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You won’t hear the term
“urban renewal” associated
with the effort to revitalize

downtown Mankato and North
Mankato.

With the razing of historic build-
ings, creation of a downtown mall
and its eventual failure as a retail
center, the urban renewal of the
1970s and ’80s carries some bag-
gage.

Decades later, the cities are in
the midst of a “City Center renais-
sance.” This time, say supporters,
it’s being done right.  

“People who’ve lived here a
while talk about urban renewal,”
said Eric Harriman, an urban plan-
ner and coordinator of the City
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June Commercial Real Estate Opportunities

40 Good Counsel Drive • Mankato, MN 56001
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Karla Jo Olson, Broker
Dan Robinson, Agent

HIGHWAY 22

FOR SALE: Four highly visible lots on
Hwy 22 across from Menards. Good value 

for B-3 zoned area. 13.44 acres, 
2.47 acres, 3.71 acres and/or 17.55 acres.
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INDUSTRIAL ROAD

FOR SALE OR LEASE: Up to 97,095 sq. ft. 
of warehouse/production space (can be 

divided) with 11 loading docks, 4 drive-in 
doors; fully sprinkled; land for future 

expansion.

1600 MADISON AVE

FOR LEASE: Variety of suite sizes 
available in this professional office building 

on Madison Avenue; choose from single 
office w/reception area, or 3 to 6 office 

suites, or up to approx 7,200 sq. ft.

NEW!

MADISON AVE LAND

FOR SALE: One of a few remaining lots on 
Madison Avenue. 1.50+ acres with direct 
access from Madison Avenue, high traffic 
area at the new intersection with North 

Victory Drive.

MADISON EAST 
CENTER

MADISON AVENUE

TO RIVER HILLS

VICTORY DRIVE
SITE

Photos by Pat Christman

Renovated office space occupies the lower floors of the HECO building, while the upper floor are being renovated as condos. 

Much of blueprint grew from Envision 20/20 process

Doing a
City Center
renaissance

the right way 

Our employees can enjoy the
amenities of downtown.

— MATT BRAND, I&S GROUP

Private guys aren’t going to build roads or a civic center.
Without that civic center and things, 

the other stuff wouldn’t have happened.
— TONY FRENTZ, FRENTZ CONSTRUCTION

Reviving the core

Jake’s
coming to
St. Peter

The former St. Peter
Food Co-op building won’t
be vacant long.

The family
that operates
Jake’s
Stadium
Pizza will
open a Jake’s
this fall in
the building,
located just
off the main
drag through
St. Peter

near the Highway 99 bridge.
Wally and Brenda Boyer

just moved Jake’s from its
longtime location on the cor-
ner of Stadium and Monks,
down the street to the for-
mer Green Mill site. The
move was necessitated by
the sale of the corner proper-
ty for a new CVS Pharmacy.

That land sale also caused
the nearby Highland Liquor
to be razed. Highland had
been managed for 21 years
by Wally’s brother, Doug
Boyer. Doug and his wife,
Lisa, will run the St. Peter
Jake’s with Wally and
Brenda as co-owners.

Doug has been working
at the Mankato store since
the liquor store closed last
fall. “I’ve been learning the
ropes. It’s exciting.
Hopefully we’ll do well in
St. Peter,” Doug said.

The family or relatives
also own the Jake’s Pizza in
New Ulm and St. James. 

State shuts down
PJ’s Pizzeria

While the Boyers are
bringing a pizzeria to St.
Peter, another has gone
away — thanks to trouble
with the Minnesota
Revenue Department.

The state revoked the
sales tax permit of Patrick
Stang, who operated PJ’s in
the 400 block of Minnesota
Avenue.

The state alleges he owes
more than $30,000 in sales
taxes after failing to file
sales taxes between October
of last year and March of
this year. He also didn’t pay
during periods between
2007 and 2010.

The sales tax is consid-
ered a “trust tax” — in
which customers pay the
tax expecting it to be
forwarded to the state.

