CONTINUING HOUSING COOPERATIVES -
AN EXAMINATION OF THE DEVELOPMENT STAGES
LEADING TO
WA éUIDE FOR THE SYSTEMATIC ORGANIZATION
AND IMPROVEMENT OF COMMUNICATION AND
REFERENCE MATERIAL IN THE

COOPERATIVE DEVELOPMENT PROCESS

A thesis presented to THE FACULTY OF GRADUATE STUDIES

UNIVERSITY OF MANITOBA

IN PARTIAL FULFILLMENT OF THE REQUIREMENTS FOR THE DEGREE
MASTER OF CITY PLANNING

IN THE DEPARTMENT OF CITY PLANNING

BY: - DAVID LLOYD RAPSON

JANUARY 1981



CONTINUING HOUSING COOPERATIVES:
AN EXAMINATION OF THE DEVELOPMENT STAGES
LEADING TO
A GUIDE FOR THE SYSTEMATIC ORGANIZATION
AND IMPROVEMENT OF COMMUNICATION AND
REFERENCE MATERIAL IN THE
COOPERATIVE DEVELOPMENT PROCESS

BY

DAVID LLOYD RAPSON

A thesis submitted to the Faculty of Graduate Studies of
the University of Manitoba in partial fulfillment of the requirements
of the degree of

MASTER OF CITY PLANNING

©71980

Permission has been granted to the LIBRARY OF THE UNIVER-
SITY OF MANITOBA to lend or sell copies of this thesis, to

the NATIONAL LIBRARY OF CANADA to microfilm this
thesis and to lend or sell copies of the film, and UNIVERSITY
MICROFILMS to publish an abstract of this thesis.

The author reserves other publication rights, and neither the
thesis nor extensive extracts from it may be printed or other-

wise reproduced without the author’s written permission.



This thesis is dedicated

to my wife Barbara




- 41 - -

ACKNOWLEDGEMENTS

Special thanks is due to my advisor Dr. Kent Gerecke for his
direction and guidance and to my readers, Professor Basil Rotoff and
Professor Shelagh Lindsey for their advice and kind considerations.

I am also grateful for the help of each Manitoba Housing Cooperator
surveyed and employees of the Cooperative Housing Association of
Manitoba (CHAM).

A sincere thanks must be given to Les Carrothers, a fellow Manitoba
cooperator for his extended patience and help in editing and offering
critical comments for the manuscript's improvement. To Mr. T.W. (Robbie)
Robinson, I am eternally indebted; for he has shared with me stories
" and insights from over twenty years' experience with housing cooperatives.

Also I must thank Canada Mortgage and Housing Corporation (CMHC)
and the Cooperative Promotion Board of Manitoba for their financial sup-
port.

Finally, thanks to my wife Barbara for her patience, understanding
and extensive help in editing, typing and re-typing the draft reports.

Also I am thankful to Lorraine.Nogue'for typing the final manuscript.



- 1ii -

ABSTRACT

The shortage of affordable housing is a growing problem in Canada.
Concurrently, there is a mounting desire by users to have greater say
‘in the design, development and management of their housing. This thesis
examines the Manitoba housing cooperatiﬁe situation relative to these
trends. In fact, an integral relationship between the concepts of citizen
éarticipation and cooperative housing was demonstrated which served as
the centfal theme for the study.

An empirical study of eighty-nine (89) survey respondents' views
was used to identify satisfactions, dissatisfactions and insights into
the cooperative housing development process. The data was analyzed, fac-
tors affecting the process were identified and suggestions to improve
the process were made. Aspects of the development procesé most widely
considered were financing, land acquisition, excessive time délays and
the delivery and organizationél systems.

The main finding demonstrated the need for an improved development
manual and a model of tﬂe housing cooperative development process. An out-
line for such a manual and a model were developed. These were aimed at
providing a basis upon which new coopérative developments could be more
conducive to member participation and continuation in the development and

operating stages.
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INTRODUCTION

The purpose of this thesis is to define and analyze the problems
faced by continuing non-profit housing cooperativel developments in Manifoba.
Factors will be examined which have affected emerging housing cooperatives
bbbbbb in the past or will so in the future. Factors and views attained from
individuals highly involved in hbusing cooperatives will be synthesizéd
to demonstrate the direction of the cooperative movement and its impacg
on those affected. Based on these findings, the author will make a.case

for a housing cooperative manual and development model intended to aid

problem solving for groups involved in this process.

I Principal Research Questions

This thesis centers on a basic theme of conflict. Conflict between
the housing cooperatives, the various government agencies and external
persons or groups involved in the cooperative development stages. Within

this vein the following questions will be answered.

1) What is the status of housing cooperatives in Canada and Manitoba
specifically?

2) Do Cooperative Housing Association of Manitoba (CHAM) employees and
other persons involved in housing cooperatives recognize problems,
issues or dissatisfactions encountered dﬁrigg the deVelopment of
a housing cooperative?

3) Do participants of the cooperative movement propose methods to
alleviate any of the stated problems, issues or dissatisfactions?

4) Do Cooperative Housing Association of Manitoba (CHAM) employees
and other persons involved in housing cooperatives recognize

3

satisfactions “encountered during the development of a housing

cooperative?



5) Is there adequate communication among those involved in housing
cooperatives?

6) What communication lines need to be established to alleviate
any ihadequacies?

7) Is CHAM, as a resource group, in é position to assist emerging
cooperétives in their effort to establisﬁ an improved communication

‘system?

This list of questions has of course been limited in the interest
of simplicity. However, as the thesis progresses, the reader's attention
will be drawn to numerous sub-questions that will be either answered
in this work or may give rise to further research. The answers to the
above questions will provide insight into the internal dynamics of housing
cooperative development and thg basis upon which the author makes
suggestions for improvement of communication in the cooperative development

process.

I1 Methodology

The parameters of this study were determined early in the investigation.
The author attempted to avoid conclusions regarding cooperative development
which would be based on personal viéwpoints or opinions. Those who
were or are currently involved in the housing cogperative development
process were considered to be in the best position to evaluate its
effectiveness in meeting needs and expectations.

The methods employed in this research evolved as the investigation
" proceeded. The foundation for this research is based on methods employed

4
by Cull , Davidson5 and Finnigan6 in their studies on housing cooperatives



and resource groups7. Also an 'experience survey' of users and participants
in this development process was utilized, with the premise that by
obtaining and comparing views of individual Manitoba housing cooperators,
problems and satisfactions within the process couid be identified and
improved. Upon commencing the fesearch program the author became a
member and later president of the board of directors of College Housing
Co-op Ltd., an existing Winnipeg housing cooperative. Subsequent to
this he also became a director of Brandon Housing Co-op Ltd. and CHAM.
Through this involvement, the author acquired a soqnﬁ grasp of the
problems which are generally inherent in housing cooperatives in Manitoba.
The rapport which was established with the various groups and individuals
involved in housing cooperatives proved invaluable to this study. This
'immersion' into the housing cooperative movement is supported by Cu118,
Davidson9 and FinniganlO in their research.

Thé various sources which were.used in this research included; a
review of records of various Manitoba housing cooperatives, a review of

CHAM's past board minutes, attendance and participation at a number of

_ housing cooperative meetings and conferences, review of cooperative

literature in the Canada Mortgage and Housing Corporation (CMHC) Winnipeg
Office, Provinciél Department of Co—ope#ative Development, Manitoba

Housing and Renewal Corporation (MHRC), University of Manitoba, University

of Winnipeg and CHAM libraries, utilization of the Co-operative Informational
Retrieval System (COINS), personal interviews, telephone interviews,
mail-back and author retrieved questionnaires. The methodological

techniques empioyed in questionnaire preparation and analysis will be

detailed in Chapter Three.



IIT Research Limitations

There has been a growing trend towards citizen participation in
community or city planning over the last few decades. A specific community
based concern for city planners that will be dealt with in this research
is that of planning housing developments. This thesis will argue that
the housing cooperative development process is one of the best examples of
utilization of users (citizen participation) in the planning of housing sites
and surrounding environments.

A main research limitation was the lack of previous research material
on housing cooperatives. Rose has noted in her investigation of Canadian
housing cooperatives that:

.. .much of the Canadian co-operative experience to date
is either undocumented, written in public relations prose,
or buried in files. It is not readily available for people
to use in developing co-operatives suited to contemporary
needs.ll
She also indicated that when attempting to:
...Create a co-operative information centre within
Pestalozzi's library ~ our efforts at co-op
self-education had convinced us that co-op information
was not adequately accessible anywhere.12
Similarly Craig states:
Canadian co-operatives have been handicapped for the
lack of analytical literature on the theory and practice
of co-operation. This tends to prevent serious study
of the co-operative system and encourages assumptions
that differences between co-operatives and non-cooperatives
have little significance.13
Therefore the author has chosen to concentrate his research on the
Manitoba, Winnipeg - Brandon region.

