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LCA 2008 Annual Membership Meeting
A-Space, September 14, 2008

PRESENT:

Clarissa (A-Space, 4722 Assoc.), Jennifer (Tree House), Fran (Ailanthus),
Jennine (Ailanthus), Meg (Ailanthus), Joseph (4722 Assoc., 3FL
Apartment), Tim (Books Through Bars), Ada [Jennifer] (Percolator),
Andrew (with Esme - Percolator), Robert (Ailanthus), Jaysun (1014 S.
47th St.), Teresa (1014 S. 47th St.), Jete (Tree House)

LATE ARRIVALS:

Serena (Tree House), Accra (Tree House), Steve (Vortex), Russell
(Shofam), Morgan (4722 Assoc.)

FACILITATOR:
Clarissa

TIMEKEEPER:
Jennifer

NOTE-TAKER:
Robert Monk, LCA Secretary

PREPARED AND SUBMITTED BY:
Robert Monk, LCA Secretary
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SUMMARY / TABLE OF CONTENTS

| REGULAR BUSINESS

A. INTRODUCTIONS

B. DISCUSSION: FUTURE OF LCA?

B. SCHEDULE NEXT BOARD MEETING >> Tentatively Oct. 14 or 21.

C. FINANCE REPORTS AND APPROVE A BUDGET (see Appendix F)
1. 2008-2009 Budget = >> Steve, Misia, and Robert for posting before

Oct. 1.

2. Long-term Budget (Excerpt of Replace Schedule, see Appendix R)

>> $100/mo./community cost-share increase approved.
>> Push for alternate sources of increasing revenue in future years.

D. ELECT OFFICERS AND APPOINT OTHERS

1.

2.
3.
4

5.

President >> Jill Teresa Giardina
Secretary >> Jennifer Welch (aka Ada)
Treasurer >> Misia Denea Cole

Other Delegates

a. Bookkeeper >> Steve Pyne
b. Committee Watcher >> Jennifer Turnbull

Board Members >> TH: Misia / Ailanthus: Meg / Percolator: Ada /

Vortex: Julie / 1014 S. 47th St.: Teresa / 4722 Assoc.: April / Shofam: Russell

0. Committees

a. Maintenance Committee
Current Members: Russell (chair), Robert, Serena, Pablo (?)

b. Education/Outreach Committee
Current Members: Joseph, Clarissa (chair)

C. Entertainment Committee >> no members (?)

d. Legal Committee
Current Members: Ada, Jennine, Jennifer (chair)
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e. Committee Watcher >> Jennifer to ensure cmty. mtgs.

E. COLLECT SIGNED LEASES FOR EACH TENANT COMMUNITY (see
Appendix L) >> Jete to see collected and signed by Oct. 1.

NEW BUSINESS

A. FIXBYLAWS (see Appendix A) >> Legal advice for Oct. / Revisit at
November meeting.

B. HIRE A MAINTENANCE DIRECTOR (see Appendix B)
>> Pilot version = $1000 for supervision of TH contracts.

C. CRITICAL GRANT PROPOSALS (see Appendix G)

1. Tree House >> Approved ~$22,900 for windows, brick, Roor,
attic vent, and misc. thermal eflrciency.

2. Shofam >> Approved $33,000 for roof, plumbing and
electrical.

D. LEGAL REPRESENTATION FOR LCA >> Cmty forming w/ Jennifer to
continue search for legal assistance.

E. NASCO MEMBERSHIP FUNDRAISER >> TH Hosting, Sept. 27th
F. TREE HOUSE (EPHRAIM) DEBT FORGIVENESS >> APPROVED

G. ALLOCATE LOAN MONEY >> Communities to report to Maint. Cmty.
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MINUTES (DETAIL)

| REGULAR BUSINESS

A. INTRODUCTIONS

Members present gave their names, the community they reside in or work
with, how long they have been with the LCA, and a brief citation of their favorite
aspect of living in community.

B. DISCUSSION: FUTURE OF LCA?

A wide-ranging and open-ended discussion began with the Facilitator
asking each member present to give one word to represent what they see as the
biggest challenge facing the LCA now:

1.
participation, money, maintenance, communication, community,
documentation, energy, identity, process, body.

2. Jennifer asked that those present to ref3ect on How long will you be
a part of the LCA? What will you contribute during that time? What are your
visions and dreams of what the LCA can become? Some of the answers
included:

support artists of color / live up to the by-laws' mission statement / fund
some community projects through grants or donations / build up to some
of the competence and dynamism of a well-run corporation / see more
West Philly natives become residents / have a bigger-wider vision in order
to survive / get a physical ofbce / use A-space more and better / build trust
and familiarity between members of different LCA communities / become
better-known in wider community

3. Some expressed interest in updating the LCA bylaws to rel3ect
current visions and mission.

B. SCHEDULE NEXT BOARD MEETING >> Tentatively Oct. 14 or 21.

C. FINANCE REPORTS AND APPROVE A BUDGET (see Appendix F)
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1. 2008-2009 Budget
No budget had been prepared for consideration.
PROPOSAL APPROVED BY CONSENSUS WITH ONE STAND-ASIDE:
That Steve, Misia, Robert, and any LCA member wishing, shall meet and
approve a budget before Oct. 1, subject to veto by any LCA member, within 10
days of publication to the membership.

2. Long-term Budget (Excerpt of Replace Schedule, see Appendix R)
Robert presented briely from the excerpted spreadsheet in
Appendix R, highlighting the roughly $100/mo/community increase needed each
year through 2014.
a. PROPOSAL APPROVED BY CONSENSUS: That the
monthly cost-share of each community be raised, beginning with cost-share due
October 10, 2008, by $100/mo./community.

Jennifer expressed strongly that steps should be taken to bnd
alternate sources for continuing increases to revenues, rather than increase
cost-share by $100/mo. each year for several more years. Others agreed in
principle, and added concerns that they are approaching real limits to
communities' ability to pay.

