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Conference celebrates cooperative legacy
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A record 313 participants gathered in Bloomington, Minnesota, for the
annual Senior Cooperative Housing Conference, May 11–12, hosted
by Cooperative Network and the Senior Cooperative Foundation. The
theme was “Preparing for the Future: Building on Our Legacy.” Attendees
discussed topics ranging from disaster preparedness to financial options for
cooperatives and their members. Participants also heard from regulatory
officials and legal experts and shared best practices in peer groups.

SENIOR HOUSING
COOPERATIVES

Co-op numbers continue to climb
Senior Cooperative Foundation Chair Dennis Johnson set the tone for
the conference with a session titled “Remembering Our Past, Shaping
Our Present.” He shared with attendees the foundational vision of Lute
Moberg, who with the Ebenezer Society developed the first senior housing
cooperative in 1976 at 7500 York.
Four decades later, Moberg’s vision for senior cooperative housing
remains relevant:
•
•
•
•
•
•
•

6,900
UNITS

10,000+

Affordable to middle-income seniors.
Designed to support aging in place.
Stimulate interaction, responsibility, and interdependence.
No unneeded or unwanted services.
Minimize risk and preserve financial resources.
No need to spend down assets.
Free from maintenance responsibilities.

MEMBERS

80

Johnson also presented the foundation’s recent U.S. senior cooperative
housing data, reflecting on the first Senior Cooperative Housing Conference
in 2001, when there were just over 50 such cooperatives in the United States.
The first senior housing cooperative in Kansas announced its grand opening
the week of the conference.
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Board officers and committee members had the opportunity to share challenges
and ideas during a morning networking session on the second day of the
conference.
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Data presented at the 2016 Senior Cooperative
Housing Conference

HUD updates
and reminders
Laura Simpson, acting satellite
office coordinator and Minneapolis
Multifamily Asset Managememt
Division director with the U.S.
Department of Housing and Urban
Development (HUD), offered the
following tools and updates for
senior housing cooperatives.

Energy benchmarking

The Environmental Protection
Agency has a free tool available
to benchmark a cooperative’s
energy performance. The
ENERGY STAR Portfolio
Manager is available online at
energystar.gov/buildings.
Simpson asked co-ops that
sign up to share their Portfolio
Manager registration number with
their HUA account executive.

Scholarships bring rural co-ops to conference
Katie Kisolek, manager of Spaulding Place Cooperative, a new housing
development in Black River Falls, Wisconsin, was one of three 2016
scholarship recipients to attend the Senior Cooperative Housing Conference.
She reflects here on her experience.

The greatest value I found in
the conference was simply the
networking aspect. Everyone I met
was friendly and more than helpful.
As a new cooperative, meeting
everyone and knowing that there
are several people and places to go
for any type of question gave me a
comfort level that I’m so grateful for.
There is nothing like the
experience of a teacher, and even

Scholarship recipients
(l-r) Karen Byrns,
Spaulding Place
Cooperative (Black
River Falls, Wis.); Katie
Kisolek, Spaulding
Place Cooperative; and
Phyllis Juenemann,
Riverview Homestead
Cooperative (Springfield,
Minn.) attended the
event thanks to support
from Cooperative
Network through the
Rural Cooperative
Development Grant
Program and from the
Senior Cooperative
Foundation.

HUD correspondence

Email correspondence to
any HUD staff working at the
Minneapolis satellite office
should now be directed to
mn.incoming@hud.gov to allow
the team to log the message
and assign it to the appropriate
account executive. Iowa co-ops
should direct correspondence
to ftw.incoming@hud.gov.
Monthly accounting reports should
now go to mn.mars@hud.gov
(Minnesota) or ftw.mars@hud.
gov (Iowa).

Reserves for replacement

A regional reserve for replacement
policy has been put into effect
while HUD revamps its handbook
guidance. Minimum balances
must be either $1,000 per unit or
the adjusted results of a project
capital needs assessment (PCNA)
if one is on file. Bid approval
is needed for work costing
more than $25,000. Simpson
reminded co-ops that the HUD
regulatory agreement requires
HUD approval of any structural
modification to the asset—land
and buildings—whether or not the
cost is attributed to the reserve for
replacement.

though we at Spaulding Place haven’t
had that particular teacher yet, there
are others who have and are just a
phone call or email away. If not for
the Senior Housing Cooperative
Conference, I would not have that
pleasing reassurance.
I’m so grateful to the Senior
Cooperative Foundation and
Cooperative Network for the
opportunity to attend the conference.

