NOTICE:  MICHIGAN LAW ESTABLISHES RIGHTS AND OBLIGATIONS FOR PARTIES TO RENTAL AGREEMENTS.  THIS AGREEMENT AND ANY ADDENDUM IS REQUIRED TO COMPLY WITH THE "TRUTH-IN-RENTING AND ANY ADDENDUM".  IF YOU HAVE A QUESTION ABOUT INTERPRETATION OR LEGALITY OF A PROVISION OF THIS AGREEMENT (OR ANY ADDENDUM) YOU MAY WANT TO SEEK ASSISTANCE FROM A LAWYER OR OTHER QUALIFIED PERSON.
OCCUPANCY AGREEMENT
GLEN OAKS COOPERATIVE
THIS AGREEMENT, made and entered into this _______ day of ______________________, 20_____, by and between ______________________________________________________, (hereinafter referred to as "Member(s)"), and GLEN OAKS CONSUMER HOUSING COOPERATIVE, INC (hereinafter referred to as the “Cooperative” or “Glen Oaks Co-op”, a consumer housing cooperative having its place of business in Ypsilanti, Michigan.

On or before the date of execution of this Occupancy Agreement, the Member has paid to the Cooperative an initial payment under the Occupancy Agreement (hereinafter called the "Initial Payment" or “Membership Fee Downpayment”) the minimum amount of $_________, as the reservation or subscription price for membership.


In consideration of the mutual promises contained herein, the Cooperative hereby lets to the member, and the Member hereby hires and takes from the Cooperative, for a term ending one year from the above date and renewable thereafter for successive one year periods under the conditions provided for herein, the townhouse dwelling unit located at  _________Stamford Blvd, Ypsilanti, MI 48198, to be used solely as a dwelling unit by the Member(s) and the following persons:

1._____________________________________________________

2._____________________________________________________

3._____________________________________________________

4._____________________________________________________

5._____________________________________________________

6._____________________________________________________

Article 1
Monthly housing charges, subscription price and initial payment under occupancy agreement
Subject to the provisions of this agreement and until further notice from the Cooperative, the monthly carrying charges (housing and community services fees) for the above-mentioned dwelling unit shall be $______________.

Article 2

When payment of monthly carrying charges to commence
Within thirty (30) days of notice by the Cooperative to the effect that the dwelling unit is or will be available for occupancy, or upon acceptance of occupancy, whichever is earlier, the Member shall make a payment for monthly carrying charges covering the un-expired balance of the month.  Thereafter, the payment for carrying charges as set by the Cooperative shall be due and payable on or before the first day of each month.  Failure to fulfill in a timely manner the terms of payment agreed to herein entitles the Cooperative to terminate the Member's occupancy for cause, in addition to other normal remedies for non-payment of rent.

Article 3

Cooperative membership and operations
The landlord is a consumer housing cooperative.  Under the by-laws of the Cooperative, occupancy of a townhouse unit is restricted to Members.   Accordingly, it is an express provision of this Agreement that:

Simultaneous with the execution of this Occupancy Agreement, tenant has applied for and been accepted into membership in Glen Oaks Cooperative; member agrees at all times to be bound by and to observe the terms of this Occupancy Agreement and the By-laws of the Cooperative.

Commencing at the time indicated in ARTICLE 2  hereof, the Member agrees to pay the Cooperative a monthly sum referred to above as "carrying charges" equal to one-twelfth of the Member's proportionate share of the sum required by the Cooperative, as estimated by its Board of Directors, to meet its annual expenses pertaining to the project and to the community or other facilities which the member is entitled to utilize, including but not limited to the following items:

A.
The cost of all operating expenses of the Cooperative and services furnished;

B
The cost of necessary management and administration;

C.
The amount of all taxes and assessments levied against the Cooperative, or which it is required to pay, and ground rent or unit-specific assessments if any;

D.
The cost of multi-peril and extended insurance on the Cooperative’s property and such other insurance as the Cooperative may effect or as may be required by any mortgage on the Cooperative;

E.
The cost of furnishing all utilities, if such utilities are furnished by the Cooperative;
F.
All reserves set up by the Board of Directors pertaining to the capital replacement needs of the Cooperative;

G.
The estimated cost of repairs, maintenance and replacements of Cooperative property as set forth in annual operating budget for the community;
H.
The amount of principal, interest and other required payments on any indebtedness or mortgage, if any, of the Cooperative;
I.
Any other expenses of the Cooperative approved by the Board of Directors, including any provision for the elimination of operating deficiencies, if any, for prior periods.

