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Dear Friends,
On behalf of the Northcountry Cooperative Foundation (NCF) Board of Directors, I’m pleased to be able to share with you our efforts in 2014
toward achieving our mission of “helping transform lives and communities through cooperative enterprise”.
We assisted 94 more manufactured homeowners in Fairmont, MN purchase their community and secure their futures through cooperative
ownership. Our conversion of these communities to cooperative ownership continues to have significant impact for the homeowners who live in
them. In our surveying of those who go through this process, greater security of tenure is the thing people cite most often as the payoff for all the
work they do as volunteer Board members and leaders of their communities. Co-op members expect social and economic benefits to result from
their efforts as well, but family stability is foremost on the list of what our co-op conversion work delivers.
NCF sold thirty-six homes in 2014. Many of the homebuyers accessed NCF’s Contract For Title program. The program supports affordable
homeownership through the provision of no-interest loans to qualifying low-moderate income households.
NCF improved and expanded the cooperative training and leadership development programs we provide, rolling out a Rural Cooperative Student/
Youth training initiative in 2014. Sixteen unique trainings were held in 2014 for this target audience, sharing the cooperative business model’s
promise with the next generation of leaders. In 2015, NCF will be expanding, yet again, our Kris Olson Traveling Cooperative Institute program to
include training for worker cooperatives in coordination with the US Federation of Worker Cooperatives.
The Year 2014 marked the end of our current Strategic Plan. Looking back at what NCF was able to accomplish over the previous five years, we
note that many partners and supporters who share the vision of self-help are critical to NCF’s program and services outcomes. NCF adopted a
new five-year Strategic Plan at the end of 2014 with another set of aggressive goals that we expect to deliver much to many.
Contact us any time to talk about how you can be part of what we do.
Warm Regards,

Board of Directors
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Dan is currently the Executive Director of Rail~Volution,
a national non-profit that promotes building livable
communities with transit. He has a rich and varied
background as an Executive in the nonprofit,
foundation and government sectors as grant maker,
community leader, and expert in housing and
community development fields. His past positions
include Commissioner/CEO of the Minnesota Housing
Finance Agency, Program Director for Region and
Communities at the McKnight Foundation, and
Executive Director of a Saint Paul based community
development corporation. He has served on several
boards, most recently for seven years on the Funders
Network for Smart Growth and Livable Communities
board

Debbi has a background in business, management
and finance. She currently owns and manages a
small business in the community in which she lives.
She is also currently serving as the president of
the board of directors of MN’s first resident owned
manufactured home park cooperative, where she
lives.

Gayle manages a food co-op in Cambridge, MN.
Other experience includes Business Manager,
Leadership Foundations of America, Minneapolis,
MN where she was responsible for financial systems
and reporting, information systems, human resource
support systems and contract management. She
also served as administrative services director at
the Amherst H. Wilder Foundation and co-director
of their Community Partnerships Program. In
addition to her current position, Cupit consults with
organizations on administrative systems, personnel
procedures and hiring and strategic planning.

Five Lakes Cooperative
Celebrates becoming
Minnesota’s Newest
and Largest ResidentOwned Community!
On a hot night in August 2014, NCF staff met amidst the red
brick and stained glass of the Red Rock Center for the Arts with
residents of Fairmont Estates, a 94-site community in South Central
Minnesota, in the City of Fairmont. After 25 years of ownership,
Ashwood Communities, a Wisconsin-based manufactured
housing community owner, had decided to sell its only Minnesota
community. Several prospective investors immediately submitted
offers for the community, so if the residents wanted to play a role in
setting their future, they needed to act fast.
Over the next month, community members met with NCF to learn
more about their options. They considered the possibility that
another investor could purchase the property and increase lots rents
to an unaffordable level. Or worse, the land could be redeveloped
and they would need to relocate. They liked the idea of having a say
in how their community was run and the group unanimously agreed
that it was in their best interest to explore resident ownership.
At the first membership meeting, 25 of the 94 households joined
the Cooperative. After a tied vote and a coin toss, the members
decided to name themselves Five Lakes Cooperative after the five
area lakes for which the area is known – Amber, Budd, George, Hall,
and Sisseton. The members elected an interim Board of Directors
who volunteered their time and met weekly for nearly four months
to achieve their shared goal. Membership reached 48 households
or 52% of the occupied households at time of purchase.

