affort to sell to low income housing?  We need to maximize the amount the land is 

sold for.   

Comment:  Remember the mission to help those in need.  People of Hope has never been all about 

money as a church. 

Question:   Can a labyrinth still be built if Lot A is sold? 

Comment:  The Tuesday (November 5) school referendum includes money to look at an increase in the 

size of Harriet Bishop School.   

Comment:  Thank you to the teams and MLT.  Trust the MLT. 

Comment:  Sale of Lot A could both pay the mortgage and meet our purposes.  Potentially could build a 

labyrinth in Lot A. 



Comment:  Thank you to the land use team for the congregation education and paths, etc. developed on 

Lot C.   

Question:  What happens if the vote doesn’t pass today?  It would mean that Lot A would not sell for 

section 42 housing.  This would not be the last discussion on selling the area and the next motion would 

need to be determined prior to another meeting. 

Question:  Where does the west side of Lot A end?  It runs along the edge of the driveway.  The mission 

house is not in lot A and there would still be room for a garden. 

Will Schouten called the question which passed. 

Paper ballots were distributed.  They were counted by Aaron Steele and Heather Temple and Mike 

Johnson was a witness. 

The motion “The Mission Leadership Team moves to approve the selling of Lot A (the hayfield “ east of 

the church building) to a developer who will develop Section 42 rent-controlled housing passed with 56 

yea votes and 3 nay votes. 

It was moved by Pastor Dan with a second by Cindy Johnson to end the meeting and it was approved by 

the meeting attendees.   

Pastor Dan gave a closing prayer.   

The meeting ended at 12:03 p.m. 

Diane Olson, scribe 

 

 

 

 

 

 