Spending Smart

An auto
lease you
can do
By Gregory Karp
McClatchy-Tribune News Service

Consumers who lease
vehicles are confronted with
a decision after a few years
of ownership. Do I give
back the car after the con-
tractual lease period ends,
or do I buy it?

The decision can spawn
uncertainty and angst. And
it’s more relevant today than
ever because of low buyout
prices written into lease
contracts several years ago
versus today’s unusually
high used-vehicle prices.
The result is that many con-
sumers will discover they
can buy their leased car for
less than market value. That
makes it a financially good
idea to buy the vehicle, even
if they only want to resell it
and pocket the difference.

“There is a high likeli-
hood your vehicle is worth
more than the lease-end
value,” said Eric Lyman,
spokesman for ALG, a data
provider of leasing values to
the automotive industry.

If your goal is to spend
less money on vehicles, per-
sonal finance experts almost
universally advise against
leasing, compared with buy-
ing a vehicle and keeping it
a long time. Still, about 43
percent of luxury cars and
18 percent of mainstream
cars will be leased over the
next couple of years, accord-
ing to ALG estimates.

Typically, lease contracts
include an option to buy.
Here are factors to consider
if you’re thinking about buy-
ing out a lease.

■ BBuuyyoouutt  pprriiccee:: In lease
terminology, this is essen-
tially the “residual value” of
the vehicle. It’s a number
you’ll find in your lease con-
tact. This is the predeter-
mined price you agreed to
pay if you wanted to buy the
car at the lease’s end. In the-
ory, the dollar figure repre-
sents the unused value of
the vehicle when the lease
term expires. The buyout
price can vary from the
residual value by the
amount of a security deposit
or a buyout fee.

DEAR BRUCE: My cousin is mar-
ried but has been separated for
more than 10 years. They didn’t
divorce due to her being
able to stay on his health
insurance. Her husband is
a big spender and if he
should pass away could she
be liable for the balance on
his credit card? It is not a
joint account. ——  PPaatt,,  vviiaa
eemmaaiill
DEAR PAT: The fact that
your cousin is separated in
most situations is of no
moment, she and her husband are
still married! The fact is that if he

passes away and he leaves a large
credit card balance is not unusual.
If there are assets in his estate

those assets would have to
be used to settle the
account. If there is no
estate your cousin has no
obligation to attire those
debts since she is not on
the credit account. If there
are others on any of his
accounts, they may have
obligations. It would seem
to me that your cousin is
completely safe. 

DEAR BRUCE: My sister is emo-

tionally ill and lives with my 87-
year-old mother. Four years ago,
she convinced my mother that my
brother and I were stealing from
her. She even created crime
scenes. My mother believed her.
We have been unable to convince
my mother that the story is a
fraud and over the last three years
she has cut off all contact.
Apparently, she has legally dis-
owned her entire family, including
eight grandchildren. Do we have
any recourse if this is my mother’s
“choice?” ——  SSuussaann,,  vviiaa  eemmaaiill
DEAR SUSAN: If your mother is
in command of her faculties she

has a right to disown, cutoff con-
tact, etc. In the event she is not in
charge of her faculties, if you
choose you can go to court and try
to have her declared incompetent
and either you or your brother her
guardian. If it is a question of the
value of her estate, that is one
thing, but the situation apparently
is that your sister, emotionally ill
or not, is living with and helping
care for your mother. It’s unfortu-
nate that your mother believes the
stories that your sister is telling.
Apparently she has convinced her
and while I am sure that you guys
are hurt, there is little I can think

of, as long as she has her faculties,
that you can do about this. You
should know the grandchildren
have no claim on your mother’s
estate unless they are specifically
remembered in a will. If your
mother dies in testate, which
mean without a will, then all of
the siblings will have an equal
claim on the estate and you will
have to apply it to the Surrogates
Court for one of you to be appoint-
ed administrator of that estate. I
can tell you now this is going to
be a very nasty enterprise.

TIM
KROHN
Free Press

BRUCE
WILLIAMS

Smart Money

A sort of separation: Will cousin be liable for her big-spending spouse?

