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Creating an inclusive community, welcoming to LGBTQ2S residents and supporters
where people can age in place in a supportive environment
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INTRODUCTION AND BACKGROUND
For a number of years the Edmonton Pride Seniors Group having been looking both at housing
needs and issues for members of the Pride Community as they age. In 2017, the Group engaged
the services of Communitas to look at the feasability of developing housing options for their
community.
This report summarizes the framework for the overall design of a community to meet the needs
of the members of the Pride Community, the physical options that were developed by the
architectural firm engaged though the process as well as the financial implications of the various
options. This information is supplementary to the information contained in the project Final
Report Form, which should be read in conjunction with this report. As part of the feasability
analysis, the participants looked at what has or is being done in other communities. This
information is included in Appendix 1.
DEVELOPING A COMMUNITY FRAMEWORK - GUIDING PRINCIPLES
Through the various workshops, participants identified a number of guiding principles that would
inform the overall framework of the proposed project. These included:
• inclusive, welcoming to LBGTQ2S residents and supporters
• meets diverse community needs-social, health etc.
• mix of residents-i.e. not exclusively LBGTQ2S
• can be rental or ownership depending on model
• to create a community and a supportive environment
• a place where people are not judged
• a place where one can be part of the tribe
• a place where you don’t have to prove yourself
• a place where you can be yourself
• having what we have now: garden, green space, peace and quiet, desk
• “home” - not institution
• maximize independence
• safety
• physical
• not-predatory
• psychological
• pet friendly
• design flexibility (aging in place)
• creating a choice when one no longer has a choice
• providing a transition into supportive living
NEIGHBOURHOOD OF PREFERENCE
Oliver was identified as the neighbourhood of preference through the survey of potential
residents and supporters. There are two plot sizes in Oliver that were used as the basis for the
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design options developed by the architect, one plot is 90' x 120' and the other is 50' x 150'.
DESIGN PROGRAM
The following is an overview of the design program that was provided to the architect. This
information was used to develop the two options (one on the smaller plot and one on the larger
plot).
Units & Unit Configuration
•
•

a minimum of 50 suites
bedroom count would include
• 1 bedrooms
• 1 plus dens
• 2 bedrooms

Amenities
The following required amenities were identified:
• Commercial kitchen
• Dining room - 50 persons - include an area for a "Walker Valet"
• Small commercial laundry for use by staff
• Dedicated exercise room/gym (eg. sauna, hot tub)
• Multi-purpose room (yoga, dance, movies, chapel, convertible bar)
• Some sort of coffee/cafe/wine bar area catering to casual meet ups and gatherings. (this
could on an outside wall and be open to the community with appropriate security
measures for residents)
• Common/community space with outside door access
• "Spa" room for massage/para-professionals offering holistic and alternative medical
services
• Two offices (Administration and Supports)
• Staff Room (max at 10)
• Small housekeeping room on each floor with plumbing
• Each suite should have own laundry facilities
• Common outdoor space, eg. courtyard
• Private outdoor spaces
• Gardens
• Some "hands on" gardening opportunities for residents
• Library (small)
• Theatre/multi-purpose room
• Underground parking
• Bike parking
• Roof top garden
• Lots of natural light in the units and the building
2

INITIAL DESIGNS
Based upon the initial program
and site options, Rockliff
Pierzchajlo Kroman Architects
Ltd. developed two scenarios for
the group to review. The details
of these options are summarized
below.
Option1
Lot size-100' x 120' 16 Storeys
Unit Split:
• One Bedroom: 26
• Two Bedrooms: 26
• Total: 52 suites
Square footage:
• Net sq. area (Suites):
40,579 sq. ft.
• Net sq. area (Common
Areas): 6,415 sq. ft.
• Gross building area (Above):
64,894 sq. ft.
• Gross building area (Below):
10,735 sq. ft.
• Roof Deck: 1,431 sq. ft.
Parking:
• Parkade: 21
• At-grade: 6
• Total: 27
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Option 2
Lot size-150' x 150' 7 storeys
Unit Split:
• One Bedroom: 18
• One Plus Den: 11
• Two Bedrooms: 21
• Total: 50 suites
Square footage:
• Net sq. area (Suites):
42,700 sq. ft.
•
Net sq. area
(Common Areas):
5,478 sq. ft.
• Gross building area
(Above): 73,256 sq.
ft.
• Gross building area
(Below): 19,957 sq.
ft.
• Roof Deck: 3,346 sq. ft.
Parking:
• Parkade: 44
• At-grade: 6
• Total: 50
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The complete design drawings for each option are included in Appendix 2. Of the two design
options the members of the Working Group preferred the Option 2. The reasons behind this
preference include, lower building profile (7 stories vs 16), more interesting and varied
architectural design and more outdoor roof area.
FINANCIAL ANALYSIS
During the study process, the participants indicated that their preference would be for an option
that offered either rental or a continuing cooperative form of tenure rather than an option that
offered individual ownership. A rental form of tenure was used as the basis for the capital and
operating cost analysis as well as the analysis of each of the option’s mortgage capacity and
equity requirements.
Capital Costs Option 1
(see notes for base financial assumptions)

Land and related costs (1)
Soft costs (2)
Construction (3)
Contingency (4)
GST (5)
Total costs
Per unit

$2,131,496
$3,607,412
$16,645,640
$499,369
$572,098
$23,456,015
$451,077

1.

This includes land costs, legal fees related to land titles, survey and recording fees,
permits and zoning amendments. Land cost is based at $40,000 per door.

2.

This includes interest during construction, taxes, insurance, architects/engineers fees,
project management fees, legal, marketing, lenders fees, appraisals and testing, quantity
surveyor and a soft cost contingency.

3.

This includes the building and parkade construction. Projected costs per square foot for a
medium range building from the 2019 Altus Cost guide for a 13 plus story building was
used.

4.

This is 3% of the construction cost.
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Capital Costs Option 2
(see notes for base financial assumptions)
Land and related costs (1)
Soft costs (2)
Construction (3)
Contingency(4)
GST
Total costs
Per Unit

$2,051,344
$3,755,582
$19,077,010
$572,310
$636,406
$26,092,653
$521,853

1.

This includes land costs, legal fees related to land titles, survey and recording fees,
permits and zoning amendments. Land cost is based at $40,000 per door.

2.

This includes interest during construction, taxes, insurance, architects/engineers fees,
project management fees, legal, marketing, lenders fees, appraisals and testing, quantity
surveyor and a soft cost contingency.

3.

This includes the building and parkade construction. Projected per square foor costs for a
medium range building from the 2019 Altus Cost guide for buildings up to 12 stories was
used.

4.

This is 3% of the construction cost.

Rental Revenue
The rental rates that are used in this feasibility analysis are based upon market rates for
comparable units. These market rates have been adjusted upwards to take into account the fact
that extensive amenities are provided in the each building including a commercial kitchen and
dining area. No food, housekeeping or other housing related services are included in the rent.
Option 1
1 bed
2 bed

Annual

Option 2
Units
26
26
52

Rents
$1,947
$2,365

Monthly
$50,622
$61,490
$112,112

$1,345,344

1 bed
1 +den
2 bed

Units
18
11
21
50

Rents
$1,947
$2,225
$2,365

Monthly
$35,046
$24,475
$49,665
$109,186

$1,310,232
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Operating Costs
The operating cost budget is based upon a non-profit operator owning and running the facility.
Should the facility be developed and operated by a private operator, the revenue would need to be
adjusted to ensure a return on investment. These operating costs relate specifically to the building
operations and do not include any costs associated with providing the support/home care
services. The financial analysis is predicated on 50% of the units being eligible for municipal tax
exemption under the Community Organization Property Tax Exemption Regulation (COPTER).
Category
Maintenance/caretaking
Taxes
Gargage
Reserve Fund Allocation
Management/Administration
Insurance
Utilities
Total