The vast regional differences in Canada's cooperative development

patterns also qualifies as a limitation. Laidlaw related that different

regions and areas within Canada have different requirements and growth

characteristics. He notes that the variety of growth patterns require
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regional rather than national analysis:

If housing co-operatives add up to a movement in Canada
today, they do so by having little in common among them.
And this is as it should be, for they are based on groups

of people with a wide variety of backgrounds, needs,
expectations and resources, and they are located in urban
environments as different as Vancouver, Ottawa, Toronto,
Thunder Bay, Quebec City and Calgary. The common thread
running through them is clear: group ownership, housing
at cost, non-profit operation, democratic control and
creation of community. In other respects, such as size,
design, auxiliary services, method of management, internal
- regulations and so forth, they differ widely and no two
projects are very much alike. Each group of co-operators
creates its own housing environment; each project takes
on its own individuality; each is a special kind of neigh-
bourhood; each has its problems to solve and difficulties
to overcome.l4

To substantiate this argument for regional rather than national
analysis, the author has also noted that many Canadian cooperatives have
tended to develop on a provincial or regional basis due in part to legis-
lative differences. As a result a standard national growth pattern of
cooperatives has yet to develop.15

The utilization of survey techniques was necessitated due to limited
historical background on housing cooperative development with housing
cooperatives in the Winnipeg and Brandon area used as a representative
sample. The range of housing cooperatives and experience within Manitoba
was viewed as an’ideal laboratory for investigation as the Manitoba
situation provides the opportunity to examine both ex%sting and 'on stream'
housing cooperatives. (It is important to note that Winnipeg was the site
of the first housing cooperative in Canada and was also the site of the
first housing cooperative resource group, CHAM).

To aid analysis the author seperated the housing cooperative develop-

ment process into four stages:



Figure 1 Housing Cooperative Development Stages
A B c D
CONCEPT______ DEVELOPING SURVIVAL LOOKING
STRUGGLE FORWARD

(the initial (the organizing, (the initial (the initial
ground work for information moving in stage, problems dealt
the development gathering and recognition of with, now looking
and organization research, finan- financial and to the future and
of a housing cing, designing organizational details of
cooperative) and building of problems of organization

’ the facility) survival) and membership)

Because it is generally accepted that a strong foundation is necessary
for any cooperative project, this study will focus on stages 'A' and 'B'.
To support this focus, authors such as Laidlaw state:

The evidence shows that, with groups héving little

or no preparation before hand, the chances for

mlsunderstandlng, mismanagement and dlssatlsfactlon
are increased

The primary problems associated with these stages including; time
delays, frustrations and dissatisfactions in organization, planning and
construction delays, will be discussed in chapter four. That it is
important to reduce these problems along with the cooperators perceived

improvements will be demonstrated in chapter five.

IV Synopsis R

This thesis consists of six chapters plus an introduction and a

conclusion. The first chapter City Planning and Citizen Participation -

A Search for the 'Common Good', briefly considers the literature pertinent

to theoreticalAaspects of city planning and citizen participation and

their applications for cooperative housing.

Chapter two, Hou51ng Cooperatives, Theory vs Reality - A Search for

the 'Common Good', considers the literature pertinent to theoretical




-7 =

v aspécts vs the reality of housing cooperative development.

Chapter three, Survey Research Methodology, considers the survey
methodology, along with the sample validity, surveys returned and how
the findings will be utilized.

Chapter four, Cooperators Expectations vs Problem and Issues, reviews

the cooperators initial expectations upon entering the cooperative
development process. It then reviews the realities of cooperatives and

details the problems found in the process.

Chapter five, Improvements to the Cooperative Development Process,
reviews the improvements cooperators proposed to the system in relation

to the problems previously stated.

Chapter six, A Guide for the Systematic Organization of Communication

and Reference Material in the Cooperative Development Process, organizes

the information indicating improvements into a guideline and development

model with pertinent items that should be considered by new cooperators.
The Conclusion reviews the major findings of the thesis, presents

recommendations and suggests future research directions for housing

cooperative development.
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FOOTNOTES TO INTRODUCTION

lContlnu1ng non-profit housing cooperatives are non-profit
corporations in which the residents are the shareholders. "... it is
owned by those who use the services provided - it is housing owned by
those who occupy it - and they own it as a group, sharing cooperatively
the beneflts and advantages, or the losses and disadvantages too as they
come". (A.F. Laidlaw, "Co-operative Housing in Canada", Canadian Labour,
Vol. II No. 3, March 1966, p. 5). The member residents pay a monthly
housing charge to the cooperative on an individual basis in order to
cover the costs. No one member owns his or her individual unit, each
however, has a share in the cooperative. Cull quotes Laidlaw and
says that the term 'cooperative housing' should be differentiated from

‘the term 'housing cooperative'. "The first is a ..... general term

referring to any of the many ways in which people may get together
co-operatively to provide housing for themselves. For example, they
may organize in a do-it-yourself scheme and build houses which they will
own individually ... or they may have houses built for ownership by a
consumers' co-operative of which they are members... or a co-operative
organization may provide some form of housing, e.g. limited dividend,
for some of its members. In all these cases some form or degree of
co-operative may not be the end result. But a housing co-operative is
something different: it is a housing project or collection of housing

. units owned jointly by the people who occupy the housing. The essential

feature of a housing co-operative is joint ownership and control by those
who occupy the accommodation..." (Elizabeth Cull, "The Rise and Fall

of the United Housing Foundation: A Case Study of a Co-operative Housing
Resource Group » unpublished Master of Arts thesis, School of Community
and Reglonal Planning, University of British Columbia, May, 1976, p. 8).

Unless otherwise stated the term 'cooperative' or 'housing cooperative'
will be used to refer to a contlnulng non-profit housing cooperative in
this research.

2

Emerging housing cooperatives refer to housing cooperatives whose
members are organizing, but have not built or moved into this type of
residence.

3 . . . ] .
Satisfaction means a respondent's measuring to a set of criteria
or requirements and fulfillment of a need or want. The satisfactions

‘are explained in chapter five, pages 124 - 131. Also see chapter one,

pages 20 - 23 concernlng user needs and values.

4Cull, op.cit., p. 79.

5Jill Davidson, "Co-operative Housing - A Study of User Satisfactiomn",
unpublished Master of Arts thesis, School of Community and Regional
Planning, University of British Columbia, May, 1976, p. 20.

6Harry Finnigan, "The Role of Co-operative Housing Resource Groups
in Canada: A Case Study of the Co-operative Housing Association of
Manitoba (C.H.A.M.)," unpublished Master of City Planning thesis, Department

-of City Planning, University of Manitoba, January, 1978, p. 38.

7 . . . s .

Resource group, refers to an organization which specializes in the
promotion and/or development of housing cooperatives. (see chapter three,
section III),



8Cull, op. cit., p. 79.
9Davidson, op. cit, p. 21.
1OFinnigan, op. cit., p. 38,

llBonnie Rose, "The New Co-operators", The New Harbinger: Cooperative
Housing Journal, Vol. III, No. 4, November, 1976, p., 11.

12Bonnie Rose, "Proaction, Inc.", The New Harbinger, Vol. IV, No. 1,
February, 1977, p. 37.

lBJ;G. Craig, Co—operatives in Canada, Saskatoon, Sask., Co-operative
College of Canada, November, 1976, p. 1. '

14Alexander Laidlaw, "Housing You Can Afford: We Chose Something New",
The New Harbinger: Cooperative Housing Journal, Vol. XV, Winter 1979,
p. 12, .

i 15From a course given by Diane Saibil, of the Co-operative Housing
Federation of Toronto on "The Role of Board of Directors" on February
1, 2, 3, 1980 at Village Canadien Housing Coop Ltee, Winnipeg, Manitoba.

16Laidlaw, op. cit., p. 59.
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CHAPTER ONE

CITY PLANNING AND CITIZEN PARTICIPATION

- A SEARCH FOR THE 'COMMON GOOD'

We cannot take a single step forward in any inquiry
unless we begin with a suggested explanation or
solution of the difficulty which originated it.
Such tentative explanations are suggested to us by

something in the subject matter and by our previous
knowledge.
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The discussion of participatory concepts and the search for the
' common good'2 in relation to modern theories of city planning and
deﬁelopment are tﬁe basic tasks of this chapter. The theoretical frame-
work for this thesis is based on theories related to these areas that
. were developed from the mid 1930's to the present, with special emphasis
on the last fifteen years.3 However, to see how these theories and con-
cepts mesh 'in the field', various viewpoints on user involvement4 in

the housing planning processS as in other areas of living must be

considered.