D. ELECT OFFICERS AND APPOINT OTHERS

The meeting elected each of the oflcers and appointed each delegate by
consensus and as follows:

1. President >> Jill Teresa Giardina

2. Secretary >> Jennifer Welch (aka Ada)

3. Treasurer >> Misia Denea Cole

4. Other Delegates

a. Bookkeeper >> Steve Pyne
b. Committee Watcher >> Jennifer Turnbull
5. Board Members

a. From Tree House, Misia;
b. From Ailanthus, Meg;

c. From Percolator, Ada;
d. From Vortex, Julie;
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e. From 1014 S. 47th St., Teresa,
f. From 4722 Assoc., April;
g. From Shofam: Russell.

In electing Board members, the question was raised as to the
expected term of those serving. Consensus was reached that a one-year
commitment should be expected, and that communities should establish a back-
up person in case their regular representative cannot attend meetings.

6. Committees
a. Maintenance Committee
Current Members: Russell (chair), Robert, Serena, Pablo (?)
b. Education/Outreach Committee
Current Members: Joseph, Clarissa (chair)
C. Entertainment Committee >> no members (?)
d. Legal Committee
Current Members: Ada, Jennine, Jennifer (chair)
e. Committee Watcher >> Jennifer to ensure cmty. mtgs.

E. COLLECT SIGNED LEASES FOR EACH TENANT COMMUNITY (see
Appendix L)
Jete to see collected and signed by Oct. 1.

NEW BUSINESS

A. FIXBYLAWS (see Appendix A) >> | egal advice for Oct. / Revisit at
November meeting.

B. HIRE A MAINTENANCE DIRECTOR (see Appendix B)

Teresa suggested starting such a position with narrow responsibilities/
authority initially, to be built upon in the event of success. She was concerned
that a maintenance director might become too much like a landlord -- removing
stewardship responsibilities from community members. She also asked if a
community could 'opt out' of working with the proposed Director.

Russell emphasized the need for internal supervision of any such position.

Meg liked the idea of potentially having a resource person who could
coach community members in DIY work, without having to do it for them.

It was suggested that the position could be combined with an ofbce/admin
role, since much of what the Maintenance Director would do is administrative.
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Another suggestion was to pay an LCA member to be convener of the
Maintenance Committee, but with no special authority or responsibility beyond
those of being the committee's chairperson.

Jaysun thought of Sean Sullivan as a potential candidate for the position,
for his long dedication to craftsmanship in this neighborhood.

PROPOSAL, APPROVED BY CONSENSUS: To initiate a pilot venture
toward something like a Maintenance Director, by authorizing the Maintenance
Committee to spend up to $1000 to compensate a supervisor for overseeing
work on the projects approved for Tree House (see New Business, Item C). Tree
House would remain authorized to manage the projects, with or without the
Maintenance Committee, or any paid supervisor. Tree House and Maintenance
Committee to meet no later than Sunday, September 21, to develop a plan for
work supervision.

C. CRITICAL GRANT PROPOSALS (see Appendix G)

1. Tree House

Water intrusion and mold continue to affect habitability and structural
integrity of Tree House. TH presented several grant requests, for windows
replacements ($6800), mold-abatement and associated repairs ($6800), spot-
repairs to brick exterior ($5000), 1st 3oor Rooring repairs ($800), an attic vent fan
($1500), and miscellaneous thermal/heating system efbciency improvements
($2000), totaling $22,900.

GRANT REQUEST APPROVED BY CONSENSUS: To deliver to Tree House

$22,900 for spending on repairs and improvements as enumerated in their grant
proposals (referenced above).

2. Shofam

Roobng and other work had been postponed for Shofam due to cash
shortfalls for the LCA and more urgent needs for Tree House, prior to acquisition
of a loan for maintenance. Shofam presented two grant requests, $29,000 for
previously-approved roobng work, and $4000 for miscellaneous plumbing/
electricalltile, totaling $33,000.

GRANT REQUEST APPROVED BY CONSENSUS: To deliver to Shofam
$33,000 for spending on repairs and improvements as enumerated in their grant
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proposals, attached, and referenced above.

D. LEGAL REPRESENTATION FOR LCA

1. REPORT: Jennifer reported Pnding three organizations that may be
useful to the LCA either directly or in helping LCA to bnd legal counsel. These
were, PILP (Public Interest Law of Philadelphia ??), Community Legal Services,
and Ofbce of Housing and Community Development.

2. A committee formed around LCA legal needs, to include Jennifer
(chair), Jennine, and Ada.

3. Jennine emphasized need for specibcs as to what the LCA needs in
terms of legal assistance. Robert agreed to re-send items he had noticed, via
email.

E. NASCO MEMBERSHIP FUNDRAISER

Tree House will be hosting a fundraiser for LCA membership with NASCO
and for internal house funds, Sept. 27th from 6pm (dance party from 10pm -
2am). Attractions include DJ's DuiJi, Seedless and Alex, kissing booth, drinks,
performances (including NAQUAD), and an auction of goods and services by/for
members of the community.

LCA members are encouraged to volunteer for housekeeping during the
event, to perform, or to provide objects or services for the auction.

F. TREE HOUSE (EPHRAIM) DEBT FORGIVENESS
PROPOSAL APPROVED BY CONSENSUS: To forgive the $469.99
portion of Tree House debt to the LCA that has been attributed to non-payment
by former Tree House member Ephraim.

G. ALLOCATE LOAN MONEY

Communities to report to Maint. Cmty. (via after 9pm phone to Russell, or
in_person to Russell) any major maintenance they expect in the next year to

three years, but especially the next year.

THESE MINUTES APPROVED AND CERTIFIED:

date:

Robert Monk, LCA Secretary

date:
Jill Teresa Giardina, LCA President

Seal:
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APPENDIX A - Bylaws for Ratip cation

LIFE CENTER ASSOCIATION, INC.
4722 Baltimor e Ave., Philadelphia, PA 19143

SECRETARY'S STATEMENT:

I, Robert Monk, Secretary of Life Center Association, Inc., certify the following as a
true representation of the Corporation's bylaws in accordance with the Corporation's
printed record and the Articles of Incorporation and By-laws Amendments bled with
the Commonwealth of Pennsylvania's Department of State, Corporations Bureau, as of
July 28, 2008.

date:

Robert Monk, LCA Secretary

BY-LAWS

ARTICLE |I: Name of the Corporation

The name of the organization is the Life center Association, Inc. (LCA).