Option 1
$99,560
$39,000
$18,430
$26,000
$20,457
$24,012
$83,272
$310,730

Option2
$100,560
$37,500
$16,755
$25,000
$20,457
$23,088
$80,069
$303,428

Mortgage Capacity and Equity Required
Based upon the capital cost, revenue and expenses the following table provides an overview of
the mortgage carrying capacity of each option and the equity required to develop the project.
Option 1
Revenue
Expenses
Difference
Monthly
Mortgage Capacity
(4.25% over 25 yrs)
Capital Cost
Difference
Equity required
Per Units Basis

$1,345,344
$310,730
$1,034,614
$86,218
$15,976,318

Option 2
Revenue
Expenses
Difference
Monthly
Mortgage Capacity
(4.25% over 25 yrs)

$1,310,232
$303,428
$1,006,804
$83,900
$15,546,877

$23,456,015
$7,479,697
$7,479,697
$143,840

Capital Cost
Difference
Equity required
Per Units Basis

$26,092,653
$10,545,776
$10,545,776
$202,803

Based upon the projected rents and operating costs the equity required for the second option is
approximately $10.5 million. It is the Working Group’s opinion that there is capital within the
LGBT2Q community that could be harnessed for this equity.
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AFFORDABILITY
The proposed economic rental rates for the project have been set at market. One of the objectives
of the EPSG Housing Feasibility Working Group is to create a mixed income community. In
order to realize this, units must be available at different rates to serve different income groups.
One way of achieving this is to secure both supply and demand side assistance. Supply side
assistance is funding provided to a housing provider that will reduce the overall capital cost and
hence the monthly economic rental rate. Demand side assistance is assistance that is provided to
individual households with very low incomes, who don’t even have the capacity to pay the
reduced economic rent. Affordable housing is a major issue across the country. The Federal
Government has introduced a National Housing Strategy to facilitate the development of
affordable housing in Canada. In addition, the City of Edmonton has recently approved its
Affordable Housing Investment Plan, which will provide resources for the development of
affordable housing. This is the first time in over 20 years that significant funding is potentially
available for both supply and demand side subsidies. The following is a brief overview of the
initiatives could enable the development of a mixed income facility for members of the Pride
Community.
THE NATIONAL HOUSING STRATEGY
There is no place like home. That’s why we’ve created Canada’s first-ever National Housing Strategy. This
$40 billion, 10-year plan will strengthen the middle class, cut chronic homelessness in half and fuel our
economy. Most importantly, it will give more Canadians across the country a place to call home.
Canada’s first-ever National Housing Strategy will help drive the success of Canada’s housing sector by
giving more Canadians affordable homes.
Through the NHS, the federal government is bringing together the public, private and non-profit sectors to
re-engage in affordable housing. Using a mix of funding, grants and loans, the strategy will create
affordable, stable and livable communities. These communities will be located near amenities and
transportation – and have the opportunities needed to succeed. Ultimately, communities where families
thrive.
The NHS prioritizes the most vulnerable Canadians
• women and children fleeing domestic violence
• seniors
• Indigenous peoples
• homeless people
• people with disabilities
• those dealing with mental health and addiction issues
• veterans
• young adults
• racialized groups
• newcomers
(Source: What is the strategy?, Canada Mortgage and Housing Corporation, Date Published: May 2, 2018)
NATIONAL HOUSING STRATEGY- CO-INVESTMENT FUND
The Housing Construction Stream for new construction and provides $5.19 billion in loans and $2.26 billion
in capital contributions.

8

The National Housing Co-Investment Fund provides low-cost loans and/or financial contributions to support
and develop mixed-income, mixed-tenure, mixed-use affordable housing. This housing must be energy
efficient, accessible and socially inclusive. The National Housing Co-investment Fund prioritizes projects
that support partnerships between governments, non-profits, private sector, and others to make federal
investment go further. It covers a broad range of housing needs, from shelters to affordable homeownership.
The National Housing Co-Investment Fund will:
• create 60,000 new units
• repair 240,000 units
• create or repair at least 4,000 shelter spaces for victims of family violence
• create at least 7,000 new affordable units for seniors
• create at least 2,400 new affordable units for people with developmental disabilities
(Source: National Housing Co-Investment Fund - New Construction Stream, Canada Mortgage and Housing
Corporation, Date Published: May 2, 2018)
CANADA HOUSING BENEFIT
Another initiative that is part of the NHS is the Canada Housing Benefit. The Benefit is supposed to provide
300,000 households with an average of $2,500 per year. This portable housing allowance to individual
households is intended to bridge the gap between what the household can pay and the cost of the housing.
Unlike the Co-Investment funding which is a unilateral Federal program, the Benefit is to be a cost shared
program with the provinces and territories. The Benefit program is still in the initial developmental stages.
The target date for the implementation of this program is April 2020.
AFFORDABLE HOUSING INVESTMENT GRANTS -CITY OF EDMONTON
In August 2018, City Council approved City Policy C601 Affordable Housing Investment Guidelines (August
13, 2018, Citizen Services report, CR_5073),which established the foundation for an annual grant program
that makes limited capital grants and City-owned land (at nominal value) available to affordable housing
providers to construct affordable housing. Program procedures and decision-making criteria are currently
under development, and the new program is expected to launch in early 2019. Individual investments are
subject to City Council approval. Affordable housing projects across the spectrum of affordable housing will
be eligible for funding under this investment area.
The City of Edmonton’s ability to achieve the target of building 2,500 new affordable housing units depends
on the allocation of sufficient funding to the plan and the allocation of sufficient funding from other orders of
government. The plan is based on a leverage model, where the City of Edmonton would contribute land or
limited funding to affordable housing projects to increase their ability to generate additional funding from
other orders of government or through self-sustaining funding models.
(Source: Updated Affordable Housing Investment Plan 2019-2022, City of Edmonton, October 29, 2018 Citizen Services CR_6252)

SUPPORT SERVICES
Providing home care services in a new seniors' residence requires a phased-in approach. It is
anticipated that, as the building evolves, care needs will increase. The Home Care services could
expand as people age- in- place and the demand the increases. The amount and level of Home
Care services will be determined by the age and health demographics of the residents.
Alberta Health Services currently funds community Home Care services on an individual basis
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and on a fee for service model. This type of funding allows the services to grow with the
changing health needs of residents. Hiring Health Care aides to provide, personal care,
medication assistance or bathing assistance etc. could start with a few hours each day and
increase in hours and number of staff if needed.
If the number of hours needed by a resident, exceeds Alberta Health Care weekly maximum, a
private hire model could be incorporated into the staffing complement. Implementing a Home
Care Service, within a seniors residence, that maintains its flexibility, would provide a level of
comfort and security needed in this type of community.
OVERALL PROJECT FEASABILITY
It can be concluded that it is possible to create an inclusive mixed income community, that is
welcoming to LGBTQ2S residents and supporters where people can age in place in a supportive
environment. Feedback from potential residents though the meetings, workshops and survey
indicates that there is a need for this type of development. The architect was able to design a
couple of options that met the requirements of the design program. The financial analysis
indicates that the development could be built to provide market rate units, provided that the
equity was raised from the community. A range of unit costs that would meet the need of
households not able to pay the market rates can be achieved by accessing programs designed to
facilitate the development of affordable housing.
NEXT STEPS
The following is an overview of the next steps to move the development ahead.
• Identify a CORE Group that is interested in promoting the development
• Identify partners who might be interested in the development
• There are basically two ways that this project could be developed on a non-market
basis, one as a continuing housing cooperative and the other as a project developed and
managed by a non-profit provider
• Secure the necessary development funding to proceed with the project
• Identify a suitable site
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APPENDIX 1 - ACTIVITIES IN OTHER COMMUNITIES