I Historical Introduction to Housing and Planning

A, Housing Development and the State: Canada Since 1935

The involvement of government in the housing field has been an im~
- portant factor in the regulation and improvement of employment, regicnal
economic growth and the quality, quantity and availability of wvarious
forms of housing. Donnison, an English housing expert, in his research
on European housing, points out that government housing policy tends to
follow three patterns:6

(1) Assisted Free Market Approéch - as Donnison notes this approach

aims at increasing total housing production:

.+.by way of incentives and institutional reform,
govermment attempts to channel more funds info
housing without concern for the distribution of
the new housing produced. Techniques such as
income tax subsidies, mortgage insurance schemes,
the creation of special mortgage lending institu-
tions, and even direct government lending, redound
to the benefit of those who need help least.’

(2) Social Housing Programs Combined with Free Market Production

depends on the unregulated private market to attend to those who can

afford private housing and intercedes only to aid those who cannot:

Its operations are designed to meet particular needs
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and solve particular problems; and, whether they
consist of building, lending, subsidy, rent con-
trols or other measures, these operations are re-
garded as exceptional 'interventions' - often
temporary interventions - within an otherwise
'normal' system. Thus government is not assumed
to be responsible for the housing conditions of
the whole population, except in the negative sense
of enforcing certain minimal standards for the
protection of public health, and it is not expected
to prepare and impplement a long—term national
housing program.

3) Comprehensive Housing Policies - Donnison states, that at some

stage in the development of_social housing policy, commitments are
broadened which can no longer be deemed as 'interventions' within an other—
wise 'normal' market. Governments, in this stage, shape and control the
market and their housing responsibilities have assumed a national or |
'comprehensive' form. This situation develops when:

...institutionalization and the growth of cities
have reached a point at which considerable savings
can be mobilized for house building, good urban
living standards are in demand throughout the coun-
try, labour is fully employed and additional re-
sources can not be diverted to the housing program
without compensating cuts in other sectors, and
government itself has a well trained and reliable
body of administrative and technical staff at cen-
tral, regional and local levels... To these condi-
tions must be added a constructive sense of crisis,
derived from severe housing problems, and a determi-—
‘nation to solve them.?

The Canadian situation can be included in the second of these three
appfoaches. However, as this thesis will indicate, Canada is quickly

approaching the third stage and will soon have to consider required

comprehensive housing policies.

Canadian Housing and Federal Involvement - 1935 to the Present

This review will focus on the development and role of Canada Mort-—
gage and Housing Corporation (CMHC) in its role as the prime agency for

the federal government in applying housing policy. This review also



- 13 =

illustrates: governments inability to cope with Canadian housing pro-
blems on anything other than a short term basis, the crisis intervention
role of government agehcies and the dissatisfactions of citizens with
past and present.government policies.

The Dominion Housing Act of 1935 was the first major federal effort
in the housing field and allowed joint loans to be made for upper and
middle income housing with financial institutions;lO It enabled govern-—
ment to stimulate housing construction and alleviate some of the economic
difficulties created by the 1930's depression through increasing employ-
ment in the housing constructibn sector.

The National Housing Act (NHA) in 1938, sanctioned government to
enter the field of low income housing. It authorized the Minister of
Finance to permit low interest loans to local housing authorities (pro-
vinces, municipalities and local groups) who would provide low rental
housing for low income familiés.ll However, because of delays in com-

plementary provincial legislation and war time economic conditions, no

. ' 1
units were produced.
In 1940 expansion in Canadian wartime industry...

«..produced demands for industrial workers which
exceeded the supply in many localities and population
shifts were necessary to support the war effort. Thus
new housing at critical centers also became an
essential part of the war effort. No one. at-that time
was firmly convinced that the mushroom expansion
would continue as a permanent part of our cities,
however, and the investment in housing which was
necessary to support it seemed to many a poor risk.
The Federal Government, faced with such a dire need,
overcame its reluctance to provide state-owned housing.
Through the agency of Wartime Housing Limited, one of
the Crown companies created by C.D. Howe, and using
monies appropriated for the Department of Munitions
and Supply, the government embarked on a program for
the construction of inexpensive housing considered at
that time to be temporary in character. In that five
years from 1941 to 1946 over 19,000 housing units were
constructed and psychologically Canadians crossed the
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hurdle of an almost universal abhorrence of the idea

of state-owned housing. The flow of returning veterans,
most of :them clamouring for housing, started in 1945.

By then, government had realized from its wartime housing
experience that direct action could put housing into place
to serve a particular need, and the wartime housing agency
was pressed into service to build houses for veterans.

In 1944, the report of the Advisory Committee on Reconspruction
examined housing needs, set target goals for peace time conditions and
attempted té analyze, measure and begin to meet the low income housing
needs,14 In this same year, to provide for new low rental houﬁing pro-
jects, the legislation was amended to introduce.fedgral assistance for
slum clearance.

To administer the National Housing Act, CMHC was established in
1946. From the National Housing Administration of the ﬁepartment of
Finance CMHC inherited responsibility for the admihistration of joint
loans, the wartime conversion plan, the home improvement guarantee
prograﬁ and the wartime émergency shelter regulations.15 That year CMHC,
in an attempt to increase private housing production developed buyback
guarantees to speculative builders who would construct and sell houses
td veterans. In addition the corporation was empowered to make direct
loans to primary industries for housing.

In 1947, CMHC'S role was expanded allowing it to make direct loans
if a joint loan was not available from aAlending institution. Provisions
were made, in 1948 for guarantees to rental developers and thus a resi-
dential lending role for the corpor;tion began to develop. In 1949, with

the concern for the growing federal role in housing and its cost impli~

cations, the government introduced the first provision permitting subsi-

dized public housing under federal-provincial partnership.16

Dennis and Fish argue that, this continued expansion meant that by

the early 1950's CMHC had ceased to be an initiator, developer and part-
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ner and had moved to become a public funds banker, approving loans for
specific projects.17 This role continued its expansion between 1950 and
1969 and resulted in tgree major legislative amendments and administrative
policy shifts:
| ...the amendment permitted the Corporation to

insure loans by approved lenders for middle income

housing, the 1956 and 1964 amendments broadened the

scope of urban renewal, the 1964 changes permitting

public housing loans to provinces and municipalities

as a substitute for the partnership approach.l8
CMHC's major role after the 1954 amendments was that of an approving
authority for insured loans. After the 1964 amendments, it received
approving authority for public housing loans.

In 1969 the lending pattern for CMHC was reversed from expending
minimal funds or effort on social housing programs to lending approximately
80% of all direct funds for low income housing purposes.19 Even with |
this ch;nge in social housing investment government eﬁphasis continued
to concentrate on programs and structures designed to cajole private capi-
tal into the housing market. However this emphasis continued to operate
without a policy context which would balance, blend and direct the social
housing and market oriented housing thrust20 and, as Dgnnis and Fish state,
by 1972, CMHC had adapted a stric¢tly reactive role to housing and housing
initiatives.2

In 1973 social housing 1ggislation which included regulatidns for
support funding became available through NHA amendments (see chapter two
table III). This legislation, which developed through citizen lobbying
revitalized in part by the Dennis and Fish report, has continued to
evolve but still requires much concerted effort by citizens, bureaucrats
and politicians to result in the development of a comprehensive, long range

policy. As well as affecting the Canadian housing climate, the various

shifts in housing policy also had and will continue to have serious
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- implications for the planning profession as may be seen in the next

section.

B. Canadian City Planning and Citizen Participation - 1940's
to the Present

The history of Canadian city planning can be divided into five periods.
As numerous authors have acknowledged, the third period or "the period of
postwar prosperity has launched what appears to Be a golden age in city
planning."23 .This new planning era, and the éubsequent development of
citizen participation in the planning process, has in part beeﬁ fostered
by the federal government's involvement in the housing sector. As Lemon

"...not until planning was assumed by local government after

states,
World War II did some citizens show longer term interests."24 Rose also
notes that:

It is now clearly recognized that the great majority

of federal-provincial housing projects since 1940

have come about as the result of strong pressure

from a united group of citizens' organizations.25

From the early 1950's to the early 1960's, Canadian city planning

followed the lead of the U.S. and concentrated on urban renewal. As was

the case in the U.S., these programs failed due to their inability to

respond to community goals and interests. These failures forced planners

to incorporate citizen involvement in the planning process. This involve-
ment now plays a large part in American and Canadiaﬁ city planning.

