
Face-to-Face with HUD
On Nov. 5, senior housing co-

operators had an opportunity to quiz 
representatives from the Department 
of Housing and Urban Development 
(HUD) at the "Open Discussion with 
HUD" Senior Cooperative Housing 
Council workshop held at Gramercy 
Park Cooperative at Lake Shore Drive. 
HUD was well-represented by Paul 
Woxland, director of the Minneapo-
lis Multifamily Hub, Laura Simpson, 
director of project management, Scott 
Werdal, development director, and 
Charles Sorensen, chief counsel. Den-
nis Johnson of the Senior Cooperative 
Foundation was the moderator. 

The fi rst questions were about re-
placement reserves and their invest-
ment. Laura Simpson responded on the 
Regulatory Agreement requirements, 
how the funding level is set, and how 
the funding amount based on the 0.006 
factor will likely not provide enough 
to meet all future needs. She also ex-
plained that, while the HUD handbooks 
are a little vague on what replacement 
reserves can be used for, there are some 
general rules. Carpeting, appliances, 
roof replacement and other capitalized 
items are replaceable, while painting the 
units is maintenance. Even so, coopera-
tives should ask about unusual items as 
they might be acceptable. Also covered 
was how to claim reimbursement.

 The discussion became more chal-
lenging when the questions turned to in-
vestment of replacement reserves. Par-
ticipants knew about the need to invest 
in government issued or insured fi nan-
cial instruments. They learned that they 
could write for permission to reduce the 
amount sent to the agent handling the 
mortgage and instead keep the balance 
in an in-house managed replacement 
reserve account. When the discussion 
turned to investment fees and returns, 
there were suffi cient unanswerable 
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Bill Buending of Gramercy Park Cooperative Northwest takes in a ses-
sion of Cooperative Network's November annual meeting held in Bloom-
ington. Buending is the cooperative housing representative on Coop-
erative Network's new board of directors. For more about the annual 
meeting, go to www.cooperativenetwork.coop.

questions that Dennis Johnson asked 
that the subject be added to the Senior 
Cooperative Housing Council’s agenda 
for its December meeting.

The main subject turned to leasing 
and sub-leasing of cooperative units. 
HUD needs to approve any sub-leasing 
arrangements. At least 80 percent of the 
cooperative’s income must come from 
members to preserve the cooperative’s 
tax status. There is a HUD handbook 
available online that covers sub-leasing 
(Handbook 4350.3).

 During the period of questions 
from the fl oor, there was an explana-
tion that when a member’s estate fails 
to maintain the cooperative’s carrying 
charges, they can be deducted from the 
sale proceeds of the membership share. 
Other questions pertained to fi nancing 
membership purchases and refi nancing 
of the cooperative’s mortgage.

According to the 84 attendees, it 
was a very good, informative, and use-
ful session with an overall workshop 
rating of 4.5 out of 5.

Mark your calendars
Jan. 28—Legal Document SCH Council Workshop, Gramercy Park Co-op at 
Lake Shore Drive, Richfi eld
March 3—SCH Council Meeting at Gramercy Park Co-op Northwest, 
Plymouth
May 12-13—SCH Conference at Ramada Mall of America, Bloomington, 
June 3—SCH Council Meeting at Gramercy Park Co-op of St. Paul, 
Inver Grove Heights
Aug. 30—Senior Cooperative Housing Golf Tournament, Greenhaven Golf 
Course, Anoka



Nominations sought for Senior Co-op 
Housing Leadership Awards

Senior housing cooperatives have 
benefi ted from, and owe their success 
to, the vision and selfl ess leadership of 
individuals committed to the principles 
of cooperation and community partici-
pation. Since its inauguration in 2002, 
20 individuals have received the Senior 
Cooperative Housing Leadership Award 
presented by the Senior Cooperative 
Foundation. The 20 award recipients 
have provided leadership in various ca-
pacities as cooperative members, project 
sponsors, developers and government 
offi cials.

 Nomination forms and instructions 
for the 2010 awards will be mailed in 

early January. In addition to the nomi-
nation form, each nomination should in-
clude at least two letters of endorsement. 
These letters are critical to providing 
information to the selection committee 
in reviewing nominations. Nominations 
will be due in mid-March 2010. Up to 
three individuals will receive the award 
and be recognized at the annual Senior 
Cooperative Housing Conference sched-
uled for May 12-13, 2010, in Blooming-
ton, Minnesota. If you do not receive 
nomination forms or have questions, 
please feel free to contact the Senior Co-
operative Foundation at 651-310-0235 
or dennisj@seniorcoops.com.

Investment fees and 
returns survey

At the December 2 Senior Co-
operative Housing Council meet-
ing Bill Buending presented a sur-
vey to gather information related 
to the investment fees and returns 
discussed at the HUD workshop. 
The members present liked the 
format and asked him to include 
a few additional questions. The 
group asked that Bill rework the 
survey, send it via email to all 
cooperatives, including members 
in attendance, and ask that they 
be returned to Vicky Chaput at 
Cooperative Network. 