AFFORDABLE HOUSING CASE STUDY

Town Hall Apartments
CHICAGO

PROJECT SNAPSHOT
BACKGROUND

••

Adaptive reuse and rehabilitation
of the historic Town Hall police
station in Lakeview neighborhood of
Chicago, Illinois, with adjoining new
construction

••

Total of 79 units (39 studios
and 40 one-bedroom units)
of affordable housing for
seniors (LGBT-friendly) with
ground floor community and
commercial space

••

At least 60% of the buildings
units presently occupied by LGBT
residents

••

Utilized 9% Low Income Housing Tax
Credits

••

LEED Silver certified

The Center on Halsted opened its new building
in 2007 and its Chief Executive Officer Tico
Valle had a vision of how the Center could
provide housing for aging LGBT older adults in
a vacant, neighboring building that had been
a local police station. The Center engaged
Heartland Alliance, a local non-profit housing
developer and supportive housing provider to
begin discussions about the“ project. Heartland
Alliance opened its doors in 1888, pioneered, in
part, by Jane Addams, founder of Hull House and
one of Chicago’s first leaders in the movement to
end poverty. Over the past 25 years Heartland
Alliance has developed more than 1,600 units of
housing and manages 895 units.
sageusa.org/lgbthousing
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Heartland Alliance had already demonstrated
its dedication to the issue with its 2005 study

AMENITIES & OTHER
UNIQUE FEATURES

of housing needs of LGBT adults in Chicago.
Discussion began in earnest with the City of
Chicago in 2010, and there was a tremendous
amount of political and community support.
Mayor Daley was a huge supporter of the project,
and its location in the Lakeview neighborhood
(also known as “Boystown”) only reiterated the
community support of the idea.
Heartland Alliance conducted local community
charrettes to get community input for the
process and assess community needs. The
project utilized Low Income Housing Tax
Credits and coupled with the building having
100% Project Based Section 8 to ensure deep

the Chicago Housing Authority worked closely
together to ensure that Center on Halsted’s
clients were aware of the development and how
to apply for the available units. The Chicago

Second floor terrace

••

Secure, keycard entry

••

Emergency call system

••

Onsite parking

••

Fitness room

••

Designated laundry on each floor

••

A building design focused on creating

••

A “harassment addendum” to the lease

affordability for residents. The “lease-up”
process was successful in that the Center and

••

opportunities for community engagement
stipulating harassment of any resident is
grounds for eviction

••

Recognizing the service needs of the tenants
are significant and planning for those needs
by recognizing they will grow in the future as
residents age.

Housing Authority’s compliance department

Total Development Costs: $26 million

helped structure a site based waiting list lottery,

Owner: Heartland Housing and Center

thereby ensuring diversity for the building.
The project opened in 2014 and has only seen
six units turn over—four of which were older

on Halsted
Developer: Heartland Housing

residents who passed away due to illness. There

Property Manager: Heartland Housing

is also a waiting list of more than 475 applicants.

Service Provider: Center on Halsted

Detailed interviews with staff the revealed

Tenant Profile: Tenants must be 55 and older

keys to success that include:

and pay no more than 30% of their monthly

••

50% and below of Area Median Income, 40 units

Partnering with a supportive housing provider
with deep knowledge of wraparound services
and property management coordination

••

A property manager who is focused on
keeping tenants housed, which means helping
residents work through late rent payments
when needed versus moving straight to
eviction

sageusa.org/lgbthousing

income on rent. A total of 35 units are for those at
are for those at 60% and below of Area Median
Income, and four units are for those at 80% and
below Area Median Income.
Service Provider Mission: The Center on
Halsted is the Midwest’s most comprehensive
community center dedicated to advancing
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community and securing the health and

employment programs and services to help older

well-being of the lesbian, gay, bisexual,

adults re-enter the workforce. Several Town Hall

transgender, and queer people of Chicago. More

residents are enrolled in the Senior Community

than 1,400 community members visit the Center

Service Employment Program (SCSEP) at the

every day, located in the heart of Chicago’s

Center on Halsted where they receive on the job

Lakeview Neighborhood.

training and work 20 hours per week.

Service Approach: Since the launch of its
first program for seniors in 1997, the Center
on Halsted (COH) is recognized as a national
leader in development of LGBTQ-affirming,
skills-enhancement, and socialization program
for it elders to combat the many challenges
faced by this generation. The majority of COH’s
programming is held in its newly expanded and
renovated 5,500 square foot Center on Addison,
located on the first floor of Town Hall Apartments
and adjacent to Center on Halsted. Center on
Addison offers a robust calendar of programs for
older adults for both Town Hall residents as well
as community-based seniors. Each week, more
than 150 older adults visit Center on Addison to
attend workshops, take classes, share a meal, or
make new friends.
At Center on Halsted, one full-time, onsite
case manager funded through the Illinois
Department of Supportive Housing checks in
with each resident no less than twice a month.
Additional programming and services are funded
through the Center on Halsted and provide
linkages to behavioral health and primary health
related services nearby. (Residents indicated
they would prefer not to have those services
located onsite.) Town Hall Apartments has a
number of resident-led committees, including
various social groups, décor bulletin board
committee, gardening committee, and newsletter
committee. Center on Halsted Senior Services
offers a strong employment program, which
has helped some residents create a stronger
level of self-sufficiency. It offers a variety of
sageusa.org/lgbthousing
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Spirit on Lake Apartments
MINNEAPOLIS

PROJECT SNAPSHOT

BACKGROUND
Since 2001, Barbara Satin, a transgender

••

46 units (29 one-bedroom units and 17
two-bedroom units)

••

Approximately 65% of units are occupied by
LGBT older adults, 35% residents are east
African immigrants at time of opening

••

Utilized 4% Low Income Housing Tax Credits
and bonds along with a variety of other
state, county and local subsidy sources

••

Units income restricted to those
at 50% and below of Area Median
Income

••

Five units have Project Based Section
8 Housing Choice Vouchers (coupled
with supportive services provided by
community supportive housing provider
partner, Clare Housing)

••

The remainder do not have operating
subsidies, although approximately 12
additional residents utilize Tenant Based
Section 8 Housing Choice Vouchers directly
from the local housing authority to help
subsidize their rents

activist and Assistant Faith Work Director
for the National LGBTQ Task Force, and
other members of the Spirit of The
Lakes United Church of Christ had a
vision for a safe, welcoming environment
for all people irrespective of their
gender identity, sexual orientation,
faith, or cultural background—but
with particular emphasis on LGBT
seniors. The catalyzing moment to
create such a community came after a
transgender woman had a stroke, and
for fear of mistreatment was forced to
outwardly conform to a male gender
sageusa.org/lgbthousing
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identity. Ms. Satin and two other members of
the congregation founded GLBT Generations
to better educate the Minneapolis/St. Paul
communities about LGBT aging issues and focus

AMENITIES & OTHER
UNIQUE FEATURES
••

Units with terraces

The church owned its small church, a former

••

Large resident lounge

industrial garage, as well as a large parking lot

••

Conference room

making up almost an entire city block. In 2005,

••

Onsite parking

the congregation began discussions with a

••

Fitness room

••

Quatrefoil (LGBT library) occupies
the first floor commercial space

••

Located near the 66 acre
Powderhorn Park

••

Adjacent to the five-mile Midtown
Greenway Bike Path

on the major need for safe, welcoming housing.

local non-profit developer they met when the
developer, Powderhorn Residence Group, had
approached the church about using its sanctuary
for a neighborhood meeting. That started a
partnership that would span the next 10 years in
bringing their vision to fruition. The Powderhorn
Residence Group (PRG) has been in existence
since 1976. A small-but-nimble community based
non-profit developer, PRG not only works in
multi-family development but also in foreclosure
prevention, first-time homeowner education,
and homeowner financial counseling in the
Minneapolis/St. Paul metropolitan area.
Despite the collaborative partnership created,
the path toward development was not always

development could help meet an important
local need. The project finally opened in 2013
and has been hugely successful both in its
development but also in its success in creating
a true multi-cultural community where all are
embraced for their diversity.
Total Development Costs: $9.8 million

smooth. Originally envisioned as a co-operative

Owner: PRG, Inc./Everwood Development

housing complex, the 2007 recession and

Developer: PRG Inc./Everwood Development

subsequent real estate market crash made
the process costly and unrealistic. Therefore,
in 2010, the partners regrouped and added
some additional development expertise with