Member share resale practices revealed
Senior Cooperative Foundation
Board Chair Dennis Johnson
discussed responses from a recent
survey asking co-ops how they
manage member share resales and
waitlists. The following information
was based on survey responses from
37 cooperatives with 2,906 collective
units.
Johnson reported that most
cooperatives have external waitlists
and charge a refundable fee ranging
from $200 to $1,000 to be on the
list. Member shares are typically
offered internally first. If there is no
internal interest, the share is offered
to someone on the waitlist, either
one at a time down the list or to

all at once. If the latter, offers are
considered based on waitlist order.
Reporting cooperatives said they
protect the integrity of the waitlist and
generally do not seek more than one
offer at a time. Most co-ops maintain
regular contact with waitlist members
through monthly newsletters, open
houses, or social events.
Sample share certificates for
individuals, joint tenancy, tenants in
common, single trust, multiple trusts,
life estates, transfer on death, and
ownership agreements were provided
in the conference notebooks and
discussed in a session on personal
legal documents and the Co-op
Counsels’ Corner session.

Co-ops share lessons learned from disaster
Co-op representatives shared their experiences and lessons learned in the
aftermath of a severe hail storm at Valley View Cooperative of Eden Prairie
and a burst water pipe at Realife Cooperative of West St. Paul. Both offered
tips for planning and dealing with the aftermath of disaster.
David DeBruin, board president at Valley View Cooperative, detailed
an exhausting recovery and building restoration effort. At the time,
DeBruin said the co-op was not aware of disaster recovery companies and
undertook the task in-house. He said one of the biggest lessons learned was
the importance of establishing a relationship with a company that would
respond to a disaster within hours, handle the cleanup and restoration, and
work directly with the cooperative’s insurance company.
Kim Holman, past manager at Realife Cooperative, shared what
happened after a water pipe burst at the cooperative and displaced 25
percent of its residents. The co-op immediately called a restoration
company, which coordinated the cleanup process and met with members.
Holman emphasized the importance of good communication and
organization as well as residents having an H06 policy to cover repairs
or replacements of personal property, temporary housing, and moving
expenses in the event of displacement due to disaster.
Cooperative Network's next SCH Workshop, July 21, will focus on H06
insurance. Contact Vicky Chaput at (651) 280-4900, for details.
Valley View's David
DeBruin explains the
co-op's experience after
a severe hail storm
caused significant
damage to their
building. After managing
the cleanup on its
own, the cooperative
is now in the process
of selecting a disaster
restoration company.

Johnson inducted into Co-op Hall of Fame

Personal legal
documents and
member shares
Kris Maser from Maser,
Amundson, Boggio & Hendricks,
P.A., in Minneapolis, advised
attendees on options for titling
membership certificates and
offered advice on maximizing
benefits and avoiding the pitfalls in
disability and estate planning.
Maser emphasized
the importance of including
membership shares as part of an
individual’s legal documents. She
discussed the pros and cons of
options including putting the share
into a trust or tenants in common.
Maser also advised cooperatives
to consult legal counsel when
creating membership certificates
to prevent a potentially costly
arbitration in the event of a
complicated resale.
Maser reminded military
veterans to take advantage
of additional state and federal
benefits. More information can
be found online at the Minnesota
Department of Veterans Affairs
(mn.gov/mdva) and the U.S.
Department of Veterans Affairs
(explore.va.gov).

Mark your calendar
July 21—SCH Council Meeting &
SCH Workshop on H06 Insurance,
Gramercy Park at Lake Shore Drive
Aug. 29—SCF Golf Tournament,
Greenhaven Golf Course, Anoka
Sept. 14—SCH Council Meeting,
Aquila Commons, Minneapolis

CONGRATULATIONS! Dennis Johnson (left) was inducted into the national
Cooperative Hall of Fame on May 4 in a ceremony at the National Press Club in
Washington, D.C. Johnson received the honor from Cooperative Finance Corporation's
Sheldon Peterson (middle) and Cooperative Development Service's Kevin Edberg
(right). Johnson has long played a leading role in the senior cooperative housing
(SCH) sector, organizing the Homestead Housing Center in the 1990s and the first
annual SCH Conference. He has been a driving force behind the Senior Cooperative
Foundation, SCH Education Program, and SCH Purchasing Cooperative.