ARTICLE 1I: Registered ofbce

The location and post of bce address of the Corporation's registered ofce in this
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Commonwealth is: 4722 Baltimore Avenue, Philadel phia, PA 19143

ARTICLE IlI: Purpose and Powers

The Corporation is and shall be organized and operated exclusively for educational
and charitable purposes (within the meaning of sections 170(c)(2) and 501(c)(3) of the
Internal Revenue Code of 1986, or the corresponding provisions of any subsequent
federal law. The particular purposes for which the Corporation is formed are as follows:

i.  To promote neighborhood stability, combat community deterioration, provide
relief to the poor, distressed and underprivileged, and to assist organizations
recognized under 501(c)(3) of the Internal Revenue Code of 1986, or the
corresponding provisions of any subsequent federal law, by purchasing
property in the Cedar Park neighborhood and other neighborhoods in the
district of West Philadelphiain Philadelphia, Pennsylvania, and then holding
property in trust, keeping it affordable and well-maintained for the long-term
use of low to moderate income individuals, relief agencies, and tax exempt
organizations in the neighborhoods where the property is located.

ii. Toengage in educational activity concerning the use of land trusts (i.e., the
non-probt cooperative ownership and management of property) as atool and
strategy to promote neighborhood stability, combat community deterioration,
provide relief to the poor, and create a more just society through non-violent
action, responsible use of resources and economic democracy.

iii. To engage in other charitable and educational tax-exempt activities within the
meaning of sections 170(c)(2) and 501(c)(3) of the Internal Revenue Code of
1986, or the corresponding provisions of any subsequent federal law.

In furtherance of its purpose as set further above, the Corporation shall have all powers
available under Pennsylvania's Nonprobt Corporation Law of 1988, and any successor
legislation, to the extent that such powers are not inconsistent with the Corporation's
status as an organization exempt from taxation under section 501(c)(3) of the Internal
Revenue Code of 1986, as amended, or any successor legislation, including without
limitation the power to solicit contributions and otherwise to raise funds necessary or
convenient for the carrying out of its purpose as set forth above.
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ARTICLE IV: Prohibited Activities

The Corporation is not organized for, shall not be operated for, and does not
contemplate pecuniary gain or probt, incidental or otherwise (within the
meaning of 15 Pa.C.S. section 5306(a)(4), or any successor legislation.

No part of the net earnings, if any, of the Corporations shall inure to the benebt
of any private shareholder or individual (within the meaning of sections 170(c)
(2) and 501(c)(3) of the Internal Revenue Code of 1986, as amended, or any
successor legislation); provided, however, that the Corporation shall be
authorized and empowered to pay reasonable compensation for services
rendered to it and to make payments and distributions in furtherance of the
purposes of the Corporation.

No substantial part of the activities of the Corporation shall be carrying on
propaganda, or otherwise attempting to inf3uence legislation (except as may be
allowed by section 501(h) or other provision of the Internal Revenue Code of
1986, as amended, or any successor legislation), nor shall the Corporation
participate in, or intervene in (including the publishing or distributing of
statements) on behalf of any candidate for public ofpce (all within the meaning
of sections 170(c)(2) and 501(c)(3) of such Code).

Notwithstanding any other provision of these Articles, the Corporation shall
not, except to an insubstantial degree, carry on any other activity not permitted
under sections 170(c)(2) or 501(c)(3) of the Internal Revenue Code of 1986, as
amended (or corresponding provisions of any successor legislation) to be
carried on by a corporation exempt from federal income taxation contributions
to which are deductible by donors from federally taxable income.

ARTICLE V: Consensus Decision-Making

All decisions of the Association, the Board and the Association's Committees shall be
made by consensus.

9/14/08 2:34 PM
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ARTICLE VI: Association Membership and Meetings

Membership in the Life Center Association, Inc. is open to anyone in the
Delaware Valley who agrees with the purpose of the LCA and is committed to
supporting and furthering the LCA land trust and community.

The Annual Meeting of the Association shall be the brst Wednesday of
November, unless otherwise set by the Board. The date of the Annual Meeting
shall be announced by written notice to all Association members at least two
weeks in advance of the meeting.

All decisions of the Association shall be made by the members of the
Association present at a meeting announced to all Association members at |east
two weeks in advance of the meeting. A quorum, consisting of one-quarter of
the membership of the Association, is required for decisions.

ARTICLE VII. Association Board

The Life Center Association Board shall act as trustees of the properties owned
by the Association, seeing that they are maintained in safe and livable
conditions for long-term use, and shall exercise this trust on behalf of the
members of the Association and for the benebt of related individuals and
community groups in the Delaware Valley.

To carry out its responsibilities, the Board is empowered to exercise any and all
powers granted the Association by the Commonwealth of Pennsylvania.

The Board shall consist of no fewer than Pve members and no more than eight
members. All members of the Board shall be members of the Association.

Any eligible Association member may seek membership on the Board. The
Board shall solicit nominations from the membership of the Association as
vacancies arise. All prospective Board members must be willing to make a
commitment of at least one year. New Board members shall be appointed with
the consent of the Association membership.
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Vi.

Vil.

Viii.

The Board shall meet regularly and shall publish the dates and locations of all
meetings in advance. The meetings shall be open to all members of the
Association. A quorum, consisting of two-thirds of the Board's membership, is
required for decisions.

The Board shall keep minutes of all its decisions. Minutes and quarterly
Pnancial reports will be sent to members of the Association regularly. All
minutes and Pnancial reports will be publicly available at the registered ofbce
of the Association.

In reaching decisions regarding long-range plans, Pnances, and uses of the
properties of the Association, the Board shall seek the advice of interested
members of the Association through special meetings and through the
establishment of advisory groups or special committees. The Board is charged
with involving members of the Association in the responsibilities of Pnancial
upkeep, maintenance and care of the properties. Major decisions about - (1)
buying or selling property, (2) taking of or making loans in excess of $2,000 in
the name of the Association, OR (3) making major non-emergency expenditures
in excess of $2,000 - must be publicized by written notice to the Association's
membership within ten days after the decision is made.

The Board may delegate any of its tasks or duties to a Committee and will
notify the Association membership of such delegation.