Please see KROHN, Page C8 Please see CITY CENTER, Page C4 Please see KARP, Page C4

Please see WILLIAMS, Page C3



Mankato Free Press 06/05/2011

Copyright 2011 Mankato Free Press June 6, 2011 1:55 pm / Powered by TECNAVIA

Copy Reduced to 65% from original to fit letter page

Continued from Page C1

Center Partnership. “It was a big
municipal push in those days — not
just here but a lot of places — saying
‘we need to do this.’ Now you see
these partnerships doing it the right
way, energizing the community and
the business community and seeing
what people want.”

Tony Filipovitch, chairman of the
Urban & Regional Studies department
at Minnesota State University, said
1970s renewal was too grand and
failed to pay attention to preserving
downtown housing and aesthetics.

“The nickname for urban renewal
back then was ‘urban bulldozer’ — it
was to provide housing and remove
blight,” Filipovitch said.

In Mankato, a great deal of student
housing was razed. While the housing
was largely dilapidated, Filipovitch
said it also removed a large number
of students who lived and shopped
close to downtown.

And, he said, commercial buildings
were bulldozed or altered with an eye
solely on commerce and not on aes-
thetics.

The difference today is a clearer,
long-range vision developed by a
cross-section of residents and a pub-
lic-private approach.

“There will be a continuous
improvement on the plan. I think in
our previous efforts that’s what was
missing,” said Mankato City Manager
Pat Hentges. 

“In the ’70s urban redevelopment
and the mall, when the newness wore
off, we didn’t keep making the
improvements.”  

A vision
Much of the blueprint for the

cities’ core grew from the Envision
20/20 process several years ago,
which brought together residents,
businesses, academics and govern-
ment leaders who developed various
general goals for the city.

While the city moved ahead with
public projects, including consolidat-
ing city offices in Mankato Place,
operating the civic center and invest-
ing in roads, the private sector creat-
ed the City Center Partnership, a sub-
sidiary of Greater Mankato Growth.

“There was a need for an organiza-
tion to coordinate everything,”
Harriman said.

“We’re here to help that synergy of
a vibrant core area. The aesthetics,
marketing, business retention.”  

The group so far has 60 invested
partners who pay an annual member-
ship. The group is doing focus groups
to identify goals in the five geograph-
ic areas in the City Center, which
stretches from Madison Avenue to
near West High School and the Sibley
Parkway and along Belgrade Avenue
in North Mankato.

“Some area may need better pedes-
trian traffic and another area might
need something else,” Harriman said
of the reason for the focus groups.

Public-private partnership
“It’s quite important that you have

both private and public involved,”
said Tony Frentz, whose construction
firm has played a big role in down-
town Mankato. He renovated the
Graif building and the Emy Frentz
Arts Center, and is finishing up on
the HECO building.

“Private guys aren’t going to build

roads or a civic center. Without that
civic center and things, the other
stuff wouldn’t have happened.”

He cited the Hilton Garden Inn
built by Curt Fisher, Paulsen
Architects locating downtown, and
Mike Brennan’s renovation of the
Landkamer building as some of the
earlier projects brought downtown by
public investment.

“The Landkamer was one of the
first total renovations. We saw that it
worked and there was a lot of other
stuff going on that showed us it can
work.

“The city spurred all of that.”
Hentges said changes in downtown

streets was one key, specifically the
Second Street extension over the
Veterans Memorial Bridge, as well as
new medians, lighting and converting
one-ways to two-ways.

“Those were major investments to
the downtown and that’s what we
concentrated on,” Hentges said.

He said the infrastructure work
helped bring the major private con-
struction projects, including
MinnStar Bank, as well as a number
of storefront rehabilitations that bring
private sector investments.

“They brought more stable rent,
employers and employees to the civic
center marketplace.”

The city is now analyzing traffic on
Cherry and Warren streets for possi-
ble conversion to two-way streets.

And the city is beginning renova-
tions of the Law Enforcement Center,
which Hentges believes will help spur
more private development in that
area.

An urban experience
Many of the businesses that have

located to the City Center say it is
providing the ambiance that employ-
ees and visitors like.