On December 30, 2014, Five Lakes Cooperative purchased Fairmont
Estates, in the largest number of home sites in a ROC Capitalfinanced transaction for the year. Transaction-related development
costs totaled close to $1.8 million.
On February 10, 2015, again at the Red Rock Center, the
Cooperative celebrated their purchase at their first annual
membership meeting. One volunteer read aloud the Vision
Statement that the members adopted in the weeks leading up to
the purchase. In a visioning exercise led by NCF, with each member
grasping a length of a single 100-foot sisal rope, members shared
their ideas on how to build and strengthen Five Lakes Cooperative.
The Cooperative will kick off its first year of resident ownership with
a Boot Camp Training sponsored by NCF and ROC USA Network
on February 28, 2015, designed to build upon the Five Lakes
Cooperative Board’s leadership skills in governance, financial
management, legal and regulatory compliance, and operations.
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Joelyn’s career focus has been on financing and service
delivery for health care and human services, especially
integration of long term care and acute and primary medical
care for the elderly and people with disabilities. Her interests
include affordable housing, which is a particular concern
for these individuals. She previously worked for Disability
Services Division, Minnesota Department of Human Services.

Jim is an affordable housing development professional and
recognized leader in the nonprofit sector. Jim has over thirty
years of diverse planning, administration, management,
evaluation and policy development experience in the
areas of housing, community development, and workforce
development programs.

Jennifer currently works as an engagement strategist at
Zeus Jones. She has worked in the for profit and nonprofit
sectors, including two years of fundraising experience, one
year of advocacy experience, and ten years of advertising
agency experience working with local and national clients,
including Target, Citibank, 3M, and Nestle. A resident of
Northeast Minneapolis for over a decade, she is very active
in the local community. Past volunteer work includes Board
Member of the Audubon Neighborhood Association, Chair of
its Neighborhood Revitalization Program committee, and ESL
Tutor. Jennifer has a Bachelors Degree in Marketing from
DePaul University and an MPA from the Humphrey School at
the University of Minnesota.

Contract For Title Home
Loan Program
The Contract for Title (C4T) Program is a loan program designed
to facilitate the sale of NCF-owned manufactured homes. NCF
acquired 70 late model manufactured homes through a federal
government disposition program. The homes were placed in NCF
sponsored Resident Owned Cooperatives (ROCs) to fill vacant home
sites.
The financing is provided by NCF at 0% interest for medium terms
of from 5 - 8 years. Several sources of Down Payment Assistance
have also been made available to work in concert with NCF’s C4T
program, further reducing barriers to affordable homeownership.
The objective of this program is to provide high-quality
manufactured housing at affordable levels, while at the same time
building co-op membership levels and improving their corporate
bottom lines.

Program Experience
Since the C4T program was made available by NCF in late fall of
2013, twenty-eight sales have been recorded. Underwriting of
prospective home-buyer applications is performed by a partner
organization of NCF’s, Three Rivers Community Action, Inc. Three
Rivers uses underwriting criteria NCF developed that relied

heavily on a contract loan program designed by Dayton’s Bluff
Neighborhood Housing Services, another non profit partner of NCF’s.
To date, NCF has experience no losses under this program—a
testament to the hard work of the homebuyers and experience of
the partners NCF leaned on to create and administer the program.

Program Outcomes
Twenty-eight low and moderate-income households now own an
affordable home. The program creates an asset building and wealth
creation opportunity for these homebuyers that they’ve taken
advantage of. The results of this program are: lower housing costs,
more economic and social security, and increased engagement in
their communities.
With generous support from the McKnight Foundation, NCF has
been able to expand programming and services for manufactured
home park cooperatives we’ve been creating; including the creation
and implementation of a lending program (C4T) described above.

Federal Home Loan
Bank Award: Down
Payment Assistance
Near the end of 2014, NCF received a $75,000 down
payment assistance award from the Federal Home Loan
Bank. The goal is to make this money available in 15
awards of $5,000 down payment assistance for qualifying
buyers of NCF or other homes in resident-owned
communities.