The early and mid 1960's saw the formal emergence of citizens' groups
in the U.S. with values which they sought to impose upon the American urban
landscape. These citizens were seeking an alternative to thevtraditional
a;liance of politicians and entrepreneurs with a new voice which represented

user values in the community. As Axworthy notes:

The idea of community planning in Canada owes much to
the community action programs arising out of the American
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civil rights movements ana the war on poverﬁy of the
Kennedy-Johnson administration. These ideas were quickly
transmitted across the boarder during the mid 1960's and
picked up by Canadians working in the field of social
development.

At the forefront of change was Davidoff, an American planner, who
challenged some-of the preconceptions held by the planning profeésion.27
Davidoff argued that plans prepared for, or by governments, did not
necessarily serve all interests in the city equally well, and that
planners should become advocates for unrepresented interests. Following
this, Breitbart and Peet observed that: '"Since the early ninetEen—Qixties,
many planners of diverse backgrounds have engéged in advocacy work."28

In Canada early efforts to escalate citizen involvement and publicly
recognize citizen concerns did not occur until the lafé 1960's a;d early
1970'3.29 This period saw the increased use of terminology such as 'user
input' and 'participation' in the housing planning process. The use of
these céncepts roused both positive and negative reactions from designers,

planners, elected officials and citizen groups and had special signifi-

cance for the planning proféssion.

II The Planner's Role in the Participatory Process

The role of the city planner in the participatory process is vital
in that the planner serves as an information link between citizens' groups,
the "developer'" and government. As Needleman points out:
Unfortunately, having no direct control over the city's
resources, he cannot prove his value and commitment
to the community by producing actual facilities and ser-
vices on demand. All he controls is information about
the operation of cit8 government and his own training
in planning skills.3

Prior to the development of citizen involvement the city planner's

responsibilities were limited to the physical and locational aspects
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of a local govermment's jurisdiction. As Webber notes, this limited
perspective was derived at least in part from the concept of environ-
meﬁtal and architectural determinism and the belief that paramount

values are intrinsic to the physical city.31 Within this perspective
planners assumea that the physical environment.was the only major determi-
nant of social behavior and a direct contributor to the individual's
welfare. |

When thekplanning profession accepted responsibility for the physical
environment they were also accorded the role qf agents for human welfare.
That is, the prescribed therapy for the various social pathologies was
improvemént of the physical setting.32 Needleman supports this view and
argues:

..;'older' planners tend to express their concern for
urban problems in physical terms. When they set out to
analyze the city's needs, they look at its use patterns
rather than its service systems. The improvements and
solutions_that occur to them involve structures not
programs.33

Based on these assumptions, the planning profession's role seemed
simple and clear at first, but as planning research developed, this role
was gradually clouded by complexity, diversity and uncertainty. Hester
states that after World War II, ﬁany pianning and design theories were
found to be impractical and invalid.34 Theorists began to see that users
would not accept the effects of 'architectural detérmi%ism',35 the planners'
ultimate word or the politician's final decision.

The advent of active citizen participation brought a deeper under-
standing of the.iﬁplications of planning actions and a wide gulf betweén.
the planner and the citizen was recognized. The complexity, remoteness
and mystery surrounding the process by which planning decisions were made,

created concern among citizens. This concern, coupled with bewildering

planning presentations and reports composed of arcane technical language
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aﬁd jargon and the citizens inability to influence planning processes,
created alarm and suspicion vis;a—vis community planning.

In the late 1950's and early 1960's, citizen concerns were expressed
publicly when users began to démand a more individualized approach to
environmental and housing problems through‘public hearings to air their
ideas and values. The physical orientation which had ignored the concept
of neighbourhood changed drastically to respéct social aspects of design;
as planners, designers and elected officials were asked to do a better job
in the creation of quality neighbourhoods and_communities.

The users, however, often perceived site and housing characteristics
differently from the designer.36 To the citizen, housing should not simply
be a rubber stamp based on other developments, but rather, should be consis-
tent with the values and desires of users. These demands are summarized by
Bacon who points out that:

It is no longér accepted that the expert should make
a study of what the people need and then give it to
them. We need to find new ways to release the energies

of the people themselves so that they can play a new
role.37

Despite the growing acceptance of Bacon's view, an important question
seemingly remains unanswered. How do we tap professional and user re-~
sources to yield the best product? Wilson claims that:

...while the devotion of some planners to the concept

" of 'planning with people' - that is, citizen participation
in neighborhood rehabilitation - may be an improvement
over old-style urban redevelopment which ignored or took
little account of neighborhood interests, the enthusiasm with
which the new doctrine is being advocated blurs many important
problems. The most important in these is that 'planning with
people' assumes on the part of the people involved a willing-—
ness and a cagacity to engage in collaborative search for the
common good.3

The search for Wilson's 'common good', placed the onus on the planner
to identify the needs, values and satisfactions of the user. This, in turn

has forced the planner out of his deterministic shell into the world of
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the psychologist, sociologist, political scientist and communications

expert. In short, the planner must consider the total environment.

A, The User and the Housing Environment

The first step in the search for the 'common good' is the mutual

understanding of user needs and values. While Harris notes that, "many

. people 'know' far more than they will ever be able to communicate to

e ae . 3 . . ,
other individuals" 9, there must be a certain level of communication and
mutual understanding among all actors involved in the development process.
Needs may be defined as basic biological and psycho-social require-
ments which must be met if individuals and groups are to survive and
grow. Krech and Crutchfield state:
Needs... are essentially what we might call "deficiency
drives'. They are in the service of removal of unwanted
conditions; their aim is to re-establish a condition of
quiescence, sufficiency, equilibrium, which has been
temporarily disrupted. Needs persist only as long as the
disrupted conditions continue to be perceived.40
Maslow conceptualized five levels of needs, arranged in a ladder, from
'lower needs' to 'higher needs'. Maslow argues that 'lower needs' must
be adequately satisfied before the next need in the hierarchy can fully
emerge in the individual. (note: Maslow indicates that a 'lower need'
need not be completely gratified before the next need in the hierarchy

emerges).41 Maslow then goes on to divide his need hiérarchy into basic

needs and metaneeds. The basic needs are deficiency needs, whereas the

metaneeds are growth needs (note: the metaneeds have no hierarchy and

42 Table I and Figure II1 illus-

consequently can be easily substituted).
trate Maslow's theory.
Maslow argues that metaneeds are as inherent in man as are the basic

needs, and when they are not fulfilled they produce feelings of anomie.43

Maslow also most importantly notes that there is little difference between
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TABLE I Five Levels of Maslow's Needs

‘BASIC ¥EEDS < ?Ss TY_(DEFYCIENCY,
(1) physialogical needs - portatning Avolding of hunger, thirst, oxygen lack, excess
to the body heat and cold, pain, overfull bladder and colon,

fatigue overtense muscles, i11ness and other
dizsagresable bodily states, etc.

(2) safety needs - pertaining to Avoiding of dangercus objects and horrible,
relations with envirorment ugly, and disgusting objects; seeking objects
nocessary to future swvival and security;
maintaining a stsble, clear, certain
emviromment, stc.

{3) balongingness ard love noeds - - Avoiding interpersonal conflict and hostility;
portaining to relations with maintaining group membership, and status:
othar people being taken care of by others: conformin: to

group standards and values; zairdng power ar:
daminance over others, etc.

(4) ostaem nesds - pertaining to Avciding feelings of infericrity and failure
ths gelf in comparing the self withk others or wit: tre
ideal self; avoiding less of identity; avoiding
feelings of shame, guilt, fear, anxiety,
sadness, etc.

META KEEDS

(5) solf-actualization = essential common characteristics are:
(1) Realistic perception of the world.
(2) Acceptance of aslf, others, and the world
for what they are.
(3) Spontaneity in behavior and inner expertence.
(4) Contered in problems rather than self.
(5) Capable of detachment,
(6) Irdependent and self-contained.
(7) Freshness of appreciation of people and things.
(8) Subject to profound mystical experiences,
(9) Identification with the human race.
(10) Desp emotional relations with small eircie
of frierds,
(11) Democratic attitudes and values.
(12) Ability to diseriminate betwsen means ani ends,
- (13) Philosophical rather than hostile sense of
onor.
- . {14) Creativeness. )
(15) Rosistance to cultural conformity.