Property Manager: Premier Management
Service Provider: Premier Management/Clare
Housing

Everwood Development as a key partner to alter

Tenant Profile: There are no age restrictions

the focus to one of affordable rental housing. It

on residents of the building; however, 65%

took nearly four years to assemble the project

of residents are LGBT older adults with the

financing package. Ms. Satin, representing

remaining 35% of residents being made up

the LGBT community, and the staffs of PRG

largely of East African immigrant families. There

and Everwood Development spent countless

are 17 two-bedroom units with some families

hours working with neighborhood, city, county,

with children residing in those units. This has

and state leaders to educate them on the

helped also foster intergenerational relationships

issues facing LGBT older adults and how this

between residents.

sageusa.org/lgbthousing

2

AFFORDABLE HOUSING CASE STUDY

The building has a mix of distinct cultural

Although Premier Management’s staff has

backgrounds and religious differences between

assisted tenants in getting connected to local

Christian and Muslim populations. The

services, such as Meals on Wheels, it is not a

surrounding neighborhood is culturally diverse

formalized part of its resident services nor is it

and tenants and community residents alike have

directly funded to provide additional support

embraced the differences in culture. Premier

onsite. The majority of group activities and events

Management has facilitated community-building

are led by the building occupants. The property

opportunities with speakers on LGBT issues as

management staff is quick to point to the

well as on the Muslim faith. The LGBT residents

residents’ desire to engage and foster community

also encourage potlucks and opportunities for

through a welcoming, open environment. In

residents to share their cultural backgrounds.

interviews, staff pointed to the residents as

Quatrefoil, the LGBT community library for the

the primary key to the project’s success. While

Twin Cities metro area, was invited to be the

property management acknowledges that

occupant of the first floor commercial space.

residents will most likely need graduated services

(This was originally designated for the church,

in the future, they have seen very little turn over

which had to move before construction began.)

thus far with less than a 2% vacancy rate. When

The residents of Spirit on Lake and the members

vacancies do arise, Premier Management notes

of Quatrefoil share access to the large lounge

that word of mouth among existing tenants

area and use it for community celebrations and

usually backfills available units immediately.

educational programs.
Service Provider Mission: Founded in 1987,
Clare Housing has created an enduring legacy
of providing affordable, supportive housing, and
compassionate care for people living with and
affected by HIV and AIDS. Clare Housing uses
a person-focused program, which is designed
to bring together strategies of harm reduction,
treatment, and care to enhance quality of life and
reduce new infections in our community.
Service Approach: Supportive services are
provided through Clare Housing to five of the
units in the building that have project-based
subsidies for formerly homeless individuals. Clare
Housing provides the wraparound supportive
services to those five tenants. There are no other
specifically funded services onsite for residents.
Many residents opt to obtain supportive services
through local LGBT organizations, such as
OutFront Minnesota, the Aliveness Project, and
Rainbow Health Initiative.
sageusa.org/lgbthousing
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Crotona Park Senior Residences
BRONX, NEW YORK CITY

PROJECT SNAPSHOT
BACKGROUND

••

82 new studio and one-bedroom
apartments designed specifically for
older adults in one of the first two
LGBT-specific low-income senior
housing development in New
York City

••

Utilized 9% Low Income
Housing Tax Credits in
development.

••

All 82 units will have Project Based
Section 8 Housing Choice Voucher
subsidy to guarantee housing
affordability

••

Scheduled to open in August 2019

SAGE’s mission is to improve the lives of LGBT
older adults through a combination of direct
services, advocacy, and training. SAGE has not
historically been a direct housing provider.
However, in 2014, amidst SAGE constituents’
growing concerns related to their housing
vulnerability, and an Equal Rights Center report
that 48% of same-sex older adult couples
faced some form of housing discrimination,
SAGE launched its National LGBT Elder Housing
Initiative and made a decision to catalyze
LGBT-specific affordable elder housing in New
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York City. SAGE engaged with HELP USA to
collaborate on creating one of the first two
LGBT-specific developments for older adults in
New York City.
HELP USA has been a housing innovator since

AMENITIES & OTHER
UNIQUE FEATURES
••

First-floor LGBT-specific SAGE
Center for older adults
providing health and cultural
programs, hot meals,
and a computer training
“cyber-center”

••

Rooftop terrace

••

Community gardens

••

Walking distance to public
transportation, pharmacies, grocery
stores and public parks

its founder, Andrew Cuomo, opened its first
residence in 1986. Under his leadership, HELP
USA created a supportive housing model,
packaging services with shelter and opening
HELP 1 for homeless families in Brooklyn. Since
its founding, HELP USA has combined innovation
with management excellence, becoming a national
leader in both homeless prevention and a
developer of permanent supportive housing for
special needs populations. HELP USA currently
operates 52 different programs and residences
across five states.

Service Provider: SAGE

SAGE has partnered with HELP USA to build an

Tenant Profile: 100% Affordable housing

LGBT-specific older adult affordable housing
development in the Bronx, located next to
Crotona Park, a New York City gem and favorite of

(60% and below AMI)—Project Based Section 8
Housing Choice Vouchers—senior housing 62 and
older—30% set aside for formerly homeless

naturalists with its 3.3-acre lake and 28 species

Service Provider Mission: SAGE is the country’s

of trees. The building will contain 84 studio and

largest and oldest organization dedicated to

one-bedroom apartments for low-income seniors

improving the lives of lesbian, gay, bisexual,

and will include energy-efficient construction, a

and transgender older adults. Founded in 1978

rooftop terrace, and community gardens. The

and headquartered in New York City, SAGE is

focal point will be a full-service, 6,000-square-foot

a national organization that offers supportive

ground-floor SAGE Center that will provide

services and consumer resources to LGBT

health and cultural programs, meal service,

older adults and their caregivers, advocates for

and a cyber-center—all built on SAGE’s holistic

public policy changes that address the needs

Whole Person Wellness model. The Crotona Park

of older LGBT people, provides education and

Senior Residences is estimated to close and

technical assistance for aging providers and LGBT

break ground in October 2017 with an estimated

organizations through its National Resource

“lease-up” date in late August 2019.

Center on LGBT Aging, and cultural competence

Total Development Costs: $37 million

training through SAGECare. Headquartered

Owner: HELP USA/SAGE

in New York City, with staff located across the
country, SAGE coordinates a growing network

Developer: HELP USA

of affiliates across the country, SAGE also

Property Manager: HELP USA

coordinates a growing network of affiliates in the
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Service Approach: Supportive services will be

engagement opportunities. Additional services

provided onsite through SAGE Center staff. The

will include meal services in a congregate setting;

SAGE Center model is based on a Whole-Person

case management and social service support;

Wellness Model—the bedrock of service provision

engagement in culturally relevant health and

at all SAGE Center locations. As the national

wellness seminars; exercise and fitness programs;

leader in LGBT aging issues with 40 years of

recreational activities that diminish social

experience, SAGE is uniquely qualified to guide

isolation; employment assistance, vocational

the breadth of inclusive senior services planned

training and volunteer opportunities; and a range

for community use throughout this proposed

of cultural and educational programs including

84-unit building. To that end, the centerpiece of

art, writing, financial literacy, and computer skills.

