INFORMATION BULLETIN

A Summary of Facts for Applicants and Members of
GLEN OAKS COOPERATIVE

a 42-unit townhouse community in Ypsilanti, Michigan

1341 – 1427 Stamford Blvd

1. INTRODUCTION.

Glen Oaks is a community of 42 townhouses, all with full basements.  There are seven 1-bedroom units and seven 3-bedroom units, as well as twenty eight 2-bedroom units.  Twelve of the 2-bedrooms and all 3-bedrooms have a "Bath and a Half".  The others have one full bath.  Floor plans can be viewed on www.glenoakscooperative.com. 

A subscription for membership in a housing cooperative is more than an application to live. It leads to your participation in the cooperative ownership and operation of a community association.  Across the United States, an increase in cooperative ownership of housing was made possible in the later part of the 20th century as a result of federal mortgage insurance for 100% financing of new developments.  These loan guarantee programs were most active between 1965 and 1980 (before the Reagan Years shifted to a “tax credit” approach).  
The reason for the increase in popularity of cooperatives and similar “co-housing” approaches is many and varied.  Co-ops instill a pride of ownership that results in a deeper interest both in one’s residence – and the neighborhood. This can extend to civic affairs.  The average length of residence under homeownership is greater; and with the Cooperative operated on a democratic basis, as it is, each resident-member can have a say in how policies are developed – and an opportunity to influence future improvements “for good, for all”.   
The shared ownership of the cooperative makes for better understanding and tolerance among individuals and between persons of different incomes, backgrounds and beliefs.  Diversity, it is said, makes for strength; and all are asked to make this the case at Glen Oaks, your cooperative!   

The following financial benefits are offered to all member-homeowners:

(1 )   No profit goes to any absentee owner from monthly fees.  Instead fees pay only provide for operating & maintenance costs, plus set aside of reserves for capital projects.

( 2 )  If you itemize deductions on annual IRS tax returns, your pro-rated share of the Co-op's mortgage interest and property taxes are deductible (and is reported to you each year).

( 3 )  Maintenance costs are minimized by a combination of resident ownership and preventive care.  Together, these result in better care being taken of the townhouses and the property.  As homeowners, co-op members typically handle all “decorating” of their units on a DIY (do it yourself) basis – eliminating (or billing back) most of the cost of unit “turnovers” when move-outs occur.

( 4 )   A cooperative is incorporated and operated on a “non-profit” basis.  This limits increases in year-to-year fees to increases in actual costs (or the need for reserves).  Excess annual savings can help build reserves, or be returned to residents based on USE (i.e., the amount paid during the year).  This is possible because each resident is an owner of the Co-op (and, therefore, own the savings based on payments made).
( 5 )   If the cooperative is operated successfully and the value of housing increases, the resale value of your MEMBERSHIP (share) can also increase when sold to the next buyer.  Such an increase in member investment “equity” (by the selling price of the membership to the next owner-buyer) is subject to whatever limitations are set forth in the Co-op’s bylaws*.

This Information Bulletin provides general information concerning Glen Oaks Cooperative – and should be read in conjunction with the Articles of  Incorporation, Bylaws, Occupancy Agreement (a proprietary lease).  Copies are on-line @ www.glenoakscooperative.com and also distributed as part of the move-in packet and Members Handbook.  
The Application for Membership (also called “Subscription Agreement”) is the document by which buyers apply to live at Glen Oaks.  The Occupancy Agreement describes the terms and conditions under which a person or family occupies a townhouse at the Cooperative.  The Articles of Incorporation and Bylaws set forth the authority and legal rules of operation of the cooperative.  All member-residents are strongly urged to read these documents.

2.   ANNUAL REVIEWS & AUDITS BY INDEPENDENT C.P.A. 

The Board of Directors engages independent professionals as needed to fulfill its duties as a governing board of a community association.   Besides managerial assistance, these third-party professionals typically include a Certified Public Accountant and a local attorney for legal services and advice.