Any action or decision of the Board may be challenged by any member of the
Association in writing to the Board when signed by at least two other members
within ten days of the written notice of said decision by the Board. Any
decision of the Board may be set aside by the Association Membership.

ARTICLE VIII. Ofbcers

Ofbcers shall be the President, Secretary, and Treasurer. All of bcers will be
selected by the Association membership each year at the Annual Meeting.
Vacancies in of bces may be blled by the Board with the consent of the
Association membership.

The President shall see that regular Board meetings are held and shall sign any
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necessary documents.

The Secretary shall see that (1) accurate minutes are taken of all Association,
Board, and Committee meetings, (2) minutes of Association and Board
meetings are distributed to the Association membership, and (3) minutes of
Committee meetings are made available to the Association membership.

The Treasurer shall be responsible to the monitoring of all funds and
transactions and shall see that accurate Pnancial records of the Association are
kept. The Treasurer shall see that quarterly Pnancial reports for th Association
are prepared and presented to the Board for approval.

ARTICLE IX. Committees

Committees may be formed when deemed necessary by the board or the
membership on an ad hoc basis. Any member of the organization with an
interest in serving on a committee may do so.

Meetings of all Committees shall be open to all members of the Association. All
committees will keep minutes of their meetings and make them available to the
Association membership. Committees will report on their work regularly to the

Board.

Committees delegated to carry out duties or responsibilities on behalf of the
Board will fulbll al the requirements of the by-laws.

ARTICLE X. Authorization, Pnances, and assets

The Board may authorize with awritten resolution any Association member to
enter into contracts and/or sign checks or other orders for the payment of
money.

The bscal year of the Association shall begin on the brst day of October.

All moneys received or collected by the Association shall be applied to the
maintenance and operation or the furtherance of the lawful activities of the

Page 6 of 7



LCA Consolidated Bylaws 2008-07-27.rtfd 9/14/08 2:34 PM

Association. In no case shall any assets be divided or distributed in any manner
whatsoever among the members of the Association.

ARTICLE XI. Amendments

i.  The by-laws of the Association may be amended at the Annual Meeting or at a
special meeting of the Association.

ii.  Written proposals for amendments to the by-laws must be sent to the
Association membership at |east thirty days before the meeting at which they
are to be decided.

iii. Proposals for amendments to the by-laws may come from the Board or any
group of at least bve Association members.

ARTICLE XlI. Dissolution

Upon dissolution of the Corporation, its assets (after all itsjust debts and claims
of its creditors have been paid) shall be distributed, in such amounts as the Board of
Directors may determine, or as may be determined by a court of competent jurisdiction
upon application of the Board, to such organization or organizations as, in the opinion
of the then members of the Board, will carry on activities most nearly equivalent or
analogous to those for which this Corporation has been formed, provided that any
such distribution of assets shall be for one or more exempt purposes within the
meaning of section 501(c)(3) of the Internal Revenue Code of 1986, as amended, or
the corresponding provisions of any subsequently enacted federal tax law.

Page 7 of 7



Recommendations Create Maintenance Coordinator.rtf 9/14/08 2:37 PM

APPENDIX B - Proposal to Create Paid Maintenance Director

=

Recommendations
On Creation of a Paid
Maintenance Coordinator Position

PREPARED AND SUBMITTED BY:

Maintenance Committee
Robert Monk, Russell Shoatz, Serena, Jayson

Executive Summary

The LCA's Maintenance Committee met in July and
prepared the following recommendations:

Contract for services of a Maintenance Coordinator.

Budget about $8,500 per year for salary and expected additional
fees/hourly compensation.

Adopt various new maintenance policies to facilitate coordination
between the new Maintenance Coordinator and LCA communities.
Duties of the new position would include preparation of the
maintenance portion of the LCA's budget, authorization of most
maintenance spending on behalf of the Board, regular reports to
the Board, and supervision of major contracts.
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Introduction to the Issues

These recommendations come from a meeting of the
LCA Maintenance Committee on July 21, 2008, and aim to
provide details of an idea for which there has seemed to be
general consensus on the LCA Board and among some other
community members following maintenance issues over the
past few years: to pay around $10,000 per year to a
maintenance coordinator to assist the LCA in its goals of
empowering member residents to manage their own living
environment while ensuring that the buildings remain
habitable for the long-term.

The consensus about the need for a maintenance
coordinator has increased lately based on several factors,
including:

1) Failure of a maintenance committee to form in an energized and
effective way,

2) Recommendations from outside advisers to the LCA (NASCO, ...?),
and

3) The LCA's failure to property supervise a $40,000 roobng project by
Kurtz Construction Co., resulting in heavy physical damage, and time-
loss, stress and anxiety for Tree House residents.

Although $10,000 per year seems a lot out of a probable
long-term average budget of around $60,000, the argument
has been raised and generally assented to, that even just
replacing poor maintenance management with adequate
maintenance management would likely save the LCA 25% of
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our maintenance spending; a 17% expense for a 25% or
greater savings seems worthwhile. Many have also noted the
further benebt of freeing up the LCA Board for administrative
and planning work besides building maintenance.

Following up from work of the LCA Board at its June '08
meeting, the Maintenance Committee approached the
problem by brainstorming expected duties of a proposed
Maintenance Coordinator, assigning estimates of expected
hours devoted to each duty, and reasonable rates of
compensation, and by considering some managerial
guestions relating to terms of payment for the work, and
whether and how to hire an LCA member vs. a non-member.

These three topics of a) Duties, b) Compensation, and c)
Management Oversight, form the main headings that follow.

Duties of the LCA Maintenance Coordinator

* Coordinator (salaried compensation)

- Coordinate with Treasurer/Bookkeeper to develop the LCA's
annual budget (including long-term major maintenance planning).

- Advise and coordinate with representatives from each tenant
community to ensure timely proposal/bid requests and subsequent LCA

grant funding for major maintenance needs.

-- This work includes the development of contractor contacts and
relationships, follow-up and documenting quality and cost of work performed for the
LCA.

-- This work includes being consistently available to major maintenance
contractors as a representative of the LCA for the purpose of negotiating contracts,
changing contracts, and in case of any dispute about a contract (dispute negotiations
compensated per dium as a part of the Project Manager responsibilities enumerated
below).