the project will be a ground-floor SAGE Center,

The SAGE Center will also provide comprehensive

managed and staffed by SAGE, open to all adults
older than 60 who live in the building or in the
greater community. Annually the SAGE Centers
provide roughly 8,000 hours of programming
and almost 40,000 congregate hot meals to
thousands of LGBT older adults throughout
New York City. Roughly 100 meals and 7 to 8

housing stability services for all building tenants,
including crisis intervention, ongoing case
management, information and referral services,
financial and household management, entitlement
assistance, and coordination of in-home services
and medical care as appropriate.

hours of programming will be provided to 300+
older adults in the building and surrounding
neighborhood daily.
The SAGE Center at Crotona Park will follow
SAGE’s highly successful model used in the
creation of the innovative SAGE Center Midtown,
founded in 2012 in Chelsea and subsequently
expanded to Harlem, the Bronx, Staten
Island, and Brooklyn in 2014. Wellness is an
indispensable framework for understanding
and serving the wants and needs of older LGBT
adults seeking to age actively in their community.
The Whole-Person Wellness Model is comprised
of eight wellness domains, which overlap and
coordinate to provide rich environments for
living: social, physical, environmental, intellectual,
emotional, vocational/occupational, and spiritual.
In order to achieve optimal wellness, one must
have a balance within each domain. Toward this
end of optimal wellness while aging, the SAGE
Center will offer tenants and community members
comprehensive, on-site programming and social
sageusa.org/lgbthousing
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Ingersoll Senior Residences
BROOKLYN, NEW YORK CITY

PROJECT SNAPSHOT
••

145 high quality units designed
specifically for older adults in
one of the first two LGBT-specific
low-income senior housing
developments in New York City

••

Adaptive reuse and rehabilitation
of the existing Ingersoll public
housing residences through
the HUD Rental Assistance
Demonstration program
(RAD)

••

LGBT culturally competent
case management and
support services for 300+
building and community residents

••

Utilized 9% Low Income Housing Tax
Credits in development

••

All 145 units will have Project Based
Section 8 Housing Choice Voucher
subsidy to guarantee housing
affordability

••

Scheduled to open in August 2019

BACKGROUND
SAGE’s mission is to improve the lives of LGBT
older adults through a combination of direct
services, advocacy, and training. SAGE has not
historically been a direct housing provider.
However, in 2014, amidst SAGE constituents’
growing concerns related to their housing
vulnerability, and an Equal Rights Center report
that 48% of same-sex older adult couples
faced some form of housing discrimination,
SAGE launched its National LGBT Elder Housing
Initiative and made a decision to catalyze
LGBT-specific affordable elder housing in New
York City. SAGE engaged with BFC Partners
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to collaborate on creating one of the first two

Property Manager: Metropolitan Realty Group

LGBT-specific developments for older adults in

Service Provider: SAGE

New York City.
In 2014, a Request for Proposals was released
by the New York City Housing Authority (NYCHA)
requesting bids to redevelop an existing public
housing site (Ingersoll) in the Fort Greene
neighborhood of Brooklyn. Don Capoccia,
managing principal and founder of NYC’s BFC
Partners, engaged with SAGE to submit a bid for
the redevelopment of an existing public housing
development in Brooklyn, New York, as part of
HUD’s Rental Assistance Demonstration (RAD)
Program. BFC has more than 25 years of proven
success as a housing developer and delivered
thousands of affordable units in four different
Boroughs of the New York City metro area.
The Rental Assistance Demonstration under
which this redevelopment program has been
launched was created in order to give public
housing authorities a powerful tool to preserve
and improve public housing properties and to
address the national $26-billion-dollar backlog of
deferred maintenance. In RAD, units move to a
Project Based Section 8 platform with a long-term
contract that by law, must be renewed by the
federal government. This ensures that the units
remain permanently affordable to low-income
households.
SAGE engaged with BFC Partners as the onsite
service provider with the guarantee of a first floor,
7,000-square-foot SAGE Center. BFC Partners,
NYCHA, and SAGE will break ground on the
development the end of summer 2017. The new
Ingersoll Senior Residences is estimated to open
in August of 2019.
Total Development Costs: $44.67 million

Tenant Profile: 100% Affordable housing
(60% and below AMI)—Project Based Section 8
Housing Choice Vouchers—senior housing 62 and
older—30% set aside for formerly homeless
Service Provider Mission: SAGE is the country’s
largest and oldest organization dedicated to
improving the lives of lesbian, gay, bisexual,
and transgender older adults. Founded in 1978
and headquartered in New York City, SAGE is
a national organization that offers supportive
services and consumer resources to LGBT
older adults and their caregivers, advocates for
public policy changes that address the needs
of older LGBT people, provides education and
technical assistance for aging providers and LGBT
organizations through its National Resource
Center on LGBT Aging, and cultural competence
training through SAGECare. Headquartered
in New York City, with staff located across the
country, SAGE coordinates a growing network
of affiliates across the country, SAGE also
coordinates a growing network of affiliates in the
United States.
Service Approach: Supportive services will be
provided on-site through SAGE Center staff. The
SAGE Center model is based on a Whole-Person
Wellness Model—the bedrock of service provision
at all SAGE Center locations. As the national
leader in LGBT aging issues with 40 years of
experience, SAGE is uniquely qualified to guide
the breadth of inclusive senior services planned
for community use throughout this proposed
84-unit building. To that end, the centerpiece of
the project will be a ground floor SAGE Center,
managed and staffed by SAGE, open to all adults

Owner: New York City Housing Authority

older than 60 who live in the building or in the

Developer: BFC Partners

greater community. Annually the SAGE Centers
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provide roughly 8,000 hours of programming
and almost 40,000 congregate, hot meals to
thousands of LGBT older adults throughout New
York City. Roughly 100 meals and 7 to 8 hours
of programming will be provided to more than
300 older adults in the building and surrounding

AMENITIES & OTHER
UNIQUE FEATURES
••

First-floor SAGE Center provides
hot meals, a computer training
“cyber center,” and 8 daily hours of
programs in fitness, arts and culture,
and more

••

Open lobby concept

••

Garden terrace

••

Located directly across from historic
Fort Greene Park

••

Walking distance to public
transportation, pharmacies,
grocery stores and public
parks

••

The development will be
certified under the Enterprise
Green Communities program

••

The residential units will incorporate
the American Society of Interior
Designers’ Design for Aging Council’s
recommendations, to create units
that are conducive to safe and active
aging. Therefore, half of the units
will feature walk-in showers that can
easily accommodate wheelchairs.
Smaller details, like grab bars,
slip-resistant floors, paddle handles
on faucets, and layouts that allow for
easy wheelchair movement will be
employed throughout.

neighborhood daily.
The SAGE Center at Ingersoll Residences will
follow SAGE’s highly successful model used
in the creation of the innovative SAGE Center
Midtown, founded in 2012 in Chelsea and
subsequently expanded to Harlem, the Bronx,
Staten Island, and Brooklyn in 2014. Wellness is
an indispensable framework for understanding
and serving the wants and needs of older LGBT
adults seeking to age actively in their community.
The Whole-Person Wellness Model is comprised
of eight wellness domains, which overlap and
coordinate to provide rich environments for
living: social, physical, environmental, intellectual,
emotional, vocational/occupational, and spiritual.
In order to achieve optimal wellness, one must
have a balance within each domain. Toward this
end of optimal wellness while aging, the SAGE
Center will offer tenants and community members
comprehensive, on-site programming and social
engagement opportunities. Additional services
will include meal services in a congregate setting;
case management and social service support;
engagement in culturally relevant health and
wellness seminars; exercise and fitness programs;
recreational activities that diminish social
isolation; employment assistance, vocational

management, information and referral services,

training, and volunteer opportunities; and a range

financial and household management, entitlement

of cultural and educational programs including

assistance, and coordination of in-home services

art, writing, financial literacy, and computer skills.

and medical care as appropriate.