Figure IT Schematic Portrayal of Progressive Changes of the Five
Classes of Maslow's Needs

‘
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A schematlie portrayal of the progressive changes in relative saliency of

the five main classes of needs as described by Maslow. Note that the peak
of an ealier main class of needs must be passed before the next "higher"

need can begin to assume a dominant role.

. Source: David Krech and Richard S. Crutchfield, Elements Of Psycholozy,
‘New York, Alfred A. Knopf, 1958. p. 627.
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his metaneeds and the concept of values:
In most respects it is difficult to differentiate
metaneeds from values. They have even been des-
cribed as virtues.%4

Maslow's notions of basic needs, metaneeds and thus values, have
been incorporated into the literature on housiﬁg environment and commu-

. . 45 46 . .
nity planning. For example, Cooper ~ and Ward identify human needs which
they similarly ranked on a hierarchy of scale. They argue that shelter,
security, comfort, convenience, socializing and the need to express ome's"
self all rank over the need for an aesthically pleasing environment.

47 48 . s . .
However Feldt ' and Jacobs =~ have identified metaneeds as requirements for
individuals if they are to relate to, or identify with their living en-
vironments.

Human values, like Maslow's metaneeds, are more specific and less
basic than the needs identified previously. French and Bell follow Mas-
lowvian theory in arguing that human values are reflected in those goals
and strivings that relate to the individual's needs and how those needs re-
late to the individual's participation as a member of a group.49 This is
supported by Beaujeu-Garnier who notes, '"Among the 'values' that we must
consider as essential, are the spirit of personal enterprise and the abili-

Y ees w50 -
ty for personal decision.

While human needs can be defined, Warren suggests that consideration
must be given tc the dominant values which guide individuals, groups and
communities in achieving their goals.51 Value systems are unique to indi-
vidual groups and communities and therefore no assuﬁptions about a com-
munity's values can be safely made prior to enacting the planning process.
For example, Hester suggest that locational variables do not govern user

. . s . X 52 . ‘ .
interactions with neighbouring users™  and people consciously choose their

friends, acquaintances and activities based on non-locational factors.
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It is this choice states Hester,.that is of major concern to users of
neighbourhood spac?e.53 _Beck concurs and adds that the use of space
in and around a housiné site varies from neighbourhood to neighbourhood.54

In addition to needs and values, perceived satisfactions are vital
in neighbourhood design. As Turner and Golger note, ﬁ..,the satisfaction
of being able to impose one's own will upon one's habitation outweighs
a number of apparent deficiencies"55 (present in the numerous parameters
of houéing choice). ' ' o

This would indicate that the nature of the setting; its relationship
through interaction with the natural environmént aﬁd safety are cfiteria
not neéessarily of highest value to the user. It is within the realm
of satisfaction that the planner moves from theoretical analysis to the
reality of the user and his community. For example, user satisfaction
according to Kelly is not primarily identified‘with details‘of the house,
but rather with:

(a) placement of the house in relation to other aspects of the

| environment important to the user. |

(b) the degree of the family's adjustment to their environment.

(c) the degree of the family's satisfaction with each other.

(d)v the family's degree of satisfaction with the town in which

they live. .

(e) and the opinion they have of what people think of them:

These criteria correspond directly with the degree to which each
community member identifies with others, and with his environment. For

.Kelly the criteria used to determine what makes a 'good' house, is dif-:

ficult to seperate from that which measures the 'goodness' in a community.

B. The Concept of Community

It is within the concept of community, that Maslovian meta or user
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needs, values and satisfactions combine and interact to create the users
perception of his enviromment. Authors such as Laidlaw note that current.
planning techniques often create 'anti-social' enviromments. He indicates
that:

Mile upon mile of single houses in the suburbs do not

add up to a community, only a collection of dwellings

often sheltering alienated people and lonely indi-

viduals.>’ :

He also notes that the notion of community is not found entirely
in the architecturally planned environments:

The basic concept emerging is that community is
something more than, something above and beyond

a certain geographical area. It is people who are
conscious of having broad control over deciding
their own living environment and life style. It is
people deciding that they have to and want to take
responsibility for shaping a certain kind of
neighbourhood for themselves and their children.

It is people having a deep concern for one another,
of commitment to sharing many things together.5

Therefore, community is not merely a physical development, nor is it
living in physical proximity to other persons. Families in a sub-division
of individual homes or private rental highrise buildings may be a commu-
nity. However, this tends only to be in a very vague and superficial
sense. Many in this territorial community are total strangers and share
little in common. It is only with the growth of decision-making within
the physical enviromment that true community spirit and thus meta needs
seem to develop.

Boulding59 observed that there can be no community without people
having some decision-making power and that it is easier for a small unit
to have some sense of community. Dook similarly states that community
development:

...1s a change in people's attitudes and the growth

of confidence. It is the realization that the common
man has the power to solve his own problems through
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his own resources. Very often the solution to these
problems or the satisfaction of felt needs can be
found in group action.60
In a social setting, where user input is generally not internally
initiated, it is incumbent upon the planner to act as a catalyst in the

generation of community. This new role has, in the jargon of planning,

been termed the advocacy planner.

IIT The Advocacy Planner

In the past, the planning process has not ensured the correct iden-
tification of individual community values, orltappéd the 'people' resources
that afe usually available. A literatﬁre review indicates a lack of focus
in linking the roles of the planner with that of the designer and user.
Despite each actor's differing view of his own and others' roles, those
concerned with housing have thé common goal of creating an environment
which maximizes living opportunities.

Any approach designed to elicit citizen or user involvement should
be subject to continuous scrutiny in order to identify areas for improve-
ment. The stress ;hould be on process and flexibility, as Fraser mentions,
rather than on structures and uniformity. Fraser continues by arguing that
the present reactive, inward looking process needs to be improved as its
evaluation reveals gross inadequacies in meeting new goals and ideas.

Communication on the part of professionals, politicians, entrepr-
neurs or usérs themselves is an essential prerequisite in development of
relevant user involvement. Organization for public and user input will be
required, and its main objective should be to make it easier for input to be
solicited and utilized. If the process is to operate effectively, all
actors must have some commitment to the underlying goal of a planning pro-
cess which utilizes resources within a comprehensive concept of the com-

munity.
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There has been a growing realization among planners that they are
not meeting user needs. This has forced many socially conscious planners
to move outside the 'power structure'. As Needleman points out, some:

...community planners...reveal a total lack of
sympathy with the concept of citizen participation
...these planners define planning in a way that
allows no room for input by amateurs. They see
plamning as a highly technical professional effort
isolated from all political considerations.62

Needleman compares the advocacy planner to traditional planners and

points out that many have:

...traditionally assumed that planning is best

done by trained professionals with a minimum of
participation by amateurs. Community planning,
on the other hand assumes that meaningful plan-
ning requires the participation of those affec-
ted by the plan, however unsophisticated their

views may be.63

Figure III (on the following page) compares the role of the tradi-
tional planner to the advocacy planner in the bureaucratic or administra-

tive structure and illustrates the changing relationship.
Davidoff summarizes the requirements of the planner as an advocate

representing and aiding in the self-actualization of an individual group

or organization.

If the planning process is to encourage democratic
urban government then it must operate so as to include
rather than exclude citizens from participating in the
process. 'Inclusion' means not only permitting the
citizen to be heard. It also means that he be able to
become well informed about the underlying reasons for
planning proposals, and be able to respond to them in
the technical language of professional planners.64

From the community or the advocate planner's perspective:

They (the advocates) are concerned with activating
community residents, linking them up with city hall,
giving them a voice in deciding policies that affect
their neighborhood - in effect, bureaucratic enfran-
chisement. They hold that "you have to work with the
community to get anything accomplished" and "to know
people's needs you have to consult them".65
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Figure III The Planners' Changing

Roles
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This role cannot be realized without citizen or user participation
in the housing and envirommental planning process. Participation according
to Verba and Nic is important, not only because it communicates the citi-
zens' needs and desires to government, but because it has a number of
. . 66 . . 1] . .
direct benefits to the user. Gribbs writes, "...the advantages of citi-
zen participation are clear: a scheme accepted and modified by the people
. . 67 . . .
ends by satisfying them." Similarly, Rothman, after surveying and
‘studying the works of numerous -authorities on groups, concluded that:
Participation in voluntary associations yields a number
of personal internal benefits for individuals who par-
ticipate. ...practitiomners, may increase individuals'
desires to participate in voluntary associations by
demonstrating the benefits of such participation. The
practitioner may also deliberately use participation
to promote greater tolerance of divergent viewpoints,

enhance self-image, an increasing sense of mastery...
and a decrease in feelings of powerlessness.