- Review, advise on, and authorize all LCA maintenance
contracts over $1,000 (in accordance with an approved budget and under
authority of the LCA Board).
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- Review the receipts and project notes currently reported to the
LCA with communities' quarterly reports, make constructive suggestions
for establishing or improving programs of minor maintenance/preventative
maintenance, and, if appropriate, refuse credit/reimbursement to
communities' annual $4000 minor maintenance account, for spending
that does not meet the LCA's "Criteria for Discretionary Maintenance
Budget Spending"” (subject to Board appeal).

- The Board is now considering a change to the system for
funding minor maintenance through internally-collected funds and
guarterly reporting. In case of a change to a system of maintenance-
inclusive cost-share with LCA-managed reimbursements to communities
for minor maintenance, the Maintenance Coordinator would oversee all
spending on minor maintenance and authorize payments to the
communities for minor maintenance, either on a monthly or a quarterly
basis. The Coordinator would further coordinate with communities and
with the Treasurer and Bookkeeper, to ensure fairness and
appropriateness in the amount spent on minor maintenance in different
buildings, and to ensure total spending does not go over budget. Total
cost to each community would stay the same on an annual basis, while
total funds available to communities might increase or decrease
depending on needs and on energy within the community to line up and
complete jobs (spend money). For example, one community might
receive/spend only $2,000 on minor maintenance, because little was
needed, while another might spend $6,000 because it was needed or
because someone spent a lot of time that year lining up contracts, and
the money was available (or, more likely, a combination of both need and
time spent).

- Report in person to the LCA Board either monthly or quarterly,
at a Board Meeting, and facilitate Board discussions and decision-making
on maintenance issues.

* Project Manager (additional per dium compensation)

- Supervise major maintenance contracts (over $5,000).
A typical year might have 3 contracts worth $15,000 each. The
Maintenance Coordinator would show up an average of 1.5 days during
the course of each project, perhaps brst thing in the a.m. to ensure
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workmen are introduced to the worksite (bathrooms, available
electricity...) and to the residents (contact person, where and when you
can and can't go places...) and have everything they need to do a good
job; perhaps at the end of the day to ensure a safe, orderly job site (roof
tarped before a rainstorm!), good workmanship according to contract, and
to coordinate on any needs or questions that have arisen during the
course of work.

-- Communities graced with an experienced building
tradesperson may elect to coordinate with the Maintenance Coordinator
and avoid racking up hourly charges (see 'Compensation’, below) for the
LCA by handling their own project management for jobs at home.

-- Coordinate between contractor and tenant community to
ensure needs of both are met (work hours, bathroom/electricity access...).

* On-call Damage Control Mechanic (additional hourly compensation)

- Available on short notice for emergency maintenance
assessment and/or repairs. The Maintenance Coordinator would receive
a [Rat, brst-hour service call fee for any site visit, plus subsequent hourly
compensation for consultation/repairs conducted on short notice.

- Emergency jobs would include:

-- An after-hours pipe burst,

-- A furnace, electricity, water or gas outage,

-- Flooding from unknown causes,

-- Smoking wires, or

-- Any maintenance situation that is suddenly hazardous to
people or that poses a threat of sudden damage to property.

- Some emergency calls might be handled by telephone
consultation and a referral to another contractor, either before or after an
on-site consultation. As part of their salaried duties, the Maintenance
Coordinator would maintain and develop contacts for such referrals.
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Compensation for a Maintenance Coordinator
ESTIMATED SALARIED HOURS ON A YEARLY BASIS

Coordinator (salaried)
Attend Board meetings:

1-hour prep, 2-hour meeting, 12/year = 40 hrs.

[4/year for quarterly attendance] = [12 hrs.]
Monitor and Coordinate Minor Maintenance and Reimbursements:

5 hours per month * 12 m/year = 60 hrs.
Monitor, Coordinate and Budget for Major Maintenance

3 jobs/yr x 10 hrs/job for proposals & to approve contract. 30 hrs.

4 quarterly reports / annual budget @ 1 hr each. = 5 hrs.
TOTAL SALARIED HOURS (monthly mtg. attendance) = 135 hrs.

[quarterly meeting attendance salaried hours] = [107 hrs.]
ANNUALIZED SALARY @ $50/hr EQUIVALENT = $ 6,750

[quarterly meeting attendance annualized salary] = [$ 5, 350]

Recommend initial 6-month contract at 1/2 annual salary, with performance review
and review of actual vs. estimated hours for required duties.

Fee, Additional Per dium, and Additional Hourly Compensation

Project Management (including admin./coordination hours in a contract dispute)
LCA MEMBER CONTRACTING:
$50/day, 1.5 days/job, 3 jobs/yr. = $ 225
SUBTOTAL: = $ 225

[NON-MEMBER CONTRACTING:
$100/day, 1.5 days/job, 3 jobsl/yr. = $ 450

SUBTOTAL: [ 450]
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Emergency On-call Mechanic (LCA member contracting)

Flat fee, brst-hour service call, 10 per year @ $50 = $ 500

Hourly, subsequent hrs on emergency call, 4/yr @ $25 = $ 100

SUBTOTAL: = $ 600
[Emergency On-call Mechanic (non-member contracting)]

Flat fee, brst-hour service call, 10 per year @ $85 = $ 850

Hourly, subsequent hrs on emergency call, 4/yr @ $50 = $ 200

[ SUBTOTAL: = [1050]
ANNUALIZED NON-SALARY COMPENSATION = $ 825

[non-member annualized non-salary] =  $[1500]
TOTAL ANNUALIZED COMPENSATION

la Monthly meetings, LCA member =$7,575

1b Quarterly meetings, LCA member =$6,175

2a Monthly meetings, non-member = $ 8,250

2b Quarterly meetings, non-member = $ 6,850

RECOMMENDED BUDGET: $8,500

Management/Oversight of a Maintenance Coordinator

* Employee or Contractor?

- Employee adds complication to LCA's tax Hing and
responsibilities of an employer. Can we bre someone anytime we want?
What is the employee's 'workplace'? What kind of insurance must we
carry?