The SAGE Center will also provide comprehensive
housing stability services for all building tenants,
including crisis intervention, ongoing case
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John C. Anderson Apartments
PHILADELPHIA

BACKGROUND
The John C. Anderson Apartments opened in
January of 2014. However, the work that lead
to its fruition really began quite earlier. Mark
Segal, President of Dr. Magnus Hirschfeld
Fund (dmhFund) and longtime LGBT advocate,
began studying the needs of local LGBT seniors
in 1998. In 2009, dmhFund partnered with
Philadelphia Health Management Corporation

PROJECT SNAPSHOT
••

Opened in January of 2014

••

56 units

••

Utilized 9% Low Income
Housing Tax Credits

••

All occupants must be 62 and
older

••

Income restricted with all units
being 60% and below Area Median
Income

••

Ground floor retail space

to conduct a study of LGBT older adults in
Philadelphia. They found that the predominant
issue cited by respondents was a need for safe,
sageusa.org/lgbthousing
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affordable, LGBT-specific housing. In 2010, Segal
approached the CEO of Pennrose Properties, LLC,
a Philadelphia-based developer of affordable,
market rate, and mixed-income housing. Founded
in 1971, Pennrose has developed more than

AMENITIES & OTHER
UNIQUE FEATURES
••

Green courtyard, partial green roof,
Energy Star 3 rating

••

Onsite community room and library,
computer lab and laundry

••

Medical Case Management and Life
Enrichment services provided by
Action Wellness and the William
Way LGBT Community Center

••

LGBT older adult programs
on site and at William
Way include an array of
LGBT-centric and other
programming, including
intergenerational group, women’s
group, tai chi, peer support sharing
group, social and wellness groups

••

The Mazzoni Health Center (within
walking distance) provides quality
comprehensive health and wellness
services in an LGBTQ-focused
environment (primary care, mental
health, prevention, and legal
services)

16,000 housing units, representing more than $3
billion in total development activity. Pennrose’s
portfolio includes more than 220 distinct
developments in 14 states plus the District of
Columbia.
The partnership that began in 2010 was the
start of a strong collaboration where dmhFund
cultivated support from local community groups
by utilizing focus groups and listening sessions
for local residents as well as advocating for the
project with local and state political leaders.
Pennrose took the lead on the Low Income
Housing Tax Credit application, identifying other
sources of financing, zoning, and all other aspects
of development and project management.
The project broke ground in November 2012
and opened a little more than a year later. Segal
recounted that his advice to anyone undertaking
a similar project would be “to be a willing student”
and to recognize that any development will evolve
and change throughout the process so as not
to be wedded to the exact original vision of a

Total Development Costs: $19.5 million

project. In addition, understanding that there

Co-Owners: Dr. Magnus Hirschfeld Fund

are so many moving pieces to the process and

(dmhFund) and Pennrose Properties, LLC

identifying talented partners with expertise and

Developer: Pennrose

a shared mission are instrumental to success.
This was true for John C. Anderson as the original
vision was to have the William Way LGBT Center
onsite. Due to a variety of outside factors, that

Property Manager: Pennrose Management
Company
Service Provider: Action Wellness and William

was not possible. John C. Anderson was, however,

Way LGBT Community Center

sited in the former space of a large parking

Tenant Profile: All units are for those 62 and

structure near the William Way LGBT Community

older, income restricted to 60% and below Area

Center, which still provides close proximity for

Median Income (AMI), 6 units for extremely low

service provision.

income (less than $11,100/year), 23 units for very
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low income (less than $27,750/year), and 27 units
for low income (less than $33,300/year). These
income levels are subject to annual adjustments
according to HUD’s published schedule of county
Area Median Incomes.
Service Provider Mission: The William Way
LGBT Community Center encourages, supports,
and advocates for the well-being and acceptance
of sexual and gender minorities in the Greater
Philadelphia region through service, recreational,
educational, and cultural programming. William
Way started serving LGBT older adults more than
42 years ago.
Service Approach: Supportive Services are
subcontracted through Pennrose Development to
William Way LGBT Community Center. William Way
has one Senior Services Director who coordinates
with an onsite Supportive Services Director at
Pennrose. One property manager is onsite full
time. William Way has staff onsite two days a
week and a medical case manager from Action
Wellness onsite one day per week. There is an
array of community programming onsite including
friendly visitor programs, support groups, both
male and female targeted focused programming,
quarterly dance parties, tai chi classes, a
gardening club, and self-led “rap” sessions where
residents provide ongoing support to each other.
William Way also brings in speakers on related
topics. They host three programs per month with
topics like financial fitness and advocacy around
Medicare fraud.

sageusa.org/lgbthousing
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The Openhouse Community at 55 Laguna
SAN FRANCISCO

PROJECT SNAPSHOT
••

Completed in March 2017

••

Ten studio apartments, 26 one-bedroom
units and 4 two-bedroom units and
connects to Openhouse services at the
Bob Ross LGBT Senior Center, which holds
1000 square feet of service delivery space

••

This was an adaptive reuse and
rehabilitation of a historic building

••

Utilized 9% Low Income Housing
Tax Credit in development

••

A second phase of development
which will be new construction is
estimated to break ground in early
fall 2017 (95 Laguna) and will provide an
additional 79 units of housing with an
additional 7,000 square feet of service
space

••

Once the second building is completed,
a total of 119 units will be created with a
total of 7,000 square feet of activity space

BACKGROUND
Strong partnership is a key ingredient for
the success of Openhouse and Mercy
Housing California’s 55 Laguna Residences.
Mercy Housing California is the largest
regional division of Mercy Housing, Inc.,
an experienced national affordable
and supportive housing provider. With
offices in Los Angeles, San Francisco, and
Sacramento, Mercy Housing California
offers affordable, low-income housing
programs and resident services. Mercy
Housing California has developed 128 rental
properties across 36 California counties
serving low- and very-low-income working
poor families, older adults and individuals.
sageusa.org/lgbthousing
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Mercy Housing California has developed 10,942
affordable homes, including 7,940 in rentals and
3,002 in homeownership.
The concept was born more than 20 years ago
under the leadership of Dr. Marcy Adelman,

AMENITIES & OTHER
UNIQUE FEATURES
••

Wider hallways

••

Collocated with and direct access to
Bob Ross LGBT Community Center

••

Onsite Resident Services and
Case Management staffed by
Openhouse

of 55 Laguna. In August 2012, the San Francisco

••

Second floor Terrace

Planning Commission unanimously approved

••

Large community room

••

Full kitchen

••

Units have high ceilings and
floor-to-ceiling windows

••

Close proximity to Castro
neighborhood

co-founder and former board member of
Openhouse, who, along with local community
residents, was concerned about the future needs
of LGBT aging older adults. Openhouse came to
fruition in March of 2017 with the grand opening

the plans for Openhouse’s development.
Construction began in late 2014. The project
has been successful in large part due to the
cross-sector support of University of California,
City and County of San Francisco Mayor’s Office
on Housing and Community Development, local,
county, and state government partners. The
mutually beneficial relationship established by

Service Provider: Openhouse

Mercy Housing and Openhouse has proven

Tenant Profile: Individuals and couples who are

extremely fruitful, from collaborating around
design (ensuring architects had considerable
expertise in the needs of aging older adults) to
a generous sharing of duties and developer’s
fees. This partnership, which is rooted in a
shared mission and value structure, has made
the process a positive one for Openhouse, which
feels that having a member of its board who is
also former staff of Mercy Housing California
helped significantly in bridging any divides in
understanding of the development process.
Total Development Costs: $56 million

55 and older with household income that does
not exceed 50% of Area Median Income, 8 of 39
units set aside for formerly homeless are funded
through Housing Opportunities for Persons with
AIDS (HOPWA).
Service Provider Mission: Founded in San
Francisco in 1998, Openhouse enables San
Francisco Bay Area lesbian, gay, bisexual, and
transgender older adults to overcome the unique
challenges they face as they age by providing
housing, direct services, and community
programs. Openhouse works to reduce isolation