At the Delos Ten Conference, Halprin cautioned:

The act of participating gives people a stake in their
own future. The input should come at a very early stage
in a project as early involvement means you avoid po-
larization and disenchantment. Chaos can occur in
participation as in any other field unless there is

some systemization. The important thing is to start

at the right time before people become defensive about
their plans. Also, participation always includes
accountability.

These observations clearly point out that 'future' as well as current

: residents in the community, should be actively involved in the planning
process. Therefore the planner must essentially become a link within
a communications interface (see figure III). In this interface the
planner provides an interpretive function through his expertise. The user
on the other hénd, provides credibility for the planner in addition to
assisting in understanding the 'nonscientific' needs of the community.
One avenue in the search of the 'common good' through this interface is
via the housing cooperative development pfocess, the subject of the next

chapter.
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IV  Conclusion

In the search for the 'common good' there is a definite neéd for an
improved planning process which reflects user values, takes suitable
consideration of Maslow's basic needs, is flexible, satisfies the user, and
most importantly provides a structure which iﬁcludes re—-evaluation and
refinement of the process and its objectives. In this way the users at
large will benefit financially, socially and psychologically. In the pro-
cess which utilizes true user participation, the user gains a sense of com-
munity and achievement through understanding. The requisite of course,
is that the professionals guiding a new process must understand its under-
lying coﬁcepts and principles, increase communication, and reduce jargon.

Problems arising in the planning and designing process of housing
cooperatives are similar to those that arise in other community develop-
ments. That is, how to involve the user to increase the information
sharing.and user acceptance in ordef to reduce frustrations, delays or total
rejection of a project. This need justifies further development of re-
search material to guide the successful integration of user values with
user participétion in the housing planning process. The following chapter
will consider the concepts of housing cooperatives in light of the concerns

expressed in this chapter toward the housing environment.
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CHAPTER TWO

- HOUSING COOPERATIVES

THEORY vs REALITY

- A SEARCH FOR THE 'COMMON GOOD'

History has shown that, when necessary, people will
co~operate together to achieve a common goal or objec-
tive. Combining together for defence against a common
enemy is perhaps the most notable example of this phe-
nomenon. Similarly with the development and growth of
cities came a greater and greater need for people to co-
operate - without the widespread acceptance of specific
responsibilities to the state by the citizenry and vice
versa, cities would never have been able to develop.
However, while general co-operation in such areas appears
to have been readily accepted, it is interesting to note
that, almost from time immemorial, man has looked upon
the provision of shelter for himself and his family as
essentially an individual's responsibility. While in
most primitive societies, people often got together
communally to work on agriculturally related activities,
it was uncommon for them to do so when it came to the
construction of housing. Then, as is still generally
true today, "a man's home was his castle" and as such,
he was responsible for its construction.t
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Cooperatives and cooperétive actions'2 have been evident in Canada for
over two hundred years.3 While consumer cooperatives have existed iﬁ
' Canada since 1765, housing cooperatives are a newer phenomena.

Five types of cooperative housing organizations that have been seeded
in the Canadian fabric are: cooperative building (sweat equity), coopera-
tive purchasing, builders' cooperatives, cooperative financing and con-
tinuing housing cooperatives. (see appendix I for a review of each)

The INTRODUCTION of this thesis stated a series of basic research

questions to be answered. This chapter will answer the first of these
questions, that is: |

(1) What is the status of housing cooperatives in Canada,

and Manitoba specifically?

Continuing housing cooperatives in the Canadian and Manitoba set-
ting will be examined. The reader will be familiarized with the under-
lying pﬁrpose, theories; and prerequisites of housing cooperativeé, along
with the realities they are encountering in the search for the 'common
good'.

The 'modern' concept of the world cooperative movement began as a
reaction to rising costs, prices and unscrupulous marketing practices
which were prevélent in England during the early nineteenth century.
The movement, which developed as a tool for the 'work}ng class' to
better their lives, is best exemplified by the Rochdale Equitable Pio-
neers Society, a consumers' cooperative founded in 1844, in Rochdale
England. This group formulated the modern principles and methods of
opefation which have guided cooperatives since that point in time.

In 1966 the International Co-operative Alliance enumerated the
following as being the essential principles oficooperation:

(1) Open Membership — membership should be voluntary and
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available without artificial restrictions for any
social, political or religious discrimination to any-
one who can make use of its services and who is wil-
ling to-accept the responsibilities of membership;

(2) Democratic Control - participation in decision-making
should occur on the basis of equal rights in voting
(one member, one vote) regardless of the extent of
the member's investment;

(3) Limited Return on Capital - cooperatives are not opera-
ted to yield a. return on investment but rather for
the benefit of those who use them. Share capital should
only receive limited rate of interest if any;

(4) Return of Surplus Earnings to Members - cooperatives do
not strive for surpluses, but if they do occur, they
are returned to the members in a way they determine
themselves;

(5) Education - cooperatives should provide for the edu-
cation of members and the general public in the prin-
ciples of cooperation;. :

(6) Cooperation Among Cooperatives - all cooperative organi-
zations, in order to best serve the interests of their
members and their communities, should actively cooperate
in every practical way with other cooperatives at local,
national and international levels.

These principles provide the theoretical basis upon'which cooperatives
should operate and be understood.

Some critics have argued that in practice, these principles are given
only curgbry consideration. Authors such as Valko claim that the princi-

ples of cooperation are only followed in developing countries where coopera-

tives are promoted by the state. He argues that in t@e United States and
many Western European countries, where cooperatives have reached a high
level of development, cooperatives are simply 'economic' institutions per-
forming services for members on a non-profit basis.7

While this criticism has some validity, Lloyd like most Canadian
writers on cooperatives, sees their development as having both a social
as well as an economic basis§ This 'social purpose' becomes evident when

analyzing the Canadien housing cooperative situation.
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I Housing Cooperatives = Theorygand Principles: The Canadian Experience

The available litgrature indicates four reasons for the development
of housing cooperatives in Canada:
(1) economic: housing at cost - minimizes the affordability problem.
(2) social: concept of neighbourliness — development of community
and social activities, help at hand when needed.
(3) responsibility: group and individual ownership - democratic
control in operational decisions.

(4) security: tenure, safety for children.

In theory housing cooperatives combine the positive cooperative fea-
tures of business practices with social objectives, services and activi-
ties. They are a way of approaching bargaining power for individuals
from a perspective of group strength and are a practical method of dis-
tributing profits and losses for the mutual benefit of those involved.

Hdusing cooperativés are composed of éompound complex aspécts of
business versus social considerations, sometimes at odds with each other
in attempt to respect personai and group interests and freedoms. Through
this dualism the members who use the cooperative's services value the

ownership and control of the business, while on the other hand wvalue is

placed upon devéloping social and educational opportunities for the mem-
bers. Although different, their aims attempt to pull together for the
'common good' as many activities that satisfy business interests also
satisfy social and educational aims. Housing cooperatives may then be
seen as a hybrid organization, taking the best from each world and
resulting in sbmething unique and hopefully better.lo

A number of Canadian writers have eloquently articulated the con-
cepts and purposes of the Canadian housing cooperative movement. Housing

4

cooperatives are seen as attempting to accomplish three t:hings:11
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(1) Provide housing developments of good quality, owned
by the residents as a group.
(2) Operate housing projects in such a way that people
will be paying shelter costs they can afford, with
public subsidies for families and individuals who

need assistance.

(3) Develop wholesome, lively and creative communities
for people of all ages.

It has been also indicated that housing cooperative programs follow
a relatively clear philosophy and set of guidelines:12

(1) A housing cooperative on the Canadian model is rental
housing owned collectively by those who occupy it.

(2) It is housing operated at cost by a cooperative whose
members make no individual profit from it, apart from
the advantages of living in it.

(3) The members are responsible for a community development
and run it accordingly to cooperative ideals and
principles.

Pomerleau states that what is:

...fundamental to the housing cooperative concept is the

educational process by which people come together and

prepare themselves for the responsibilities of owning

and running a project. Experience shows there is no way

to circumvent this- process and end up with a viable

successful cooperative community.13
. - cqa1 .

The most important aspect of cooperativism, state Murill 4 and Laid-

15 | ' . ..
law, is the group control over the project not the actual ownership it-
self. A number of authors have noted that cooperatives represent much

. . . 16 - I7 18 :

more than just places to live. To Laidlaw, Valko, Pomerleaun and
. 19 . . s . s s
Pinsky, cooperatives represent a voluntary association of private indi-
viduals for their mutual support and these cooperators are the essential
component of a cooperative.
The cooperators must realize, states Zeddies, that the movement is
for the mutual benefit of people rather than the immediate relief from

economic problems.20 For example Davidson,21 Cull22 and Finnigan23 all

indicate that most people become involved in housing cooperatives primarily
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out of financial necessity. But, as Cull24 indicates, most later become
interested in and committed to the philosophy and benefits of cooperative
living.