Annually, the Board of Directors, working in concert with professional agent(s) it may engage, shall determine the amount of monthly carrying charges.  The Board may do so at more frequent  intervals should circumstances so require.  No member shall be charged with more or less than his/her/their proportionate share of expenses, as determined by the Board of Directors.  

The Cooperative shall not discriminate against the Member in the provision of services, nor in any other manner on the grounds of race, color, creed, religion, sex, handicap or national origin.

After the end of each fiscal year and at the sole discretion of the Board of Directors, the Cooperative may refund or credit to the Member’s account his/her/their proportionate share of any sums as may have been collected during the previous period which are determined by the Board and its agents or advisors to be in excess of the amounts needed for expenses and reserve funds of all kinds, including proper funding for future replacements. If any, the return or credit to members of such sums shall be regarded as "patronage refunds".

Article 4

Renewal of occupancy agreement
This Agreement may be renewed for further and consecutive annual periods each only upon the express consent of the Board of Directors.  In the event either party elects not to renew this Agreement, such party shall give a 60 day written notice to the other party of such election not to renew this Agreement, the Member shall then, on or before the expiration of said term:

A.
Meet all of his/her obligations and pay all amounts due under this Agreement up to the time of said expiration;

B.
Endorse his/her Membership Certificate for transfer in blank, and deposit the same with the Cooperative;

C.
Vacate the premises leaving the same in a good state of repair.

Upon compliance with the above provisions of this Article, the  Member shall have no further liability under this Agreement and shall be entitled to no payment from the Cooperative.

Article 5

Premises to be used for residential purposes only
The Member shall occupy the dwelling unit covered by this Agreement as a private dwelling unit for the Member and/or the Member's immediate family as stated herein, and for no other purposes, and may enjoy the use in common with other Members of the Cooperative of all community property and facilities of the entire Cooperative community so long as the Member continues to own a Membership Certificate of the Cooperative, to occupy his/her dwelling unit, and to abide by the terms of this Agreement.  Any sublease or tenant of the Member, if approved pursuant to Article 7 hereof, may enjoy the rights to which the Member is entitled under this Article.  

The Member shall not permit or suffer anything to be done or kept upon said premises which will increase the rate of insurance on the property of the Cooperative nor obstruct or interfere with the lawful exercise of rights of other occupants, nor annoy them by unreasonable noises or otherwise, nor will he/she commit, cause or permit any nuisance on the premises or commit or suffer any immoral or illegal act to be committed thereon.  With respect to said premises the Member shall comply with all of the requirements of the Board of Health and of  all other government authorities.  If, by reason of the occupancy or use of said premises, the rate of insurance on the property of the Cooperative shall be increased, the Member understands and agrees that he/she shall become personally liable for the additional insurance premium(s).  

Article 6

Member's right to peaceable possession
After obtaining occupancy and in return for the Member's continued fulfillment of the terms and conditions of this Agreement, the Cooperative covenants and affirms that the Member may at all times, while this Agreement remains in effect, have and enjoy for his/her sole use and benefit the dwelling unit herein identified and may enjoy in common with all other Members the use of all community property and facilities of the Cooperative community.

Article 7

No subletting without consent of cooperative
The Member hereby agrees not to assign this Agreement nor to sublet his/her dwelling unit without the written consent of the Cooperative on a form approved by the Cooperative.  The liability of the Member for the conduct of the sub-lessee under this Occupancy Agreement shall continue notwithstanding the fact that he/she may have sublet the dwelling unit with the approval of the Cooperative.  Any unauthorized subleasing shall, at the option of  the Cooperative, result in the termination and forfeiture of the Member's rights under this Occupancy Agreement.  

Article 8

Transfers
Neither this Agreement nor the Member's rights of occupancy shall be transferable nor  assignable except in the same manner as may now or hereafter be provided for in the transfer of membership rules, regulations and By-laws of the Cooperative.

