Honest Weight Food Co-op                                                                  Notice to the Membership 

Notice of HWFC Membership Meeting                                                               October 5, 2007

Sunday, October 21, 2007
Location: FUUSA’s Emerson Community Hall

(First Unitarian Universalist Society of Albany)

405 Washington Avenue, Albany, NY (between Robin & Lake)

(Parking allowed in all SUNY lots across the street on Sundays)

· 6:30 Social time – No food will be served
· 7:00 Meeting begins promptly to ensure staff and workers can come
To be eligible to vote, you must be up-to-date with work hours and share payments as of October 15th, 2007. Anyone who wishes to qualify to vote must notify the Member Coordinator, Nate Horwitz, by October 8th.
We need a quorum of members eligible to vote to begin our meeting and are counting on your support – attendance counts two hours toward your work requirements! Grab a friend, spouse, or shift co-worker and come on over! We’ll be voting on the purchase of land with a building at 100 Watervliet Avenue, upon which we will house our Albany anchor store. 

Child care will be available, but please sign up your children at the service desk by Oct. 16th so we can be ready for them.  If you need a ride to the meeting or would like to pick someone up, please let Nate know via email. Nate@hwfc.com or 482-2667. FUUSA is on the Washington Avenue bus route and a short block from Central Avenue crossing Robin Street.
Agenda
· Social hour/discussion of issues

· Meeting begins at 7:00 p.m.

· Discussion and voting
· Open discussion 

The history

The Strategic Planning Committee (SPC) has been meeting for over four years, helping to chart the course of our existence and the health of our business. It is made up of all the board members, all the Collective Management Team (CMT) members, former board members, staff, and members at large. There are sub committees that work on specific projects.
The membership voted in November 2005 that we should look for another site for our Albany location in the immediate Central Avenue corridor as it was the ideal location for our business per the marketing study that we had commissioned.  When no properties were available or affordable in that general vicinity, the SPC recommended that we remain where we are for a time and look for an additional store. In January 2006, the membership voted that we could begin looking for a second location. We held a retreat, came to consensus that we would look within 15 miles to the north, and that a second location would have to meet all the same physical qualifications that one store would need (parking, loading, etc.) 

Since that vote, several opportunities in the original Central Avenue corridor have appeared. A year ago we made a bid on the building we are in and the adjacent parcel, but it was assessed at $500,000 less than the owner wanted for the parcel. That stopped the negotiation and it turned out that it would not have provided adequate parking to support the increased sales that are necessary to support an investment the size of the one we would have had to make in the property. We also made a proposal on an empty lot on Central Avenue, but it stalled due to access issues and in the interim, the Watervliet Avenue site came to our attention. 

Where/When can you learn more? 
Additional public information and discussion meetings are scheduled on 10/13 from 2-4 pm, and 10/18 from 6-8 pm in the Co-op Community Room.
Rationale for purchase of 100 Watervliet Avenue:

1. Our current lease (484 Central) is renewable in 2008 and up in 2011. At the end of that time, we must buy a space, lose the space, or face huge rent increases including percentage of profit payments. We would still be at the mercy of land developers. 

2. We would gain parking, which is the most pressing business issue next to receiving, which would also be alleviated in a different configuration. Most businesses receive goods and park in different places on their lot. Architectural renderings show that we could leverage over 200 parking spots in the new location. (Our current location has 47, and we borrow 50 from Clearview on nights and weekends.)
3. Financially prudent. The cost for purchase of the building is well within market value. Demolition and/or renovation in the future are separate issues, and could be approached at any time using a different funding stream. (Though we would like to address renovation immediately) The space is divided into two parts right now. One tenant, the dance studio, has a short term month-to-month lease for 3500 square feet. The other is a NYS office with files that has a lease until August of 2008. The rents from the tenants would help us break even on the anticipated mortgage payment until the end of their leases.
4. Community Supported. We’d like to stay in Albany. The city and the Central Avenue BID would like us to stay here, and we have been part of the Albany landscape for 30 years. Other non-profits have made a commitment to the area (WAMC, Clearview, Mediation Matters, etc.) and we complement them nicely, especially as we pay taxes. We are good tenants, and will be good landowners. The neighborhood association of the West End welcomes us.
5. Does not preclude expansion or a second location. The financial benefit of more retail and parking space would not only drive sales, but also give us more flexibility to open another location in the future. Our collective long-term vision is to have an anchor store that can receive goods comfortably and support itself financially, and then expand to other locations in the Capital District.

6. Operational benefits. We stated two above, parking and receiving. Also we’d include (and perhaps revisit) the wish list in any reconfiguring, green space, green building and retrofitting practices, community space, demonstration kitchen for classes, café, etc. We could provide a healthier, efficient work environment for our 60 employees and 800 member workers, and increased community space for our educational endeavors.

7. Proactive vision/ Responsible growth. This purchase, even if we opted to do nothing with it for a few years, would position us, as landowners of a workable, marketable location, for many options in the future. This is the first step to our independence. It is an increase of close to three times the retail space, which is co-op industry standard. Many co-ops who only plan to double their size often find that they need more space after a year. Our membership has said very clearly that they do not want us to be a super-store. We would prefer (and so have planned) an anchor store that would retain our community feeling and then pod out in the future. 
Contingencies: We have identified the following issues as deal breakers. Those that are as yet unresolved will be reported upon at the meeting. If we have enough information to move forward with our vote, the final contingency, the closing will be at the end of October.
1. Zoning: We have requested and received a Zoning Variance from the BZA in Albany (9/26). We have full support of the city and the Central Avenue bid to pursue this site.
2. Appraisal: The appraisal has come in $300,000 over our agreed upon price as of this writing, putting us in a good position for borrowing. 
3. Financing: see attached sheets – budgets and a narrative. All impact our ability to thrive. This site is in the Empire Zone, which may make us eligible for tax breaks in the future.
4. Environmental Testing: Phase I has been completed and identified an underground tank, likely fuel oil. Phase II  is in progress and it is hoped that we have the report by this meeting date. Environment issues impact the cost of remediation and whether we’d like to engage in serious remediation or abort the project.
Question 1- Buying the property
This is the final vote of the membership for the purchase of 100 Watervliet Avenue. Your decision today is binding for the purchase of the land and the building on it.
Question 1: Shall we buy 100 Watervliet Avenue for 1.35 million dollars plus closing costs?
Vote Yes to buy the building, Vote no to reject the purchase. 
· You will vote with a paper ballot at the meeting. A majority of those eligible to vote who are present will carry the decision.

Thank you for support. We look forward to seeing you at a public meeting if you have more questions. 





- HWFC Board of Directors &Strategic Planning Committee

Attachments: 

1. Financial information (DUKE to provide)

2. Blue print of 100 Watervliet Avenue as is (let’s reduce the simplest one we have)

3. Architect’s rendering, using existing footprint of potential parking scenario (choose the one with the piece of the building cut off and shrink to 8.5 by 11)

4. Survey- please fill out and return to the store