The Dennis and Fish report quotes a CMHC memorandum which states in
part:

Perhaps the strongest claim for preferential attitude
towards cooperatives springs from an evangelical point
of view associated with the cooperative movement. The
cooperative movement is based on a genuine admirable
socialistic view that people should be able to conduct
their own affairs for their own well-being, without
the element of private profit and without being pre-
judiced by outside economic interests...22

Laidlaw has commented on the economic philosophy of cooperatives
when he states:

In a society where capitalism is virtually a religion,

we are accustomed to think of all business and essential
services being fragmented among investors, management

and consumers, that is those who own, those who control

and those who use. Capitalism is essentially a disjointed
system, with each of the three elements looking after its
own interest. Cooperatives are the antithesis of this, for
they are enterprises in which owners, those who control and
those who use are all the same people; this is essentially
an integrated system.2

Thus, this antithesis of the capitalistic system attempts to build
an order in society through the utilization of voluntary association
which also demands a new outlook on life for the individual cooperator.
This new outlook as Pomerleau indicates, provides the opportunity in which
to create community environments that are satisfying for the individual:

Social events, participation in decision-making, living

as close neighbors on a common turf, common goals, coopera-
tive projects and services -~ these all facilitate the
development of a sense of community and do away with much
of the social alienation and loneliness otherwise intrin-
sic to contemporary urban living.

Cooperatives for Laidlaw are a way of revitalizing the spirit of

neighborliness and community which has disappeared from many low and

middle income neighbourhoods. He feels that cooperatives create a sense
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of permanence and sociabilityzgnd an environment where citizens have the
. opportunity to pgrticipate fully in the growth and direction of their
community. '

In most Canadian cities, communities are basically collections of
individual home owners having limited community commitments. Neighbours
may only be bound by a set of common ties - church, schools, civic or
service clubs, reéreation facilities, community affairs and government.
However, housing cooperative neighbours, beyond these relations have a
common interest in their home and surrounding environments.

Theoretically the cooperative as a commﬁnity,.develops a mechanism
through which citizens of a social unit can undertake economic activity
"which serves both their economic interests and social well-being. Graham

feels that:

@

...this form of housing is a genuine attempt to forge

a new definition of community ...what this housing is

all ‘about is really the formation of small self-contained,
"democratic" communities.

The concepts of cooperators and their relation to community may be

summarized this way:

Because of the philosophical basis of the association,

which implies the building of community and not simply
housing, it must be accepted that members will not have

the freedom or security given by straight private owner-
ship. On the other hand, they should be assured of
considerably more than is available to tenants, and should
be assured of sufficient power (via the decdision-making
process) within a community context to balance the perso-
nal restrictions. In other words, the individual's power is
extended geographically in that he/she now has real decision
making power over what happens in the whole neighbourhood,
but the power is restricted in the sense that he/she must
make decisions on the basis of the needs of a much larger
population than the household unit.31

Theoretically, a housing cooperative is a business enterprise linked
with a social purpose open to all citizens but 'at arm's length' from the
bureaucracy of govermment. This concept has been adopted by a handful of

Canadians who promote it seriously, enthusiastically and effectively.
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There is to date a limited but growing body of literature available that
reflects the Canadian philosophy about housing cooperatives and sets out

principles unique to the Canadian situation.

11 Housing Cooperatives in Practice: The Canadian Experience

Housing cooperatives are affected by social, economic, political and
cultural forces. Because the movement is in its early stages of develop-
ment in Canada, housing cooperatives are also influenced by inevitable in-
ternal changes that occur during growth.

Dineen notes that, "...the non-profit housing movement, is a chrysalis
attached precariously to the troubled housing market in Canadian cities."32
While the present -influence of housing cooperatives on the Canadian housing
market is minimal and precarious, it represents a new and creative force
which may grow significantly.

Alview of this newrforce is supplied by Laidlaw who views the housing
cooperative movement as:33

(1) gaining in Canadian public interest, though not without 'fuzzy'

thinking‘and attitudes of opposition and indifference.

(2) lacking strong public support and firm, well.understood policy,

legisiation and adequate budgets.

(3) possessing a unique Canadian home-grown flavour where ideas and

methods borrowed from other countries have been combined with
Canadian methods and preferences.

(4) demonstrating flexibility, experimentation, commonalities and

indiﬁidual differences in its pattern of development.

An example of '"fuzzy thinking' on housing cooperatives is that they

are only suitable for the lower or middle class in society. In contrast,

LR

Laidlaw believes that cooperatives are for any group who choosesiﬁhg
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cooperative philosophy to meet their goal or expectations. In fact in

the mid 1970's he observed spans in incomes which avoided the creation

of low income ghettos and high income preserves:

...within one large housing cooperative in Canada,
family income is said to vary from $4,000 to $30,000;

in another 10 percent of the units are reserved for
families elegible for public housing and the cooperative
is acting for the housing authority while providing for
these low income families who, nevertheless enjoy full
rights as members.34

Therefore income may or may not be a determining factor in whether

or not a person chooses to live in a housing cooperative. Personal

preference and availability of this third sector housing, account for the

growing number of cooperators. As well, Laidlaw found housing coopera-

tive members falling into two groups:

(1)

(2)

those who are more or less temporary and hold membership for only
a few years and then move on, either by necessity or preference.
those who hold permanent status and have found the environment

and lifestyle they wish to retain.

Laidlaw divides potential cooperative members into six categories:

(1)

(2)

(3)

“)

...those who prefer to or are obliged for one reason
or another to rent accommodations... Many who do not
enjoy living under the usual landlord-tenant relation-
ship, ‘or who wish to escape the control of rapacious
landlords or the overbearing managers of rental pro-
jects, would prefer accommodations where they share.
proprietary rights with other residents.

Low-income and other disadvantaged people who have weak
bargaining power and little choice in the housing market
will normally welcome the opportunity for membership,
but the terms must match their ability to pay.

Young people who aspire to home-ownership often join a
cooperative while saving money for a down payment on a
home. Some will remain when they find it to their liking.

Many families now in public housing would prefer living
where they have decision-making and community responsibi-
lities, especially if the public housing project carries
a stigma.
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(5) Minority and ethnic groups having difficulties securing
decent rental accommodation would likely f£ind the co-
operative attractive.
(6) ...many senior citizens and couples facing retirement
wish to be relieved of the everyday burdens of home owner-
ship, and would like to sell large homes they no longer
need and move to more suitable accommodation where
they have security of tenure...
These six groups have as their baéic community goals that of offering
a less rigidly structured environment than housing produced and managed
by public and private agencies. Along the way states Laidlaw, '"some will
drop out as they find the self discipline required in a co-operative too
much for them."37 | |
The Canadian approach also deals with society's inaccurate accusation
that cooperators are out to purchase low cost land with public funds and
sell for a profit, for this land will for ever remain in the public dé—
main. (In Scandanavia where over 307 of the housing is cooperative,38
the cooperative concept has formed a framework for a way éf life. Develo-
ping a cooperative for the sake of financial profit is not contemplated).
The public's hesitation to accept cooperative housing is reflected
in political barriers. Both Haire39 and Laidlaw40 identify financing and
land and building acquisition as major problems in the movement that must be
solved before the movement can grow. They argue for example that high
priced land can only lead to high cost housing for the members. This is
contrédictory to the cooperative concept since housing should cost less
for people who are willing to build and run the housing complex. Attempts
to cut costs through the applied expertise of a group is blockaded by
middle men whose objective is to make a profit. Government must assert
itself states Laidlaw, through a partnership arrangement with all three

levels of government to make land available to cooperatives. Presently,

cooperators are accepting an 'interim' solution by leasing public lands
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under special terms for long periods.

Even people who pay for membership in a housing cooperative are
unfamiliar with the concept. Rather they maybe attracted by slightly
lower than market housing charges and then become involved gradually
until they recognize the social reéponsibilities and benefits. Most
'members' however, remain inactive.