Article 9

Management, taxes and insurance
The Cooperative shall provide necessary management, operation and administration of the community; pay or provide  for the payment of real property taxes, multi-peril and extended coverage insurance, and as may be required by any mortgage on property or Cooperative. The Cooperative will not, however, provide insurance on the Member's personal property.  Member is to obtain insurance covering his/her personal property.  

Article 10

Utilities
The Cooperative shall provide water or sewer in amounts which it deems reasonable.  The Member shall pay directly  to the supplier for the utilities that are individually metered to the townhouse.  

Article 11

Repairs
A.
By member:  The Member agrees to repair and maintain his/her unit at his/her own expense, as follows:

(1)
any repairs or maintenance necessitated by the Member’s own negligence or misuse;

(2)
any re-decoration of the Member’s own dwelling unit (including wall, window and floor coverings and, at move-out, all items on the move-out inspection list, including such re-painting as may be cited as required unless listed on the move-in inspection and not otherwise repaired);

(3)
any repairs, maintenance or replacements required on items not belonging to the Cooperative;

(4)
any painting of the Member’s dwelling unit that may be required to restore finished pastel colors.

B.
By cooperative:  The Cooperative shall provide and pay for all necessary repairs, 
maintenance and replacements, except as specified in clause (A) of this Article or otherwise transferred from community to member responsibility  by action of the Board of Directors in its promulgation and publication of community rules and regulations.  The officers and employees of the Cooperative shall have the right to enter the dwelling unit of  the Member in order to effect necessary repairs, maintenance and replacements, and to authorize entrance for such purposes by employees or others at any reasonable hour of the day and at any time in the event of an emergency.
C.
Right of cooperative to make repairs at member’s expense:  In case the Member shall fail to effect the repairs, maintenance or replacements specified in clause (A),  above, in a manner satisfactory to the Cooperative and to pay for same, the Cooperative is authorized to take unilateral action pursuant to seven (7) day written notice and to complete the specified work.  In that event, the cost of said repairs, maintenance or replacements will become due and payable by the Member upon invoice from the Cooperative for work and services performed.  If payment is not received within 30 days of billing, the cost of said work, as billed, will become a part of the carrying charges due from the Member on the first of the next month.

Article 12

Alterations and additions
The Member shall not, without the written consent of the Cooperative, make any structural alterations in the premises or in the water, gas or steam pipes, electrical conduits, plumbing or other fixtures connected therewith, or remove  under any conditions, improvements, or fixtures belonging to the Cooperative from the premises.

To apply for structural alteration(s) approval, a member must complete and submit the Cooperative’s Alternations/Improvement form, with all required attachments and signatures, and have it approved by the Cooperative’s designee or agent.

If, for any reason, the Member shall cease to occupy the dwelling unit, he/she shall surrender to the Cooperative possession thereof, including any alterations, additions, fixtures and improvements (the foregoing to be handled in accordance with applicable by-laws and regulations).

Article 13
Definition of default by member and effect thereof
Default shall include but not be limited to the occurrence of one or more of the following:

A.
Member ceases to be the owner and legal holder of a membership of the Cooperative;

B.
Member attempts to transfer or assign this Agreement in a manner inconsistent with the provisions of the by-laws;

C.
Member is declared bankrupt under the laws of the United States;

D.
A receiver of the Member’s property is appointed under any of the laws of the United States or of any state;

E.
Member makes a general assignment for the benefit of creditors;

F.
The membership rights of the Member in the Cooperative are duly levied upon and sold under the process of any court.

G.  Member fails to effect and/or pay for repairs and maintenance as provided for in ARTICLE 11 hereof;

H.  Member fails to pay, in a timely manner, any sum due pursuant to the provisions of ARTICLE 1, ARTICLE 2,  or ARTICLES 10, 21 or 23 hereof;

I.
Member fails to perform any of his/her obligations under this Agreement including the obligations as stated in ARTICLE 14, to abide by the charter, By-laws, rules and regulations of the Cooperative or any amendments thereto;

J.
Member fails to pay any charge which, if not paid, could become a lien against the Cooperative;

K.
The limitations for occupancy which may be established from time to time by lawful authorities are exceeded and the Cooperative has elected to terminate this Agreement;

L.
Member is convicted of any felony offense or is found guilty of any criminal act, of any kind, on cooperative property.

M.
Member fails to comply promptly with all requests by the Cooperative for information concerning the current household of the Member and his/her family and other eligibility requirements for occupancy in the Cooperative;

N.
Information required by the Cooperative and willfully provided by the Member as to unit occupancy, family size and/or other certified data is subsequently found to be untrue.