Owner: University of California, San Francisco

and empower LGBT older adults to improve their

owns the land with a 99-year lease to Openhouse

health, well-being, and economic security. The

and Mercy Housing, California (joint venture

organization recognizes and affirms that LGBT

ownership structure)

older adults live at intersections of race, ethnicity,

Developer: Mercy Housing California
Property Manager: Mercy Housing California
sageusa.org/lgbthousing

class, culture, HIV status, sexual orientation,
gender, gender identity and expression,
spirituality, and ability.
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Service Approach: Supportive services are
provided through Openhouse’s new onsite
Bob Ross LGBT Senior Center at 55 Laguna.
Openhouse provides support for San Francisco’s
community of LGBT older adults and offers
resources, services, and community building
activities to help residents and LGBT older adults
across the city live healthy and independent
lives. Included in these services are an onsite
resident services navigation (funded by
Mercy Housing, California), case management
services, psychosocial support, and community
engagement activities. Additional service
coordination and service delivery is provided
through relationships with the San Francisco
Department of Aging and an array of service
providers throughout the Bay Area.
Once the additional 79 units are created
through Phase 2 (breaking ground in early fall
2017) Openhouse will have a total of 7,000
feet of onsite service and activities space.
Anticipated future services could include
dementia focused programming and possibly
more technology-driven programming given the
increased technology proficiency of younger
segments of the Baby Boomer generation.

sageusa.org/lgbthousing
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Village Hearth Cohousing
An LGBT-focused, ages 55+, forming community in Durham, North Carolina (NC), with 15
acres of wooded land just 20 minutes from downtown Durham. The members are gay and
straight, single and coupled, working and retired, in Durham and beyond, and represent a variety
of professions, skills, and interests.
The Vision is to live in an active, caring community with the infrastructure to age in place,
balancing the privacy of a smaller sustainable dwelling with opportunities for social engagement
and the support of the larger community.
The Values include respect, sustainability, supporting health & aging in place, fiscal
responsibility, balancing community & privacy, and beauty of the commons.

Land Day was August 28, 2015, when the community purchased their 15 acre property. Besides
the generous acreage, the land is fairly flat and has ready access to city water and sewer. The
property has many varieties of trees, and clustering the homes will allow for plenty of natural
area. Members feel like this will be a wonderful setting for their cohousing community!

Construction started in November 2018 with move-in planned for late 2019/early 2020.
Vision
28 single-story cottages
15 beautiful wooded acres
Homes starting at $299,000.
Three Floor Plans Available:
1 bed / 1 bath
2 bed / 1 bath
2 bed / 2 bath
We plan to build 28 single-story fully functioning cottages, with backyards and big front porches.
They will be clustered to leave more than ten acres for natural open spaces, gardens and outdoor
activities. (See our favorite inspirational designs from Oakcreek Cohousing Community in
Stillwater, OK.)
Smart principles of Universal
Design throughout will
ensure that our entire
community is accessible to
everyone.
There will be plenty of
opportunities for interaction
in the central green space, the
common house, the gardens,
the dog park, the storage shed
(for bikes, kayaks, etc.), the
art studio, and the workshop.
Our common house will have
a large dining/meeting room,
kitchen, office, laundry room,
an exercise room, guest
room, sitting/game room, and
sewing/craft room.
We anticipate being a
non-smoking community. We
will welcome your pets.
Policies such as these will be
formulated by the community
prior to anticipated move-in
in 2019.

(Source: https://www.villagehearthcohousing.com/plans-and-more.html)

The Pink Passkey, the certificate for enhancing the social acceptance of lesbian women, gay
men, bisexuals and transgenders in professional care
Introduction
To ensure that lesbian women, gay men, bisexuals and transgenders (LGBT) feel at home and safe in
the elderly care, the Pink Passkey has been created. The Pink Passkey has been developed to
promote LGBT friendliness in elderly care. The Pink Passkey is symbolized as a pink key that opens
every door. The importance of the color pink originates in the Second World War, gay men were
persecuted and 'branded ' with a pink triangle on their clothing. After the war the pink triangle was
adopted as a symbol of pride. The younger generations nowadays prefer the rainbow flag as a
symbol of pride.
Various research results 1) show that lesbian women, gay men, bisexuals and transgenders -when they
get older - have a greater risk to becoming more isolated and are more lonely than their
heterosexual peers.
This is especially true for LGBT’s born before WW2. They grew up during a time when homosexuality
was still a taboo, considered a sickness or even a crime. Religion and culture stood in the way of
acceptance. Many LGBT elderly were continuously confronted with discrimination, exclusion and
rejection.
The younger generation elderly LGBT’s also run the risk of social isolation. Usually, getting older also
means more physical limitations and more dependency on others. LGBT 50+ people sometimes do
not have a social network. Also, due to a lesser mobility, they find it harder to meet with their peers.
For the younger generation there are plenty of facilities and chances to meet with each other, but for
many older LGBT’s it is quite difficult to connect to younger ones. Both professional elderly care and
welfare sector pay too little attention to the 50+ LGBT’s, thus reducing the facilities and chances for
this group.
The Pink Passkey method focuses first on elderly care such as residential care centers, nursing homes
and home care organisations. It also targets 50+ LGBT’s with handicaps as well as welfare
institutions. COC Nederland (the foremost organisation in the Netherlands advocating the interests
of LGBT people) has introduced in 2010 The Pink Passkey as a project into the Pink 50+. This is a
structural cooperation between ANBO (the largest Dutch organisation advocating the interests of all
their 50+ members) and COC Nederland (the foremost important organisation advocating the
interests of LGBT people). These national partners describe their combined efforts as “Improving the
everyday living conditions, the psychological and physiological health and the well-being of lesbian,
homosexual, bisexual and transgender 50+ people by combining knowledge, experience and
advocacy”.

1

Schuyf J. (1996) Old Pink, the position of lesbian and homosexual elderly in the Netherlands and van de
Meerendonk B. (2003) On our way to a gay autumn

The Pink Passkey and the Tolerance Scan
Pink 50+ developed, in close cooperation with Kiwa – a certifying organisation in the field of
professional care – the Pink Passkey and the Tolerance Scan®. This Tolerance Scan includes an audit
by Kiwa ensuring the Pink Passkey to obtain a formal status and visibility to the outside world.
Wherever the term “The Pink Passkey” is mentioned it points to the entire process, including the
audit and the participation in the Tolerance Scan. The Pink Passkey focuses on enhancing the social
acceptance of lesbian women, gay men, bisexuals and transgenders in professional care. (social
acceptance of sexual diversity).
The Tolerance Scan measures LGBT-acceptance on five topics thus giving institutions a practical
vision on their “product” and the level on which it connects to the sexual diversity within the LHBT
target group. The Tolerance Scan stimulates the awareness of management and staff in professional
care centers, because the criteria for LGBT-friendliness can be measured objectively.
Criteria for LGBT-friendliness:
 Respect and openness
 Guaranteeing privacy
 Attention for and training of professionals who have to deal with sexual diversity and gender
identity
 Equal treatment of partners
 Accuracy in dealing with sexual diversity and gender identity
The Pink Passkey vision is: by promoting awareness of the differences between people and changing
the course within the organisation structure and keep this change in policy and activities, proper care
and attention can be given to LGBT elderly. This is a vulnerable group which – in view of its history –
deserves openness, respect and safe old days.
The development of the Pink Passkey
It was COC Nijmegen, one of the members of COC Netherlands that handed out the first Pink Passkey
back in 2008, to 6 local centers for elderly care. It was created as an encouragement. Mr. Clem
Bongers and the Senior Group initiated this award and stimulated the Consortium partners to start
the nationwide roll-out of the Pink Passkey. Since then the award has undergone many changes
during its further development. With the addition of the Tolerance Scan during this process the Pink
Passkey has become a quality tool enabling objective measuring within the professional care centers.
This development has been made possible by the support of the Dutch Ministry of Healthcare and
various private foundations.
The first national Pink Passkey was awarded in 2010 to De Rietvinck, one of the nursing homes of the
Amstelring, an Amsterdam-based care center for the elderly. Nowadays more than 100 centers for
elderly care and social welfare institutes have been awarded with the Pink Passkey. There is also a
German version, based on the Dutch original, awarded to the Frankfurter Verband in Germany.