- Contracting for services gives the LCA clear limits on
responsibility to pay, allowing us to end agreements on a schedule we
determine. A contract could start at 6 months and be extended on a
yearly basis afterwards, with appropriate adjustments to the salary and
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hourly rates and fee schedule, based on the brst 6 months' experience.

RECOMMENDATION: Contract for services.

* Member or Non-member Maintenance Coordinator?

- Hiring an LCA-member could mean lower costs (even though
we want to pay MORE to our friends!), since the member would live within
walking distance from all the houses, already is expected to attend a
Board meeting once a year, may already be involved with some of the
work involved, etc... However, there could be some conficts of interest for
a member of one community having authority to allocate maintenance
spending among all the communities, especially if we make the move to
centralize minor maintenance funding more than it under the annual
$4,000 discretionary budget system.

- A non-member employee or contractor might bring
perspective to our situation, contractor contacts we are not aware of, and
might be impartial about allocating maintenance funds among buildings. It
might be easier to terminate a contract with an outsider if things aren't
going well, than to tell a friend, "you're not doing a good enough job".
However, we might need to spend more energy managing, building a
relationship/educating, and supervising an outside contractor, to ensure
we get what we're paying for.

RECOMMENDATION: Hire the best candidate.
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Appendix F - September 2008 Financial Report

Who owes what:

Ailanthus! --!! Sept Cost Share

Percolator! --I! Aug and Sept Cost Share, Q1-3 bPnancial report

Quilumbo Shofam! --I Owe Sept and $90 May Cost Share, Receipts from 2006-7
Tree House! --! Owe! $469.99 (Oct 05), Sept Cost Share, Q3 Receipts

Vortex ! --1 All Paid Up

1014! Association --! All Paid up

4722! --11 All Paid Up

Nyumbani! --! Owe $595.64
Pentridge Children's Garden -- $459 ($246 this year, $213 last year's property tax)

Harmony House! --! Owe (Jun& Jul '06), (Sept, Oct, Dec-Feb, April-Dec '07), (Jan -
June '08). loan installments (received a payment in 8/06, 11/06 & 3/07)

Harmony House -- $10976 Debt from FY03-04 & 04-05 & 05-06 (Original Debt was
$7600 in'Owed Cost Share + in $5076 Owed Maintenance, so far they have paid
$1600)

Current Balance:

1'1'$96,711 in our general fund (This can be used for maintenance grants)
111'$10,000 in our emergency fund (the goal is to have $10,000 for emergency
maintenance)

111 $8400 set aside for our property taxes which are due in February (I am setting aside
$1200 a month)

111 $4000 set aside for insurance down payment which is due in September (I am
setting aside $1000 a month)

I
Agenda ltems:
Il Percolator owes two months cost share

Notes:

From: guedee@yahoo.com
Subject: Re: [LCA] September Financial Report
Date: September 13, 2008 11:02:19 PM EDT
To: Ica@lists.riseup.net
Reply-To: Ica@lists.riseup.net, guedee@yahoo.com
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Hey LCA Folx. | won't be coming to the general membership meeting tomorrow (its my
birthday!) so i thought i should give you an update on Percolator's bnancial situation: |
wrote a check out for August cost share tonight and Ada should be bringing it
tomorrow. One of our housemates is 2 months behind on cost share and bills and a
few are a little less than one month behind. Everyone except the person who is two
months behind has talked to me and plan to be current by the end of the month. Rick
and i are going to sit down and do the quarterly reports the last weekend of the month.
| took over bnances in May and need to be taught how to do them. | have been sick
and/or away and/or working since and/or in school since may. Now i am just sick SO i
should be able to get them done. Cheers. -Guede

1

n

!

n
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APPENDIX G - Grant Proposals

Page 1 of 1



Life Center Association, Inc.
4722 Batimore Avenue
Philadelphia, PA 19143

Maintenance Grant

House Name: Shofam Date: 9-10- 08

Quarterly Reports up to date: Yes
Amount Requested: 29.000 Date Needed: ASAP
Check Made out to:

Project Description:

New Roof

Date Approved by Board:




Life Center Association, Inc.
4722 Batimore Avenue
Philadelphia, PA 19143

Maintenance Grant

House Name: Shofam Date: 9-10- 08

Quarterly Reports up to date: Yes
Amount Requested: 4.000 Date Needed: ASAP
Check Made out to:

Project Description:

Plumbing and electrical problems throughout the house more plumbing
than anything. Our sewage line keeps getting backed up from the large
rains. Redirecting the rain will be part of the roof job (meanwhile the
basement collects mold). We also have some work on the bathroom to be

done



Date Approved by Board:
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APPENDIX L - Lease Documents

L1 - Normal Lease

L2 -4722 Assoc. Lease
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LIFE CENTER ASSOCIATION, INC.
4722 BALTIMORE AVENUE
PHILADELPHIA, PA 19143

LEASE FOR LAND-TRUSTED HOUSES

Thisleaseis an agreement between the Life Center Assodation (LCA) and

the Gommunity

residing &

1. The Community leases the property at the aboveaddress for the following purposes:
A. To provide ahome for residents
B. To maintain the property in good mndition for present and future users.
C. To wppot activities of the Life Center Association, which mightindude meetingsand short term
housng.

Any subleasing, a ongoing use of the property other than residential, must be approved by the LCA
Board.

2. This lease is effective from _October 1%, to __September 30", , and month to
month after its expiration. Unilateral termination (except asin provision 7) or change of this lease by any
party requires sixty days notice in writing. Leases and renewed leases will be for one year or other time
period as negotiated with the LCA Board.

3. The Community is committed to taking an ective part in theland trugt. Thisindudes sending a
representative to serve on the Board who will contribute to fulfilling the responsibilities of the Board and
will report regularly to the Board onthe condition d the house, its membership, and its finances and will
report back to the Community the issues and decisions of the Board.

4. Each dgner of this lease mug agree with the purpose of the LCA as expressed in the by-laws and is
automatically afull member of the Life Center Association. All members are songly encouraged, but not
required to atend LCA membership meetingsand/or perform an ongoing administrative task for the LCA
in consultation with the Board.

5. The Community will maintain and care for the property on the basis of mutud agreements with the
Board. Any mgjor structural changes to the propaty must have prior approval of the Board.