After the happening of any of the events specified in this Article, the Cooperative may give to the Member notice that this Agreement will expire at a date not less than thirty (30) days thereafter.  If the Cooperative so proceeds, all of the Member's rights under this Agreement will expire on the date fixed in such notice, unless in the meantime the default has been cured in a manner deemed satisfactory by the Cooperative.

The Member expressly agrees that the Cooperative may resort to summary proceedings for any default by the Member under the terms hereof, and that said remedy be in addition to and cumulative with any other remedies allowed the Cooperative under law.

Article 14

Member to comply with all cooperative  regulations
The Member ratifies all agreements executed by the Cooperative on or before the date hereof.

The Member covenants to preserve and promote the Cooperative ownership principles on which the Cooperative has been founded, to abide by the charter, By-laws, Policies, Rules and Regulations of the Cooperative and any amendments thereto, and by his/her acts of cooperation with its other Members to help bring about for the Member and co-members a high standard in home and community conditions.  The Cooperative agrees to make its rules and regulations known to the Member by delivery of same to the Member or by promulgating them in such manner as to constitute adequate notice.  Upon similar notice, the Member agrees to comply with whatever changes to this Occupancy Agreement may be approved from time to time by the elected Board of Directors of the Cooperative.

Article 15

Effect of fire loss on interests of member
In the event of loss or damage by fire or other casualty to the above mentioned dwelling unit without the fault or negligence of the Member, the Cooperative shall determine whether to restore the damaged premises and shall further determine, in the event such premises shall not be restored, the amount which shall be paid to the Member to redeem the membership.

If, under such circumstances, the Cooperative determines to restore the premises, monthly carrying charges shall abate wholly or partially as determined by the Cooperative until the premises have been restored.  If, on the other hand, the Cooperative determines not to restore the premises, the monthly carrying charges shall cease from the date of the loss or damage.

Article 16

Inspection of dwelling unit
In the event of any real or perceived emergency or threat to the integrity of the structure, the Member agrees that the representatives of any mortgagee holding a mortgage on the property of the Cooperative, the officers and employees of the Cooperative, and with the approval of the Cooperative, the employees of any contractor, utility company, municipal agency or others, shall have the right to enter the dwelling unit of the Member and make inspections thereof at any reasonable hour.  Notice and explanation by the Cooperative of such need to enter shall be provided to the Member for his/her records.
Article 17

Subordination clause
It is specifically understood and agreed by the parties hereto that this Agreement and all rights, privileges and benefits hereunder are and shall be at all times subject to and subordinate to the lien of one or more notes or mortgages as executed by the Cooperative, and to any and all modifications, extensions and renewals thereof and to any mortgage or deed of trust made in replacement thereof and to any mortgage or deed of trust which may at any time hereinafter be placed on the Cooperative or any part thereof.  The Member hereby agrees to execute at the Cooperative's request and expense, any instrument which the Cooperative or any lender may deem necessary or desirable to effect the subordination of this Agreement to any such mortgage or deed of trust, and the Member hereby appoints the Cooperative and each and every officer thereof, and any future officer, as the Member's irrevocable attorney in fact during the term hereof to execute any such instrument on behalf of the membership.  In the event any notice of default or notice of foreclosure of said mortgage(s) required by law, the Member does hereby constitute the Cooperative as his/her agent to receive and accept such notices on the Member's behalf.

Article 18

Notices
Whenever the provisions of law or the By-laws of the Cooperative or this Agreement require notice to be given to either party hereto, any notice by the Cooperative to the Member shall be deemed to have been duly given, and any demand by the Cooperative upon the Member shall be deemed to have been duly made, if the same is mailed or delivered to the Member at his/her unit; and any notice or demand by the Member to the Cooperative shall be deemed to have been duly given if mailed to the registered agent’s business address or delivered to the principal on-site office of the Cooperative.
Article 19

Oral representations not binding
No representations other than those contained in this Agreement, the Articles of Incorporation or the By-laws of the Cooperative shall be binding upon the Cooperative.