Nov. 2—SCH Council Meeting,
Applewood Pointe of Roseville at
Langton Lake, St. Paul
Nov. 14–16—Cooperative Network
Annual Meeting, Stevens Point,
Wis.
For more information about these
events, contact Vicky Chaput at
vicky.chaput@cooperativenetwork.coop
or (651) 280-4900.
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SPECIAL REPORT Senior Cooperative Foundation
Blincow, Burry, Sandell recognized for co-op leadership
David Blincow and Evelyn
money. Blincow is a charter
Burry were selected to receive
member and director of the
the 2016 Senior Cooperative
SCH Purchasing Cooperative,
Housing Leadership Awards,
where he served as president
and Linda Sandell received the
and developed a quality
2016 Spirit Award sponsored
flooring program for
by the Senior Cooperative
SCHPC members. Blincow’s
Foundation (SCF) at the
leadership in the projects at his
Senior Cooperative Housing
co-op led to the development of
Conference in Bloomington, Pictured (l-r): David Blincow, Realife Cooperative of Coon the SCHPC appliance, lighting
Rapids; Linda Sandell, Realife Cooperative of Mounds and television, internet, and
Minnesota, on May 11.
View; Evelyn Burry, Kildahl Park Pointe Cooperative;
R e c i p i e n t s o f t h e and Dennis Johnson, Senior Cooperative Foundation. telephone programs. He is a
L e a d e r s h i p Aw a r d a r e
man of integrity with a strong
selected for their contributions to
David Blincow, member of sense of community and willingness
senior cooperative housing based Realife Cooperative of Coon Rapids to serve.
on demonstrated statesmanship, in Coon Rapids, Minnesota, currently
Evelyn Burry is a charter member
innovation, personal commitment, serves as his co-op’s treasurer. Due to of Kidahl Park Pointe Cooperative
leadership and vision. The Senior his experience with several flooring in Northfield, Minnesota. She was
Cooperative Housing Spirit Award companies, he was elected chair of a board member for seven years,
honors individuals who make the building committee and became serving as secretary and president.
unique, significant and innovative the focal point for all refurbishing
—continued on page 2—
contributions to their cooperative.
projects, saving members significant

Operating expense analysis: Number of co-ops, units rising
Twenty-nine senior housing cooperatives representing
more than 2,070 units participated in the 2015
operating expense analysis conducted by the Senior
Cooperative Foundation (SCF). Both the number
of cooperatives and the number of units increased
compared to last year.
SCF compiled the results in three different
exhibits to show 1) size and classification (metro or
non-metro); 2) average expenses per unit based on
size; and 3) historic expense averages by category,
size, and unit (below). The decreased per-unit cost in
2009 was due to fewer and smaller co-op participation.

Participating cooperatives submit data using a
standardized expense worksheet, but there may be
some inconsistency in individual category totals since
cooperatives classify certain expenses differently.
Results were mailed to participating cooperatives
and are available to new housing cooperatives for
comparative purposes only. The reports do not
disclose the names of participating co-ops.
SCF thanks all the co-ops that participated.
The analysis will be conducted again in 2017.
Contact Travis Johnson at (651) 310-0226 for more
information on the study.

Average per-unit costs (2006–15)
2006

2007

2008

2009

2010

2011

2012

2013

2014

2015

Administrative

$1,029

$1,075

$1,056

$1,029

$1,420

$1,395

$1,437

$1,805

$1,465

$1,699

Utilities

$1,163

$1,101

$1,172

$1,045

$1,153

$1,090

$1,038

$1,309

$1,417

$1,290

Maintenance

$1,189

$1,341

$1,365

$1,342

$2,232

$2,282

$2,268

$2,046

$2,933

$2,368

Taxes & Ins.