“Our employees can enjoy the
amenities of downtown. They can
step out to get a bite to eat and do
things they couldn’t in our former
location,” said Matt Brand, an engi-
neer at I&S Group. The firm recently
relocated its offices to the HECO
building. “There’s an excitement
down here.”

While I&S looked at building a

new office in a business park, Brand
said they knew they belonged down-
town. And they were able to work
with a clean slate, having their archi-
tects design their two floors of office
space.

“One of our architects said it’s like
having a living museum where our
clients can see the work we do. We
even left part of the ceiling open so
people can see the HVAC and electri-
cal work.”

The firm’s move coincides with an
expansion of I&S Group’s business.
While beginning as a firm that
served southern Minnesota, I&S now
is licensed in 24 states and actively
working in a dozen. Their clients
include Menards, Kohl’s and Abra
Auto Body.

Belgrade boost
While the bulk of investments has

been in downtown Mankato,
Belgrade Avenue in North Mankato
also has seen steady development.

The long vacant Marigold site
near the Veterans Bridge has a new
office and residential building con-
structed by businessman Van
Moody. He is moving ahead with a
second phase of construction on the
property.

Brunton Architects is building a
new office on a small lot between
existing buildings across the street.
Brunton also will start work later
this summer on a major renovation of
the former Dollar Store a couple of
blocks down Belgrade, converting it
to commercial on the first floor and
apartments on a new second floor.

A corner building that formerly
housed a laundry is being completely
renovated.

The city, through its Port
Authority, has provided financial
assistance for the projects through
grants or low-interest loans. The city
also has added parking spaces and
other street work in the area.
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KARP: Break the cycle

Vintage items can be
repurposed in your home.
Old wooden highchairs, lad-
ders or ironing
boards can hold
books. Old double
kitchen sinks can
become raised beds
in your garden.
Collectible tumblers
and vases can hold a
variety of items such
as tooth, hair or
paintbrushes, combs or
pens. Vintage long and low
ceramic planters can hold
sponges, soaps, teas, wash-
cloths, loose change or keys,
too. The first three reader
tips share ideas for repur-
posing more vintage items. 
REPURPOSED COFFEE
POT: Today I was truly
inspired. At Goodwill, I
found a brand new enamel-
ware coffeepot that holds
about a quart. I had decided
I wanted a second sprouter
for mung beans so was on
the hunt for something suit-
able, and it occurred to me
the coffee pot should be per-
fect. Not only will it work as
a sprouter, and the spout
will be handy for rinsing and
draining, but it matches the
new color scheme of our
kitchen (blue) and also the
glass soap dispenser that
looks like a little blue enam-
elware coffee pot. ——  RRaaee,,
MMiinnnneessoottaa
KITCHEN DECOR: I
bought an antique colander,
black speckled granite, that
was missing the feet for a
quarter. I use it to hold my
onions on my microwave
cart. They get plenty of air
circulation plus it looks cute!
I used a large enamel pan to
hold my potatoes (about 10
lbs will fit in it). It is
red/white swirl granite so it
looks cute in the kitchen
too. ——  SSuueeAAnnnnee,,  ee--mmaaiill
NOTE FROM SARA: A
vintage coffee or teapot or
colander (hanging or table-
top) can be used as an
indoor or outdoor planter,
too. 
COSMETIC BRUSH
HOLDER: On my vanity
top, I have a makeup mirror,
an apothecary jar for cotton

rounds and q-tips, and a vase
with glass beads to hold up
my makeup brushes. ——

FF..DD..,,  IIoowwaa
IMPROVE THE
PERFORMANCE
OF PLANTS
GROWN IN CON-
TAINERS: Before
placing the potting
soil in the container
(and after the con-
tainer has been