Article 20

Exclusion of liability
The Cooperative shall not be liable to the Member or to any other person or persons for, or on account of, any injury or damage occasioned in or about the premises except as may arise from breach of this Agreement or direct negligence of the Cooperative.  The Cooperative shall not be liable for theft of any personal property of the Member from the Member's premises.

Article 21

Pets
Pets will be permitted only with the expressed written permission of the Board of Directors in accordance with the Cooperative’s Pet Policy.  If permission is granted, the Cooperative reserves the right to assess a fee to the member for the privilege of having a pet on the premises.  The Cooperative may at any time withdraw the permission granted under this Article and Member shall have 30 days after written notice of such withdrawal to remove the pet permanently from the premises.  Failure to comply with this provision or the Cooperative’s Pet Policy shall place the member in default under this agreement.

Article 22

Vehicles
The Member agrees to comply with the Cooperative’s Parking Policy at all times.  The Member and those in his/her household shall not allow or keep more than two (2) vehicles on the property of the Cooperative at any time.  For the purposes of this article, the term vehicle shall be understood to include automobiles, trailers, trucks, vans, boats or any other transport vehicle which may require parking space at the Cooperative.  The Member further agrees that said vehicles of the household shall be currently licensed and insured according to the law; and that they shall be kept in operable condition and shall display any registration tag made available to the Members by the Cooperative.  Failure to comply with this provision or the Cooperative’s Parking Policy shall place the Member in default under this Agreement.

Article 23

Liability for fees
If the Member defaults in making a payment of monthly carrying charges or in the performance or observance of any provision of this Agreement, he/she shall become liable for additional fees or charges as set forth by the Cooperative's rules and regulations as amended from time to time.  Repeated defaults or delinquencies by the Member in the timely payment of his or her obligations to the Cooperative shall be interpreted as failure to comply with Cooperative regulations and, as such, may be cause for termination of occupancy.

A.  LATE CHARGES:  For failure to pay carrying charges on or before their due dates, the Member shall be liable for such late fees and at such times as may be established periodically by the Cooperative.  The Cooperative’s policy at the inception of this Agreement is that the Member shall be liable for a late fee of twenty-five dollars ($25.00) if his or her carrying charges are not paid by the close of business on the 10th day of the month and another twenty-five ($25.00) if his or her carrying charges are not paid by the close of business on the 20th day of the month in which they are due.

B.
DISHONORED CHECK CHARGES:  Member shall be liable to the Cooperative for a returned bad check fee in an amount set by the Cooperative to cover its costs and the handling of any check that is not honored for payment upon deposit.

C.  LEGAL FEES AND COURT COSTS:  In the event it is necessary for the Cooperative to initiate legal proceedings to cure a default under this Agreement, the Member will be responsible for all legal and court costs incurred by the Cooperative. 

Late Charges, Bad Check Charges, Legal and Court costs that remain unpaid by the Member at the end of the month in which they accrue become part of the carrying charges that are due and payable on the first day of the next month.
All money received by the Cooperative from the Member shall be applied to Member's account in the following manner: first, to outstanding late fees and dishonored check fees; second, to outstanding maintenance fees chargeable to the Member; third, to any outstanding loan payments or related fees due; fourth, to any outstanding legal fees or court costs chargeable to the Member; fifth, to outstanding utility bills that are the responsibility of the Member; sixth, to carrying charges (rent).

Article 24
Penalties for submitting false information
If the Member deliberately submits false information regarding the Member's eligibility or occupancy of persons in residence the Member may become subject to non-renewal of his/her occupancy agreement and to other penalties that may be set by the Cooperative or otherwise by law.
Article 25
Remedies
The exercise or non-exercise of  any of the rights or remedies provided herein with respect to any default shall not preclude or affect the subsequent exercise of such rights or remedies.  The respective rights or remedies, whether provided by this Agreement or by statute, or available in equity, shall be cumulative and the exercise of any one or more of such rights or remedies shall not preclude or affect the exercise, at the same or at different times, of any other such rights or remedies for the same or different defaults, or for the same or different failures of the Member to perform or observe any provisions of this Agreement.

In witness whereof, the parties hereto have caused this Agreement to be accepted, signed and sealed the day and year  first written above.

Member(s)
_______________________________________


________________________________
Signature






Printed Name & contact #
_______________________________________


________________________________
Signature






Printed Name & contact #
Glen Oaks Cooperative.
By:______________________________________

Its:_______________________________________
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