The Community will spend aminimum of 15 hours per month (or 180 hours per year) in repair and
maintenance work, as defined by the Board. In lieu of work, the LCA may chargethe Community extra
money to hire amanager to ge the necessary work done.

6. The Community will manage its own finances and will maintain its own records The Community will
also:

A. Plan and submit yearly to the Board a budget for the coming fiscal year, covering those areas
monitored by theBoard (monthly payment for cos-sharing, maintenance fund, uilities, and
miscellaneous expenditures.)

. Make regular quarterly finanda repotts to the Board in the standard format used by land-trusted
properties.

. Collect its monthly budgeted income. Any changes or exceptions must be gpproved by the Board.

. Pay an initial security deposit of .

. Pay its monthly cog-sharing payment (for mortgages, taxes, insurance and Land Trust Fund) of

$ by check made out to "The Life Center Association™ to the LCA bookkeeper by the
10th of each month.
Collect amonthly maintenance fee of _$ which can accumulate to be used for
maintenance projects. Any of thismoney not used on house maintenance will be turned over to
theLand Trust Fund & theend d the fiscal year (Sept. 30%).

mooO W

m

7. The LCA Board may terminate this lease after giving two weeks notice for either of the following
reasons

A. Abandonment of the propety.
B. Violation d any of the provisions of this lease.



8. The LCA Board may terminate this lease through negdtiations with the Community if any TWO of the
following conditions exist:

A. House membership falsto alevel where carrying aut theresponsbilities of this lease is difficult or
impossible.

B. The likelihood of forming aviable community aroundthe present tenants is questionable in the
judgment of the Board.

C. Thereisaviable community interested in movinginto the property and taking on the lease.

9. Grievance Procedure: Both parties to the lease agree to seek resolution to any disagreement in regard to
theterms of thelease, including termination, in thefollowing manner:

A. The complainant should request a meeting ofthe Board.

B. The Board will notify al LCA members and perties to the complaint abou the meeting and the
naure of the complaint being made

C. At themesting, dl sdes of thecomplaint will beaired and asolution will be sought through
CoNseNsus.

D. If the parties to the complaint fail to reach agreement after reasonable and peatient effort, the matter
shall be submitted to mediation, with both parties agreeing 1o athird party whose sole task will be
to help thetwo parties to reach agreement.

E. If mediation fails, theparties to the dispute will then agree uponan abitrator whose decision will
bebinding upon both parties.

It isthe intention of both parties to this lease not to seek recourse to the courts as a means of enforcing
this agreement or redressing any grievance.

10. The Community agrees that thisleaseis binding an dl members of the Community, induding those
whojoin dter the lease was signed. The Community accepts responghbility for informing its new
members of this obligation as part of joining the Community, and it encourages new membersto formally
signthelease.

11. It isunderstood by both patiesto thelease tha former members of the Community are released from
further obligation under this lease. The LCA requires that there beat least three (number can be

negotiated) members of the Community who live in the house and who accept respondbility for
upholding the provisionsof thelease, unless the Community has given three months notice as per #2.

THIS LEASE IS AGREED TO AND SIGNED BY:

Community Members Date Signed Date Moved

Life Center Association Board Date




LIFE CENTER ASSOCIATION, INC.
4722 BALTIMORE AVENUE
PHILADELPHIA, PA 19143

LEASE FOR 4722 BALTIMORE AVE.

This lease is an agreement beween the Life Center Assodation (hereafter referred to as
"the LCA") and the 4722 Assodation (hereafter referred to as "the Assodation”) which
manages the propetty at 4722 Bitimore Ave., Phila., PA 19143 hereafter referred to as
"the building")

1. The Assodation leases the propaty at the aboveaddress for the following puposes:
A.To provide housng (n two gpatments) and office space (on thefirst floor).
B. To maintain the propety in good ondition for present and future users.
C. To luppot activities of the Life Center Assodation, which indudes meetingsat
the building.

Any aubleasing, orongong u® of the property other than residential/office/meeting
space, mus beagpproved by he LCA Boad.

2. This lease is effective from _October 18 to _ September 30",
and nmonth to month &ter its expiration. Unilateral terminaion (gxcept asin provision
7) or changeof this lease by any paty requires at least sixty days notice in writing.
Leases and renewed leases will befor oneyear or other time peiod & negotiated with
the LCA Boad.

3. The Assodation is committed to taking an active pat in theland trug. Thisindudes
sending arepresentative to srve on he Board who will contribute to fulfilling the
responsbilities of the Board and will report regularly to the Board on he condition of
the building, its occupants, and its finances and will report back to the Assodation the
issues and desisionsof the Board.

4. Each 9gne of this lease mug agree with the purpose of the LCA as expressed in the
by-laws and is automatically afull member of the Life Center Assodiation. Al
members are strongly encouraged, butnotrequired to atend LCA membership
meetingsand/or paform an ongong administrative task for the LCA in conailtation
with the Board.

5. The Assodation will maintain and care for the propaty on the basis of mutua
agreements with the Board. Any mgjor structural changes to the propaty mug have
prior approvd of the Board.

The Assodation will spend aminimum of 10 hous pa month (or 120 hous pe year)
in repar and meintenance work, as defined by heBoard. In lieu of work, the LCA
may chargethe Assodation extra money to hire amange to gd the necessary work
done



6. The Assodation will manage its own finances and will maintain its own records The
Assodation will also:

A.Plan and submit yearly to the Board abudgé for the coming fiscal year, covering
those areas monitored by he Board (monthly payment for cog-sharing,
maintenance fund, utlities, and mscellaneousexpenditures.)

B. Make regular quaterly finanaa reports to the Board in the sandad format used
by land4trused propeties.

C. Collect its monthly budgeed income. Any changes or exceptionsmug be
approved by he Boad.

D. Pay its monthly cog-sharing payment (for taxes, insurance and Land Trugt Fund)
of _$ by check made outto "The Life Center Assodation” to the LCA
bookkesper by the 10th of each month.

E. Collect amonthly maintenance fee of _$ which can accumulate to beused
for maintenance projects. Any of this money notused on buiding maeintenance

witli! beturned ove to theLand Trug Fund d the end ofthefiscal year (Sept.
30).