3.   SCHOOL SYSTEM & COMMUNITY SERVICES FOR GLEN OAKS CO-OP
Glen Oaks Cooperative is located on 4.14 acres of land on the north side of Stamford Boulevard in Superior Township. Washtenaw County, Michigan. 

SCHOOLS:   Public, private and parochial schools are within 1-mile of Glen Oaks which is the Willow Run School District.  The public school open enrollment program has resulted in children from Glen Oaks attending a other high schools, including Huron and Pioneer in Ann Arbor.  Eastern Michigan University’s main campus is located 5-miles west.
CHURCHES:   Religious institutions of several faiths are located nearby.

SHOPPING FACILITIES:   Shopping facilities are within a five minutes of Glen Oaks by car – as is downtown Ypsilanti, Depot Town and other points of interest.
TRANSPORTATION:    Public bus service is provided on the street adjacent to Glen Oaks, i.e., within walking distance.  
4.   MODIFICATIONS & IMPROVEMENTS OF TOWNHOUSES BY MEMBERS
Each townhouse was initially provided with a standard set of appliances.  Central air conditioning and upgrades of appliances in recent years have tended to financed by members as improvements (and value in resale of memberships).  The kitchen cabinets and countertops were improved as part of a comprehensive rehab program in the early 1990’s.  Since that time, members have continued to make their own interior improvements, including the finishing of basements.  For changes, the Co-op's "Alteration or Improvement Form" must be filled out and submitted to the office.  Members are urged to note that for a basement to be used for living space, County Building Codes requires that a minimum of one “egress window” be added for safety.
5.   MONTHLY FEES
Monthly carrying charges for individual members are prescribed annually by the management recommendation and Board of Directors action.  These monthly housing fees ("carrying charges") typically include all fees and taxes, if known (or tax estimates until known).  Within the annual budget, the amount required from each townhouse as a monthly payment will vary depending on the number of bedrooms and baths in the townhouse, i.e., one, two or three.  If they apply, special fees such as installment payments on some improvements that the Cooperative has helped finance, are separate.
The amount each member-resident pays in monthly fees is set forth in this published annual operating plan (budget) and covers ONLY those costs that the co-op is responsible for, such as the building exteriors (roofs, siding, lawns, parking, drains, windows, water & sewer costs, plus furnaces and hot water heaters).  

The monthly fee does NOT cover whatever costs a member may incur to maintain his or her own unit in proper state of care and repair, including such individually- billed housing expenses as the supply of electricity and natural gas (for units), interior decorating, and repair and replacement of items not furnished by the Cooperative in its annual operations plan. 

Unless changed by future actions of members on board, the replacement of the furnace and the water heater shall be a responsibility of the Cooperative – whereas members purchase their own floor coverings and have the option of owning their own appliances.
Increases in monthly fees can be expected when taxes are raised or when the costs of such Co-op items as “water & sewer” charges increase.  Nonetheless, the cooperative will still operate on a nonprofit basis, meeting its agreed upon operating costs and providing an adequate level of reserve funds for capital repairs and replacements (needed long term).  The cost of amortizing whatever mortgage the Co-op may have normally remains constant – and is part of the monthly fee. 
Consistent with State Law for community associations, a minimum of ten percent of the annual budget is maintained in Reserves.  Because this level of reserves is NOT adequate to meet all long term responsibilities of the Co-op for major replacements (when needed), Glen Oaks goal for its Reserve Funds is considerably higher than ten percent of budget.  
By paying the monthly carrying charges promptly as they become due, the member avoids penalties and other collection charges that are assessed under Co-op rules, whenever obligations for housing payments are not met.

6.  OTHER INFORMATION
The other documents listed in paragraph 1 are subject to change to reflect policies and requirements as adopted or approved from time-to-time by the Board of Directors and management.   No other authority is responsible for examining or approving any information bulletin or material in connection with the community’s day-to-day operations.

7.  ADDITIONAL INFORMATION
If there are other points which have not been covered, feel free to write or e-mail either the Glen Oaks Office glenoaks1@att.net or Meadow Management in care of: 
    27780 Novi Road, Suite 110

    Novi, Michigan 48377

    service@meadowmgmt.com