washed and bleached with a
5 percent bleach solution to
kill any lingering fungus,
virus or bacteria) line the
container’s interior with
bubble pack. This helps
shield the plants’ roots from
the summer heat. How? The
bubble pack provides an
extra layer of insulation that
keeps the soil from absorb-
ing the heat from the con-
tainer’s walls. In our
Oklahoma heat, that is very
important! It also helps to
mix into your potting soil a
measure of granulated, slow-
release fertilizer as well as
composted manure to add
nitrogen to the container’s
soil. Doing this now will
help cut down on the
amount of fertilizer you will
need to apply all summer
long to keep your plants
healthy. Finally, to save
money on potting soil: If
you have a large container,
say 18-inches tall or more,
and want to cut down on the
amount of potting soil it
takes to fill the container,
first put a layer or two of
empty plastic water bottles
with lids on in the bottom of
the container. This takes up
space, won’t deteriorate, and
is easy to separate from the
depleted potting soil at the
end of your growing season.
——  CCaarreeyy,,  OOkkllaahhoommaa
DIY SWIFFER COVERS: I
made some Swiffer wet jet
pads out of and old cloth
quilted mattress cover. Then
I just throw them in washer.
It has saved quite a bit by
not buying the pads. I also
had some fleece that I had
cut off a no sew throw that
was big enough to go on the
Swiffer and I use that for dry
Swiffer pads. ——  PPiinneeyy,,  eemmaaiill

SARA NOEL
Frugal Living

As the weather heats up and fuel
prices continue to rise, the last thing
travelers want is to have to pay even
more when they hit the road this sum-
mer. Rental car companies used to try
harder to put the consumer in the
driver seat with ease, but today’s
rental car companies are putting the
gas on gotcha pricing, pushy pitches
and costly extras.

Consumer Reports recently out-
lined some costly and common car-
rental hassles and how consumers can
fight back.

Consumers have a choice when it
comes to pricey add-on services and
liability coverage. CR recommends
watching out for these gotchas the
next time a salesperson puts the pres-
sure on.

■ There is a fee for every extra.
Treat a rental car like a hotel mini bar:
Don’t take any goodies without know-
ing the price. This includes GPS navi-
gation, satellite radio, and child safety
seats. One CR reader was charged
$9.50 for $2 worth of tolls after he
used an EZ-Pass toll payment
transponder he found inside his Hertz
rental.

Don’t take it: Consumers faced with
undisclosed surcharges should dispute
them with their credit card company.
Be sure to ask about these possible
hidden fees: late or early return of the
car, going through an unmanned, elec-
tronic-only toll gate, road service in

case the driver runs out of gas or
locks keys in the car and administra-
tive fees related to parking tickets and
moving violations. 

■ The insurance hard sell. Rental
agents might strongly sell renters on a
loss damage waiver that limits the
renter’s liability for damage for $60 to
$250 a week.

Don’t take it: Consumers may
already be covered on their own auto
insurance policy if it includes collision
and/or comprehensive coverage. Some
credit cards also provide protection.
Just make sure the personal policy
covers rentals and business travel and
that it pays the “full value” of a loss,
administrative fees, towing and “loss
of use.” Also check if it’s valid abroad
and covers a second driver or compre-
hensive claims (such as fire, theft and
vandalism).

■ Scratch-and-dent claims. Always
pay by credit card so any inaccurate
charges can be disputed. One CR
reader was billed $304 for “damage”
after he dropped off an Avis Rental in
Lyon, France, at the locked return lot
before business hours. 

Don’t take it: Fully inspect the car
at pick up time, noting any damages
in the paperwork and request a
signed, dated copy. Do the same at
drop off. If it’s before or after business

hours, take photos to document the
car’s condition.

■ Return the car with gas. If not,
expect to pay as much as $8 per gal-
lon to have the rental agency fill the
tank. Other gas overpricing might not
be so obvious. For example, Hertz’s
fuel purchase option — buy a full tank
at the prevailing local per-gallon price
— might seem like a good deal, but
the renter pays for a whole tank even
if they only use a fraction of it.

Don’t take it. Always fill it up
before returning the car.

■ Decline the upgrade pitch. In
good economic years, agencies had
more cars than they could rent. Now
inventories are tighter, so don’t expect
to be offered a roomier car at no extra
cost. Worse, agents might try to con-
vince the renter into taking a costlier
car.