7. The LCA Boad may terminate this lease after giving o weeks notice for either of
thefollowing reasons

A. Abandonnent of the property.
B. Violation of any of the provisionsof this lease.

8. The LCA Boad may terminate this lease through ngotiationswith the Assodation if
any TWO of thefollowing conditionsexist:

A. Occupancy of the building falls to alevel where carrying outthe responsbilities
of this lease is difficult or impossible.

B. Thelikelihood offorming aviable assodation aound he present building
occupants is questionable in the judgnent of the Board.

C. Thereis aviable group nterested in oacupying the propaty and aking on he
lease.

9. Grievance Procedure: Both paties to the lease agree to seek resolution o any

disagreement in regard to the terms of the lease, induding termination, in thefollowing
manneg:

A.The complainant should request a meeting ofthe Board.

B. The Boad will notfy al LCA members and paties to the complaint aboutthe
meeting and the nature of the complaint bang made.

C. At the meeting, dl sdes of the complaint will beaired and asolution will be
soughtthrough ©nenaus

D.If the patiesto the complaint fail to reach agreement after reasonable and pdient
effort, the matter shdl be submitted to mediation, with boh paties agreeing o a
third paty whos sole task will beto hdp thetwo paties to reach agreement.

E. If mediation fails, the paties to the dispute will then agree upon & abitrator
whos decision will bebinding upon bdt paties.

It istheintention of both paties to this lease notto seek recourse to the courts as a
means of enforcing this agreement or redressing any grievance.



10. The Assodation agrees tha this lease is binding on & occupants of the building,
induding those who become occupants after thelease is sgned. The Assodation
accepts responsbility for informing nev occupants of this obligation, and it encourages
new occupants to formally sgn thelease.

11. tisundestood by boh paties to the lease that former occupants of the building ae
released from further obligaion unde this lease. The LCA requires tha there beat
least three (nunmber can benegotiated) members of the Assodation who ae occupants
of the building and who accept responsbility for uphobing the provisionsof the lease,
unless the Assodation has given two monthsnotice as pe #2.

THIS LEASE IS AGREED TO AND SIGNED BY:

Assodation Members Date Sgnd

Life Center Assodation Board Date Sgnd
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APPENDIX MM

Proposal to Change Funding System for Minor Maintenance

WHEREAS: The current system of decentralized, internal collection
with quarterly accountability for minor maintenance expenditures has
performed poorly, both in terms of good maintenance decision-making
and in terms of accountability in ensuring full participation (collection and
spending of funds, and proper administration of funds when actually
collected) by communities, and,

WHEREAS: A system of LCA-reimbursed funds that are reimbursed
only when expenditures are properly accounted for, and that provides
for more active monitoring of maintenance spending throughout all LCA
properties, will likely serve all the communities better, and,

WHEREAS: A system of regular reimbursements to maintenance
expense funds, in place of equal, inféexible, Pxed budgets for unequal
properties, enables the LCA to focus maintenance spending where it is
needed most,

THEREFORE, be it resolved, that beginning with the sooner of receiving
cash from the new loan now in process, or cost-share payments due for
October, 2008, the LCA replaces its system for communities' collection
of minor maintenance funding with a new policy such that the current
$4,000 annually budgeted for minor maintenance be raised slightly and
paid in equal monthly installments in the form of a single cost-share
increase of +$335 for each community, and that communities shall be
provided, from the LCA's expanded maintenance budget, a monthly-
reimbursable fund of $1000, for minor maintenance jobs in accordance
with the Maintenance Spending Policy, not to exceed $1000 without
Board approval, or approval of a Maintenance Director delegated by the
Board.
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NOTES

1. PLAIN ENGLISH VERSION

* Communities currently collect $333.34/mo each for "Internal
Maintenance", mostly for minor repair jobs.

* This proposal cancels the current policy, and shifts the
associated savings into a new, minimally higher, expense, in the
form of a single cost-share payment that is $335/mo. more than
before.

* The new payment system goes into effect when the LCA has
cash on-hand to establish the $1,000 funds for each community
($7,000 total) -- presumably after receiving a loan, or else after a
few months, in October, when we will have had time to manage
our central expenditures to make the funds available.

* After the change-over, each community will typically have $1000
available for a modest budget of minor regular/preventive
maintenance, as well as anything surprising that comes up, like a
plumbing leak or a broken lock. Jobs bigger than $1000 would
have to be proposed to the Board or to its delegate (say, Jaysun?),
both for approval of the work, and to coordinate availability and
transfer of the extra funds necessary, either through a 'pre-
reimbursement’ to the community's $1000 minor maintenance
fund, or through issuing a grant under the existing grants system
for major maintenance.

* The aim will be for communities to spend roughly the same
$4,000 per year for maintenance, but there will probably be a
slight shift toward a little more funding for the houses that have
more repair needs right now. We can hope that with some more
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inter-communication between communities and the expertise of an
proactive LCA maintenance delegate (Jaysun and/or a more
active Maintenance Committee), some communities will be able to
get by spending less than $4,000; even if not, the money all
comes out of one maintenance budget, and we would adjust our
grants-issuing as necessary to compensate for any '‘overage' on
the communities' minor maintenance expenditures.

2. IMPLICATIONS

a) Tiny cost-share increase of less than $2/mo per community;

b) Some communities may spend more than $4000 per year,
while others less; since maintenance is more closely monitored
and centrally administered, communities may experience
diminished autonomy in maintenance spending, but also more
ability to respond to sudden needs, since they will typically have
$1000 available, even at the very beginning of a bscal year.

c) The Treasurer or some other person will need to verify
accounting of maintenance expenses and cut reimbursement
checks either monthly or quarterly. The LCA will ABSOLUTELY
NEED receipts, since they constitute documentation for income
tax returns to the Federal government.

d) The LCA will need to cut checks for $1000 to our seven
member-community tenants, meaning that we either need the loan
money or to spend less from our maintenance grants budget for
about 3 months.

e) LCA, Inc.'s 501(3)(c) income will rise to greater than
$100,000 per year, requiring more yearly tax-preparation work for
our bookkeeper.
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APPENDIX R - Replace Schedule Excerpt

Long-term Maintenance Budget Proposal
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