$1,576

$1,428

$1,479

$1,488

$1,891

$1,928

$1,953

$2,324

$2,109

$1,964

$786

$1,072

$989

$762

$1,936

$1,622

$2,176

$1,876

$2,315

$1,702

$5,743

$6,017

$6,061

$5,666

$8,633

$8,317

$8,872

$9,359

$10,239

$9,023

Reserves
TOTAL

SCHPC reviews current programs, honors outgoing directors
The SCH Purchasing
Cooperative (SCHPC)
annual meeting was
May 23, 2016, at Realife
Cooperative of Brooklyn
Park. Representatives from 15
SCHPC stockholders attended the
meeting, where they reviewed and
discussed member comments on the
programs with members from 13
senior housing cooperatives.
Sandra Thompson, SCHPC
board president, discussed the vendor
selection process. She recognized
three new vendors and the recent
stockholder-approved amendment
increasing the number of senior co-op
housing directors from five to seven.

alumni association
recognized former directors
Ha rla n Gje rd e, David
Blincow, and Vern Moore
with plaques. The director
Thompson also led a discussion on term for Vern Moore, Applewood
whether SCHPC should seek single Pointe Cooperative of New Brighton,
vendors offering multiple products or ended at the annual meeting. Moore
services or a single vendor for each. chose not to seek re-election.
The bylaw amendment to
Dennis Johnson, SCHPC
executive vice president, presented increase the number of directors
a management and operations report opened three positions on the board.
including a program overview. Two Stockholders elected Joe Graba,
senior housing cooperatives became Applewood Pointe Cooperative of
members in 2015, bringing the total to New Brighton; Jerry Dokka, Aquila
19 active senior housing cooperative Commons Cooperative; and Alyce
Rodda, Woodbridge Cooperative of
stockholders.
The SCHPC board of directors’ New Hope, to three-year terms.

Silent auction fundraiser a success
The Senior Cooperative Foundation’s
(SCF) annual silent auction fundraiser
was held in conjunction with the annual
Senior Cooperative Housing Conference.
This year’s auction raised $936 from 31
donations. Proceeds go primarily toward
scholarships for cooperative members or
managers to attend the conference and to
help support SCF's various projects for senior housing cooperatives and
their members. The SCF board members thank all who contributed and
bid on items. For more information about SCF, please contact Dennis
Johnson at dennisj@seniorcoops.com or 651-310-0235.

Awards

—continued from page 1—

Burry has been a key participant in
Kildahl’s growth and development,
working tirelessly and unceasingly for
the common good of the cooperative.
She actively participates in the SCH
Council, Cooperative Network, and
Senior Cooperative Foundation, and
serves on the Senior Cooperative
Housing Conference planning
committee. Burry promotes and
educates others about senior housing
cooperatives and the value of learning
and networking opportunities.
Linda Sandell is a charter member
of Realife Cooperative of Mounds
View in Mounds View, Minnesota.

She has served on the board of
directors as president, treasurer,
liaison to the finance committee, and
as member of the communications
ad hoc committee, including the
unofficial event photographer.
Sandell takes great pride in where
she lives and enjoys spending time
with all members of the cooperative.
She attends as many functions as her
job allows and permits her apartment
to be showcased during open house.
Sandell actively works at keeping
Realife Cooperative of Mounds View
a safe, comfortable, friendly, and very
affordable place to live.

Support the
Senior Cooperative
Foundation!
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CO-OP COUNSEL'S CORNER
Protected classes

What is a protected class and
how does it affect my cooperative?
By Joe Nemo III and Mike Nemo, Attorneys at Law

A

t the recent Senior Cooperative Housing Conference, a number
of questions were asked regarding protected classes. This
quarter’s Co-op Counsel’s Corner is designed to provide a
broad background summary on the subject. Subsequent columns
will address some of the specific protected classes and related issues
that can arise for cooperatives.
Historical development
Long ago, Congress passed the Civil Rights Act of 1866, which prohibited
discrimination based on race or color in the sale or rental of property. More
than 100 years later, Congress enacted what is variously known as “The
Fair Housing Act,” and “Title VIII of the Civil Rights Act of 1968.” In the
intervening years, other civil rights acts were implemented that prohibited
discrimination but were not specifically geared toward property or real estate.
Most notable was the Civil Rights Act of 1964, which outlawed discrimination
based on race, color, religion, sex, or national origin, and primarily addressed
racial segregation in schools, in the workplace, and in facilities of public
accommodation.
Title VIII of the Civil Rights Act of 1968, known as the Fair Housing Act,
prohibits discrimination in the sale, rental, and financing of dwellings based
on race, color, religion, and national origin. These categories of prohibited
discrimination came to be known as “protected classes,” that is, classifications
of individuals against whom discrimination in the sale, rental and financing
of dwellings was prohibited. In 1974, the Act was amended to include sex
as a protected class. In 1988, the Act was again amended to include people
with disabilities and families with children as protected classes. There are
now seven protected classes under federal law.
Current law and exemptions
The Fair Housing Act’s protections against discrimination extend to all
housing, except housing specifically exempted from the Act. Some exemptions
include owner-occupied buildings with no more than four units; singlefamily housing sold or rented without the use of a broker; housing operated
by religious organizations, associations, or societies; and private clubs that
limit occupancy to members.
The Fair Housing Act’s prohibition on discrimination based on sex
specifically applies to gender and not sexual orientation, although many
states, including Iowa, Minnesota, and Wisconsin, have enacted their own fair
housing statutes that extend the prohibition to discrimination based on sexual
orientation. Additionally in 2012, the U.S. Housing and Urban Development
(HUD) Office of Fair Housing and Equal Opportunity issued a regulation to
—continued on back page—