This survey has been emailed 
to all managers and board presi-
dents that Cooperative Network 
has email addresses for. If you 
would like us to mail you this sur-
vey, please contact Vicky Chaput 
at 651-228-0213. We would like 
as many cooperatives as possible 
participating so that we can get 
an accurate refl ection of how to 
proceed.

2010 conference 
dates set

The 10th Annual Senior Coop-
erative Housing Conference is set 
for Wednesday, May 12 & Thurs-
day, May 13 at the Ramada Mall 
of America in Bloomington, Min-
nesota, the site used for our recent 
conferences. 

A planning committee has 
been appointed and had its fi rst 
meeting on December 10 to plan 
for the 2010 Conference. Agenda 
items have been requested from 
members, board members and em-
ployees of senior housing coopera-
tives and professionals who work 
with them. 

If you have ideas for subjects 
to be discussed, please pass them 
along to Vicky Chaput at Coopera-
tive Network at 651-228-0213 or 
vicky.chaput@cooperativenet
work.coop.

SCH Purchasing Cooperative to begin 
operations in 2010

The SCH Purchasing Cooperative 
Information Statement and supporting 
documents—Articles of Incorporation, 
Bylaws, Membership Agreement and 
Financial Projections—were mailed to 
the board presidents of all senior housing 
cooperatives in September. Six informa-
tion meetings were offered in October 
to provide an overview of SCHPC, dis-
cuss purchasing programs and discounts, 
and answer questions from cooperative 
representatives. Seventeen cooperatives 
participated in these meetings.

 SCHPC will offer purchasing pro-
grams for offi ce supplies, cleaning sup-
plies, maintenance items, telephone 
service, appliances, fl oor coverings and 
other products and services. Purchase 
discounts range from 5 percent to 20 per-
cent depending on the vendor and prod-
uct. Some programs offer product de-
livery directly to the cooperative. Some 
programs are available to the members 
of the cooperative as well. SCHPC will 
also offer a program for legal services 
and will evaluate other needed products 
and services after it begins operations.

 As of the end of November, fi ve 
cooperatives have expressed a strong in-
terest in becoming members of SCHPC 
and others are still considering becom-
ing members. To become a member re-
quires completion of the Membership 
Agreement and a one-time stock pur-
chase of $10 per living unit (i.e. 50 unit 

building is $500). In addition, there is 
an annual membership fee of $100. The 
interim board will be meeting in Decem-
ber and is likely to decide to proceed 
with SCHPC beginning operations on 
January 1, 2010. 

If you would like more informa-
tion about SCHPC, please contact 
Dennis Johnson at 651-310-0235 or 
dennisj@seniorcoops.com. 

Legal Documents Workshop
Senior Cooperative Housing Council 

Thursday, January 28, 2010 
9:30 -11:30 a.m. 

Gramercy Park at Lake Shore Drive, 
Richfi eld, Minn. 

The workshop, presented by at-
torney Joe Nemo, will focus on key items 
within a senior housing cooperative’s 
legal documents that both boards of 
directors and managers should periodi-
cally review and update. The workshop 
will also cover who is responsible for 
communicating this information to current 
and new members. 

Any questions on this topic should 
be submitted before the meeting to Vicky 
Chaput at vicky.chaput@cooperativenet
work.coop. 



Tax breaks for home sellers/buyers: We have received several calls 
about the eligibility of cooperative membership sales for the Federal Hous-
ing Tax Credit, both for fi rst-time buyers and the new credit for repeat buy-
ers. It’s our understanding that the credits do apply, however, we suggest 
potential buyers consult with their tax advisors. The web site at www.feder-
alhousingtaxcredit.com helpfully presents frequently-asked questions about 
both credits.

News about new cooperatives: In spite of—or maybe because of—the 
country’s current economic issues, there is continuing demand for new co-
operatives. Project sizes tend to be smaller, but the overall number of co-ops 
in planning has remained pretty consistent. Currently, there are two new co-
operatives under construction in Minnesota, and three in Iowa. We are aware 
of another eleven planned in Minnesota, two in Iowa, two in Montana, one 
in Texas and one in Oregon, with some talk of one in Wisconsin as well. 
New members of new Village Cooperatives in Iowa are particularly excited; 
one member in Mason City posts daily progress schedules at http://www.
hoodsnewhome.blogspot.com—take a look and share in the fun.

Refi nances: We have seen a lot of interest in refi nancing recently, not 
surprisingly, due to expiration of prepayment lock-outs, and current interest 
rates that are much lower than when the original loans were written. Even 
if a co-op’s loan currently prohibits prepayment, it’s worth checking. The 
current lender may agree to renegotiate or to prepayment with a penalty that 
still makes refi nance worthwhile.

For more information about any of the topics covered in this edition of 
“Co-op Lender’s Corner,” please contact Dennis Johnson at Cooperative 
Housing Resources at dennisj@seniorcoops.com or 651-310-0235.