Youth TCI 2014 Year
End Summary
During 2014, the Youth Traveling Cooperative Institute
stopped in sixteen towns throughout the Upper Midwest
(the Upper Peninsula, Wisconsin, Minnesota, and North
Dakota) and directly trained 42 individuals in the first part
of a two part cooperative development education program.
In January through March of 2015, the Youth TCI will
return to the UP, WI, and MN to deliver the second round of
cooperative development trainings.
Through the initial round of trainings and outreach work,
Youth TCI has already connected with several potential
cooperative development projects that were not yet
connected to or had been deemed “not yet ready” to
formally connect with a cooperative development center
or professional. The four potential projects that seem the
most promising include a sole proprietor coffee shop to be
converted to a worker-owned cooperative (most current
workers are youth), a youth-owned diversified farming
operation cooperative, a youth-led compost workercooperative, and a potential housing cooperative for youth rock
climbers.
The curriculum created for this program was completed at
the end of 2014 and will be turned into a book by the Design
Action Collective during February of 2015. The entire concert of
programming within the curriculum is structured so it can be used
in a number of formats: college semester class, weekly study group,
multi-day retreat, or the seasonal training schedule used during
the first year of Youth TCI. Additionally, the finished curriculum book
serves as a programming menu – organizations hosting Youth TCI
can select one or more of six separate workshops.
Outreach was an anticipated, but no less significant, challenge to
Youth TCI in its first iteration. Outreach into communities in which

the trainer had no pre-existing relationships or connections was
a struggle. During this first year, a number of different outreach
methods were used to assess what worked – ultimately, those
trainings hosted by a local organization with an already existing
constituency proved to both yield the highest attendance numbers
and require very little promotion or outreach work to be done by
the trainer. Moving into 2015, Youth TCI will rely more on host
organization for outreach and promotion.
The work so far has been chronicled on the Youth TCI blog
(northcountryfoundation.org/youthtci) and Facebook page
(facebook.com/youthtci).

NCF Audited Financial Statements
Year ending December 31, 2014

Statement of Activities

Statement of Financial Position

Grant Revenue

2014
318,900

2013
25,024

Government Contracts

200,000

175,000

Contract Revenue

10,936

17,588

Closing Fees

86,633

136,316

Home Maintenance Fees

63,890

121,415

Loan Servicing Fee

52,941

32,633

Training Fees
Sales Proceeds

4,473

5,975

175,213

43,041

Interest, loan fee Income

941

3,984

0

6,200

12,557

5,919

926,484

573,095

FEMA Home Admin Fee
Other Income
Total Income

339,981

222,265

Contract Services

76,924

148,237

Occupancy

37,245

36,629

Travel

28,497

20,470

Other operating

236,368

173,360

Administration

27,050

25,595

Total Expenses

746,065

626,556

Change in Net Assets

180,419

(53,461)

Earned Income as a Percentage of NCF Operating Budget
2009
2010

6%
10%

2011
2012

Cash

128,559

270,126

Other current assets

223,928

22,248

Total Current Assets

352,487

292,374

FEMA Manufactured Homes

343,032

989,353

Contract for Title —
Long-Term

Other Assets

414,637

31,347

Contract for Title —
Allowance for bad debt

(65,000)

0

Loans Receivable

120,179

120,179

Loan Loss Reserve

(70,115)

(70,115)

742,733

1,070,764

1,095,220

1,363,138

Accounts Payable

12,890

2,741

Note Payable, Current
Portion

77,057

218,395

Interest Payable

24,506

33,244

Other Current Liabilities

14,300

35,439

Total Current Liabilities

128,753

289,819

Total Long-Term Liabilities

244,737

532,008

Beginning Net Assets

541,311

594,772

Change in Net Assets

180,419

(53,461)

Total Net Assets

721,730

541,311

1,095,220

1,363,138

Total Other Assets

27%
59%
52%

Liabilities

Total Liabilities and
Net Assets

49%

2013
2014

2013

Total Assets

Operating Expenses
Labor

2014

Resident-Owned Community Production
(Cumulative Dollar Volume in TDC)

Cumulative Households Preserved Through
Resident Ownership, 2004-2014

$20,718,969

$18,937,60

612
518

448

$14,725,113

398
309

309

$13,290,433

309

248
177

$8,997,585
$8,161,000
$6,921,000

177

47
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$1,242,500

1

Reflects total production of resident ownership projects by number of households, 2004 to 2014.
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3
4
5
6
Number of Communities

7

8

Composition of Earned Income

Contract
Revenue

Development
Fees

Servicing
Fees

$63,890

2014

Loan
Origination
Fees

Home
Placement
Fees

Home
Maintenance
Fees

Other
Income

$35,000

2013

$1,000

$4,736

$15,411

60,000

0

2012

$52,941

90,000

30,000

2011

$86,633

120,000

2010

$13,496

2009

150,000

Home
Sales
Proceeds

219 Main Street SE, Suite 500
Minneapolis, MN 55414
Phone: 1 (877) NCF-CTAP
www.northcountryfoundation.org