Don’t take it. If the agent talks
down a specific model, ask about
other cars in the same group.

CR also suggests looking for deals
on websites like Travelocity and
Expedia and then calling a specific
location to negotiate the cheapest
rate. Also check off-brand companies
like Ace Rent a Car, Pay Less, and
Midway. Groups like AAA, AARP,
Costco, labor unions and other groups
might offer discounts.

Visit the Consumer Reports website at
www.consumerreports.org.

Some area
may need

better
pedestrian
traffic and

another
area might

need
something

else.
— ERIC HARRIMAN,

CITY CENTER
PARTNERSHIP

Pat Christman

CITY CENTER: ‘Urban bulldozer’ days over

Consumer Reports

Steer clear of rental car scams Repurposed vintage

Contined from Page C1

■ MMaarrkkeett  pprriiccee::  Find out
what your vehicle is really
worth. Go online to such
websites as kbb.com,
edmunds.com and
nadaguides.com. Look up
current market values —
retail prices — for your exact
model, plugging in mileage
and the vehicle’s options. You
can also see retail prices at
such online marketplaces as
cars.com and autotrader.com.

■ CCoommppaarree:: How close are
the two numbers, the buyout
price and the market price?
The main question you’re try-
ing to answer is, “Could I
buy this exact vehicle as a
used car for less money than
my buyout price?” “Just
make a comparison to see
how it stacks up,” said
Ronald Montoya, consumer-
advice associate with
Edmunds.com. If you’re
going to “flip” the vehicle —
buy it and resell it yourself
— compare the buyout price
to private-party or trade-in
values. If you’ll make money
on the deal, consider
whether it’s enough to
endure the hassle of selling it
yourself.

■ PPeennaallttiieess::  Also include
in the calculations any penal-
ties you might incur because
you’ve exceeded the mileage
limit or because the vehicle
has sustained excessive wear
and tear. This is money you
have to pay if you return the
car but would not have to
pay if you bought the car. On
the other hand, excessive
miles and wear reduces a
vehicle’s value, meaning the
car you’re buying could be
worth somewhat less than
the residual value, which
assumes no excessive miles
and wear, said Mark
Ragsdale, author of the book
“Car Wreck,” about the U.S.
car industry.

■ CCaarree::  Perhaps the most
difficult factor to assess is
your peace of mind. How
much is it worth to know a

vehicle’s driving and mainte-
nance history? “This is a
great way to get a used car,
because you don’t have to
worry about a car’s history.
You’re the one who owned
it,” Montoya said. “Even if it
costs a little more, it’s less of
a risk than buying in the
used market.”

■ TTrryy  ttoo  nneeggoottiiaattee::
Contact your leasing compa-
ny — not the dealer — and
ask if they will lower the buy-
out price. Unfortunately, few
leasing companies will allow
you to haggle, but “it’s defi-
nitely worth asking the ques-
tion,” Montoya said.

■ HHaassssllee  ffaaccttoorr:: Buying
out a lease allows you to
avoid the time-consuming
task of car shopping,
although you will have to
arrange financing if you can’t
pay cash. Check loan rates
with your leasing company
— often a bank — which
might be able to arrange
financing and reduce paper-
work because it already has a
relationship with you, Lyman
said.

■ BBrreeaakk  tthhee  lleeaassiinngg  ccyyccllee::
While leasing offers a few
advantages, such as lower
repair bills, latest safety fea-
tures and the opportunity to
drive late-model cars, the
price is steep compared with
purchasing a vehicle — espe-
cially a used vehicle — and
driving it for many years.
Serial leasing means you’ll
always be paying to own
vehicles during the most
expensive portion of their
lifetimes, when depreciation
is greatest. A vehicle might
lose 30 percent or more of its
value in the first year, and
that’s reflected in your lease
payment.

If you want to make the
transition from leasing to
owning, buying out the lease
for a vehicle can be a good
idea — especially if you can
buy it for a great price.

Send Gregory Karp email at
gkarp@tribune.com.

This story is featured in the May MN Valley
Business Magazine. To subscribe, call Free
Press reader services at 625-4451.