The Senior Cooperative 
Foundation (SCF) has gath-
ered annual operating budgets 
from senior housing coopera-
tives each year for the past fi ve 
years. The data was compiled 
and the results were shared 
with participating coopera-
tives.

 Board Members and Fi-
nance Committees have found 
this data helpful when pre-
paring the cooperative’s an-
nual operating budget and also 
when comparing expenses of 
other cooperatives of similar 
size and location.

 Again this year, the data 
will be compiled and reported 
in three different exhibits us-
ing the HUD chart of accounts. 
The fi rst exhibit shows per line 
item expenses by cooperative 
size and metro vs. non-metro. 
The second exhibit shows av-
erage expenses by cooperative 
size and per unit. The third 
exhibit shows an average per 
category per unit over the past 
fi ve years.

Thirty-nine cooperatives 
participated last year and SCF 
is looking for even more par-
ticipation this year.

 The request for coopera-
tives to provide their 2009 ac-
tual operating expenses will be 
mailed in January. An Operat-
ing Expense Worksheet will 
be included in the request and 
will also be available electron-
ically. 

 Names of participating 
cooperatives will not be dis-
closed in the results. 

If you have questions, you 
may contact Dennis Johnson at 
dennisj@seniorcoops.com or 
651-310-0235.

Co-op Lender's Corner—
Cooperative housing news briefs

2009 Actual Operating 
Expense Request for 
Analysis

Cooperative Network President and CEO Bill Oemichen recently visited three 
member senior housing cooperatives and gave presentations on identity theft 
prevention. More than 100 residents attended the program, which was offered 
at Kildahl Park Pointe, Northfi eld; Summerhill Cooperative of Maplewood, Ma-
plewood; and Gramercy Park Cooperative, Eagan, as a benefi t to Cooperative 
Network members. If you are interested in having Oemichen speak at your co-
operative, please contact Vicky Chaput at 651-228-0213.



best loan rates and terms.
You are likely to have several credit 

scores and your point score will vary de-
pending on which credit reporting agency 
is reporting the score. Keep in mind your 
score is intended to predict your future 
ability to pay off credit you obtain. It is not 
a report on your employment history, job 
income, or on what you own. Therefore, 
you could be a top-notch manager of your 
family’s fi nances, but this may not have 
any impact on your credit score.

Your FICO credit score, for example, 
is based 30 percent on credit utilization, 35 
percent on paying your bills on time, 10 
percent on the type of debt you have, 10 
percent on the number of new accounts you 
have during a specifi c time period and 10 
percent on the length of time you have been 
granted credit. First, regarding credit utili-
zation, I recently learned my credit score 
suffered a several point loss because I use 
my personal credit card to charge items for 
work, even though I pay off my balance in 
full each month. Credit card issuers become 
concerned if you regularly charge more 
than 50 percent of your credit limit.

Second, avoid making late payments 
if you can. Late payments will not only 
trigger the credit card company to charge 
hefty fees and raise your interest rate, but 
it may also cause your credit score to fall 
if the credit card company reports the late 
payment right away. Fortunately, most 
credit card companies won’t report until 

you have missed two due dates.
Third, too many of a certain type of 

loan such as a new line of credit with a 
second mortgage may trigger a loss of 
points. 

Fourth, you may lose points if you open 
up a new credit card account or someone 
else checks your credit report when you 
open a bank account or even buy a car 
with cash. These are considered “hard in-
quiries.” However, if you make your own 
inquiry by asking for your free annual credit 
report, this is a “soft” request and will not 
impact your score.

Finally, the longer you have a solid 
repayment history, the higher your credit 
score. A good current credit history of 
several decades may be considered and 
any closed accounts in good standing will 
remain on your credit report for ten years. 
On the other hand, one late payment could 
hurt your score for up to one year, a history 
of late payments could hurt you for up to 
three years, and a bankruptcy can hurt you 
for seven years. 

We all would like a credit score above 
800.  However, for many, this is not pos-
sible. You will lower your borrowing costs 
or make a new credit card more obtainable 
for every twenty-point improvement in 
your credit score. For more information, 
go to: http://www.
myfico.com/credit-
education/whatsin-
yourscore.aspx.

This newsletter is sponsored by Cooperative Network and 
the Senior Cooperative Foundation.

The beginning of the year is a great 
time to begin improving your credit score. 
Start by ordering your free credit report 
from each of the three major credit report-
ing agencies—TransUnion, Experian and 
Equifax—by going to www.annualcre-
ditreport.com on the web or by calling toll 
free 1-877-322-8228. Carefully check the 
report and follow the correction process 
outlined by the credit reporting agency if 
you fi nd errors. Wrong information could 
have a signifi cant impact on your credit 
score, your ability to obtain a loan, or the 

Bill Oemichen is President & CEO of Cooperative Network. He previ-
ously served as Wisconsin’s top consumer protection offi cial from 1996–2001 
and his work fi ghting consumer scams has been featured on the front pages 
of the Wall Street Journal and other newspapers, as well as on the CBS 
Evening News, Dateline NBC, and ABC.
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Resolve to improve your credit score this new year