In summary
The Fair Housing
Act prohibits
overt acts of
discrimination
and less obvious
acts that may be
neutral in nature
but result in a
disproportionately
adverse and
discriminatory
effect on a
protected class.
Cooperatives and
housing managers
are well served
by developing a
working familiarity
with the Fair
Housing Act and its
provisions.

—continued from page 1—

prohibit lesbian, gay, bisexual, and transgender discrimination in federally
assisted housing programs.
“Family status” for purposes of the Fair Housing Act’s protected classes,
means one or more individuals who have not reached the age of 18 and who
are domiciled with a parent or another person having legal custody over
them or a legal designee of the parent or person having custody over them.
However, the Fair Housing Act’s prohibition on discrimination based on
family status specifically does not apply to housing for older persons, which
the Act defines as: (1) housing provided under a state or federal program
that the HUD secretary determines is specifically designed and operated to
assist elderly persons (as defined in the state or federal program); (2) housing
intended for and solely occupied by persons 62 years of age or older; and (3)
housing intended for and operated by persons 55 years of age or older, where
at least 80 percent of the occupied units are inhabited by at least one person
who is 55 years of age or older. Housing that satisfies this criteria is, therefore,
exempt from the Act’s prohibition on discrimination based on family status.

Fair Housing Act prohibitions
Subject to the enumerated exemptions, the Fair Housing Act prohibits the
following actions based on race, color, national origin, religion, sex, family
status, or handicap/disability in the sale or rental of housing or in residential
real-estate related transactions:
• Refusal to sell or rent after making a bona fide offer.
• Refusal to negotiate for a sale.
• Refusal to make housing available.
• Discrimination against any person in the terms, conditions, or privileges
of a sale.
• Discrimination against any person in the provision of services or
facilities in connection with a sale.
• Making, printing, or publishing any notice, statement, or advertisement
related to a sale that indicates any preference, limitation, or discrimination
or that indicates an intention to make any such preference, limitation,
or discrimination based on one of the protected classes.
• Falsely denying that housing is available for inspection, sale, or rental.
• Not providing reasonable accommodations to a person with a disability.
• Refusing to allow a disabled resident to make reasonable modifications
to his/her dwelling unit or failing to meet access requirements.
• Enforcing a neutral rule or policy that has a disproportionately adverse
effect on a protected class, unless there is a valid business reason for
the rule or policy and the housing provider can establish there is no
less discriminatory means of achieving the same result.
• Retaliating against a resident or applicant because he/she has asserted
Fair Housing rights or has been a witness in a Fair Housing investigation.
All housing cooperatives and housing managers are well served by
developing a familiarity with the Fair Housing Act and its provisions. In
subsequent installments of the Co-op Counsel’s Corner, we will address some
of the specific protected classes and special issues that can arise for senior
housing cooperatives in that regard.

Joe Nemo III

Mike Nemo

Joe Nemo and Mike Nemo are
attorneys at Arthur Chapman
Kettering Smetak & Pikala, P.A. and
concentrate their law practice in the
development, finance and operation
of senior housing cooperatives.
Joe and Mike were mentored
in these areas by their father,
attorney Joseph M. Nemo, Jr.,
who over a career of almost 50
years represented numerous
housing cooperatives, developers,
and sponsors of HUD-financed
cooperative housing projects, and
who integrated Joe and Mike into his
law practice before he passed away
in November 2014. Joe and Mike
continue to represent senior housing
cooperatives and developers in
Minnesota and other states.

CONTACT
Joe Nemo III
Phone: 612-375-5953
jmnemo@arthurchapman.com
Mike Nemo
Phone: 612-375-5969
mjnemo@arthurchapman.com
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