Beyond invisibility
The Pink Passkey is an integral part of the Master plan Pink 50+ titled “Beyond invisibility”2
Within this Master plan there are various factors influencing the lives of LGBT 50+ people. Pink 50+
operates with an integral approach in order to enhance the acceptance of homosexuality and gender
identity at a later age, at various levels and on various fields.
This means that all parties dealing with LGBT 50+ people are involved. First of all the LGBT 50+
person himself. He wishes to maintain his living conditions, being respected for the choice he made,
in all safety. This means safety in the individual surroundings, within social organisations and in
public areas. For them empowerment is important and the possibility to meet with their peers.
LGBT 50+ people need to have an environment where sexual diversity is accepted. They emphasize
the need for individual support (“to feel secure”) and support with creating their social network.
Social organisations also have to create conditions whereby an adequate program for LGBT 50+
people can be implemented. Once the attention for this target group has been anchored in the policy
and culture of an organisation, the risk that initiatives will vanish with a management-change has
diminished substantially. Professionals must be trained to make them more open-minded towards
LGBT elderly, so they know about the sensitivities and not take things for granted; and so they really
understand how to approach LGBT 50+ people. Because one must be able to be who he or she is,
lesbian, gay, bisexual or transgender, also at an older age.
The Pink Passkey in a nutshell
This method is so useful because it gives very concrete tools that are instrumental in shaping policy
and practice in organisations that want to increase the awareness of sexual diversity within their care
center.
The Pink Passkey Tolerance Scan and the audit that makes part of it perfectly match with the ongoing
quality measuring process, which makes it recognizable for the organisation’s management and staff.
The result of this intervention reaches beyond its primary goal. The right attention for LGBT 50+
people is of importance to a successful diversity policy in general. The more attention for sexual
diversity the more attention for someone’s uniqueness, lifestyle, history or culture (this goes not only
for LHBT’s). All minority groups will get more and better attention, all colors of diversity in the
rainbow will get the attention they deserve. 3
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Master plan Pink 50+ Beyond invisibility, 2009
Keunen S. (2010) Nobody talks about it…and in the meantime. Vision Document on diversity, Osiragroep.

The Pink Passkey – according to a research called “Kleurrijke Kennis”3 (“Colorful knowledge”) – is a
strong signal to both people in the care center as well as to the outside world that living conditions in
this institute are safe and tolerant regarding homosexuality. This makes it easier for clients to “come
out of the closet” and increases the influx of new LGBT clients. 4
The problem
Many care centers for the elderly pay very little attention to sexual diversity or gender identity. It is
still a taboo for management, staff and clients.
If people want professional care they want – besides good and responsible care – also that the
professionals really listen to their specific wishes, their needs and their way of life. People want to be
in control of their own lives meaning that they themselves want to decide what’s best for them. They
want attention for what they feel, think and want. This means that professionals must work problemand client-oriented to be able to provide custom care. This requires careful fine-tuning with clients
from many different backgrounds, cultures, religions, lifestyles, habits, identities and preferences. A
good and responsible professional care means that there is real attention for this diversity among
clients.
Besides providing a good and responsible as well as client-oriented care, connecting to the diversity
in today’s society is not optional for any organisation. It is a marketing issue with a moral load.
“Diversity policy is not a target itself but a means to meet the organisation’s targets on areas such as
innovation, competing and learning and its right to existence in the future. Making room for sexual
diversity is not only morally legitimate but it is also a fundamental right. Sexual orientation and
gender identity are basic elements of someone’s existence, they are about someone’s right to
freedom and self-realization. Those rights imply someone’s freedom to determine his or her sexual
orientation and gender identity and their expression, based on equality with others.”4
Professionals in care pay little attention to sexual diversity. Almost 50% of the professionals think
that there are no homosexual clients. This is one of the findings by the Magazine for care
professionals. “The question was: Is there any attention for homosexual clients in your institution?
33 % said “No, never”. The reason being that there are hardly any homosexual clients, said
45%...Only 9 % responded that they occasionally talk about their homosexual clients. Only 13%
indicated that they pay attention to their homosexual clients.” 5 Therefor it is safe to say that lesbian
women, gay men, bisexuals and transgenders do not feel at home in the professional care. This goes
for daycare and homecare as well, they do not feel safe to show their real identity. 5
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Kluit M. (2012) Colorful Knowledge: LGBT-friendliness in elderly care and the role of knowledge acquisition
Many care centers ignore gay elderly. (source: www.tvonline.nll, 2 maart 2010

Objective
The Pink Passkey’s objective is to promote the acceptance of lesbian women, gay men, bisexuals and
transgenders with professional care organisations (social acceptance of sexual diversity).
Secondary targets:
 Management and staff working in professional elderly care recognize sexual diversity in
professional care (“Unknown leads to unaccepted” vs “Known leads to accepted”)
 Management and staff respond adequately to signals of exclusion and bigotry (especially
those of sexual orientation). Such response will improve tolerance within the care center
 The attention towards sexual diversity is not only secured in the center’s policy regarding
structure, staff and education but also at the level of activities. This increases the
involvement of both staff and clients
 LGBT 50+ people feel free to be open about their identity, no matter which choice they
make. It is entirely up to the client to come “out of the closet” or not
 Tolerance, respect for and safety of the clients are the organisation’s basic values. The
organisation shows these values to the outside world, thus being an example to others.
The Pink Passkey Tolerance Scan based on 5 topics









Policy and organization: This topic is about vision, mission and information tools. Is there
attention for a variety of services and activities tailor-made to the specific wishes of
individual clients? Would a client feel safe and could he dwell freely within the
accommodation? Would everybody feel safe and accepted?
Staff policy Staff employees are crucial for a successful diversity policy. Staff policy should be
related to the mission and vision that are based on sexual diversity.
Training This topic is about consciousness and the advancement of knowledge. Do the
training sessions – besides their “technical” information – contain enough attention for
things like feelings, intimacy and relationships, communication skills and the standards and
values of sexual diversity?
Awareness, diversity and social-emotional safety Does the organisation offer sufficient room
for discussion and how to deal with each other, prevention of discrimination and feeling
“safe”? This can be done by means of briefings and team meetings. Is there an active hiring
policy in view of sexual diversity and has the organisation taken precautions that support the
preventing of discrimination and intimidation?
Signaling, support and complaints This topic is about the organisation being ready to
accommodate clients and staff who wish to talk about personal matters related to sexual
diversity.

For further information:
Manon Linschoten,
Project manager Elderly & Care sector COC Netherlands
T. +31(0)6-10728334
E. mlinschoten@coc.nl

APPENDIX 2 - PRELIMINARY DESIGN DRAWINGS

100' x 120' Lot
16 Storeys
Unit Split:
One Bedroom: 26
Two Bedrooms: 26
Total: 52 suites
Square footage:
Suites: 40,579 sq.ft
Common Areas: 6,188 sq.ft
Parkade: 10,300 sq.ft
Parking:
Standard (Parkade): 19
B-F (Parkade): 2
Standard (At-grade): 2
B-F (At-grade): 2
Total: 25
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150' x 150' Lot
Unit Split:
One Bedroom: 18
One Plus Den: 11
Two Bedrooms: 21
Total: 50 suites
Square footage:
Suites: 42,700 sq.ft
Common Areas: 5,005 sq.ft
Parking:
Standard (Parkade): 40
B-F (Parkade): 4
B-F (At-grade): 2
Total: 46
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