_The reality therefore is that a few members assume much responsibility
and gain the benefits of partnership and feeling of community in the ven-
ture. This situation translates into severly compromised ideals for mem-
bers that strive for them, that is only sligﬁtly lower housing charges at
the low end of market, security of tenure dependent on the survival of
the cooperative, too much responsibility‘and a less wholesome, lively
and éreative community than would be possible with even a 50% member in-
volvement under good management. Highly involved members do ho&ever re-—
ceive a 'free' education in how to run meetings, the financial management
of a business and communications with government agencies. As might be
expected, largely because too few attempt to assume responsibility for a
coopérative, the cooperative development process is very prolonged.
Physical development and financial survival must be the priorities and
potential resident education prior to their becoming members seems impos-
sible. Housing cooperatives in the early developmeng stages exist in the
minds of their initiators but not in wide practice. Therefore, in reality,
Canadian housing cooperatives do not operate as effectively and efficiently
as they might. Too many barriers exist to allow cooperators to reap the
valued benefits of the concept without experiencing the hardships of a
pioneer. Both Laidlaw and Pomerleau view the efforts as worthwhile:

A successful housing cooperative is not just so many
units of shelter. It is also a community of people

who have come through a time consuming exercise in
which they have learned to be good neighbours and to
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create something akin to an old-time village within
a city.

Canadian cooperaﬁors are attempting to find acceptable ways to apply
cooperative principles in housing. Canadians, as Laidlaw has observed,
have experimented with new ways to apply a unique combination of British,
Scandanavian and American housing cooperative features in Canada. Fea-
tures co—existing on a trial basis in Canadian cooperatives include: public
subsidies, membership of mixed incomes, internal subsidy-surcharge systemn,
the non-profit element, emphasis on user involvement in planning and de-
sign and the concept of community.

Some examples of concerted efforts in reference to improvement of
housing cooperative structures are supplied in a variety of early reports,
(see appendix II). Authors most concerned with improving the social and
economic benefits of cooperative and non-profit housing include Dennis
and Fish43.

The Dennis and Fish report of 1972 investigated the roles of the féderal,
provincial and municipal governments in reference to low income housing,
examined the relationship between inflation ahd housing, dnd pointed to
problems and suggested solut}ons in public housing; namely assisted home
ownership, rehabilitation p?ograms and cooperative and non-profit housing.
Many recommendations were not new (see appendix II), but Dennis and Fish
maintained that the former recommendations had not be;n aéted upon because
of the laxness of federal and provincial governments. They concluded that
inefficient administration and a lack of social planning are leading to a
housing chaos for low income Canadians.44 (see éppendix IIT for back-
ground to the affordability crisis in housing)

The subsequent changes to the National Housing Act (NHA) legislation

to encourage the growth of cooperative housing resulted in 1973 in the
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. . .4
enactment of new federal regulations to permit the following: >
- non-profit cooperatives became eligible for 100% loans,
capital grants up to 10% of costs, and start up funds
(grants to finance preliminary organizations)
~ the loans could apply equally to new construction or
rehabilitated buildings and if rehabilitation occurred
additional loans and grants were available under a special
rehabilitation program.
'~ members of housing cooperatives became eligible for home
ownership grants and subsidies previously only available
for public housing tenants.
Since 1973, further reports and efforts by cooperators have led to more
changes in NHA legislation along with attempts to develop a better
understanding of cooperatives.
The Haire Report of 1975, summarized the activities of cooperative
- groups across Canada, identified the constraints under which they operated
\ 46
and suggested programs for the development of a third sector. The re-
port concludes that if an established and thriving third sector in housing
is to become a reality, government must become more involved in the physi-
cal delivery of housing and work more directly with communities that are
having housing difficulties.
Pomerleau's 1976 report, considered the various cooperative develop-
ment strategies that had been applied across Canada. (see appendix IV
for a brief review of these strategies). He reviewed housing cooperatives
from a social science perspective of institutional innovation and indi-
cated that:
A co-operative must remain a venture which is
undertaken by the adopters it cannot be an
institutional innovation which is imposed upon
unwilling people.47

In June 1977, the Cooperative Union of Canada, as a reaction to the

federal government's document, The Way Ahead: A Framework for Discussion

and the 1976 October throne speech, stated:

e R



Cooperatives, as representatives of a distinct
economic sector, have developed unique concepts
of social responsibility which minimize the need
for government intervention. Despite the proven
success of these approaches, little attention has
been paid to their possibilities by governments
and other large institutions.

In one of their conclusions they state:
Cooperatives, due to their basic nature are already
experienced with involving people in the economic
and social decisions which affect them. Such expe-
rience is unique at a time when it is increasingly
needed in Canada.

In August 1978, the Co-operative Council of Manitoba reported on
cooperative development in Manitoba and stated that governement had a
special responsibility to cooperatives. This responsibility rested in
the concern that governments have with social and economic development
and the fact that the lives of more than one-third of Manitoba's residents

are directly affected by the activities of all forms of cooperatives (e.g.

credit unions, fishing, agricultural, consumer, food, housing or day care

‘cooperatives).50

In 1978 NHA amendments illustratedAthat the third sector housing
has been selected as the basis for the future federal social housing pro-
grams. The Manitoba Tepresentation and experience was important in influen-—
cing the 1978 éhanges to make them more appropriate for cooperative housing
delivery.51 ‘ .

Thus in recent years experts have recommended cooperative housing as
an alternative to single family, apartment and public housing dwellings.
Since the government enacted legislation in 1973, the housihg cooperative
movement has Been seeded and is beginning to be recognized as a viaHle
option in Canadian social housing policy.

While a policy shift has occured it has not resulted in high growth

in the cooperative sector. As of September 1980, two hundred and fifty
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seven (257) housing cooperatives totaling 13,882 units either existed
or were under construqtion and in the near future 385 Canadian housing
cooperatives with 19,440 units will be in operation. (also see tables'II
‘and ITI). These figures represent minimal growth in cooperative housing
following the 1973 changes in government poliéy. The next sectiqn will
identify why growth of the housing cooperative moveﬁent continues to be
slow. Discussion will center on how cooperatoré may further promote

housing cooperative development through improvements in their own delivery

system.

Table II Statistical Summary of Canadian Housing Co-ops (September 1980)

Occupied " Under Planning  Unknown
Province Construction Status TOTALS
€cOo-0ps units  co-ops  units  co-ops  units ¢O0-0ps CO-0ps units
Newfoundland — — l 1 20 - 2 28
.Nova Scotia 17 254 — — 6 156 — 23 410
New Brunswick | 2 — — 1 94 — 2 96 .
Prince Edward Island | 4 — — — — — 1 4
Québec . 86 2,797 4 135 60 1,472 18 168 4,404
Ontario 59 4,588 10 738 42 2,859 — tid 8.185
Manitoba 13 1271 1 10 — — — 14 1,281
Saskatchewan 3 145 — — l 24 — 4 169
Alberta i5 892 1 150 ° ! 27 — 17 1,069
"British Columbia 38 2226 7 662 16 806 — 6! 3,694
CANADA 233 12,179 24 1,703 128 5.458 18 403 19,740
" OTHER: . .
Mobile Homes . 2 279 — — 3 22§ I 6 504
. Floating Homes ! 60 — — — — — 1 60
. Student Co-ops 12 — — — - - { 13 —
Source: Co-operative Housing Foundation of Canada, From the Rooftops,

The Cooperative Housing Foundation of Canada, Ottawa, Nov. /Dec.
1980, Vol. 7 No. 6, p. 4.

Note: Canada's total occupied private dwelling units is about 7,166,095
units. Manitoba has: 6.5% of the Canadian housing Co-ops, 4.67%
of all forms of Canadian Housing Stock, 0.57 of Manitoba housing

stock is cooperatives.
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Table IIIF Number of Continuing Co~operative Housing Units in Projects

a)

by

Whose Mortgages Have Been Approved by CMHC Under Section
34.18 of NHA Legislation

Canada
"Year 1973 1974 1975 | 19761 1977 19782
Number of - 191 1002 1481 1685 1812 1270
Units

(by year)

By Province

Province Totals

by Province

1973-1977
Newfoundland 11
P.E.I. -
Nova Scotia 160
New Brunswick 6
Quebec 1705
Ontario 24673
Manitoba 998
Saskatchewan : 211
Alberta 303
B.C. 1580

Total 7441

1. Data for 1976 new housing includes 2 loans, 118 units of
elderly persons. Data for 1976 existing homes includes 1
loan for 35 units of elderly persons.

2. Data for 1978 New Housing includes 1 loan for 18 units of
elderly persons. :

3. The difference between this table (table II) and table I, for
example in Manitoba's case, are a few of the earlier co-opera-
tives were not funded under section 34.18 of the NHA legisla-
tion.

Source: CMHC Index, Statistical Handbook, Section B-39(e) 'Mortgage
loans approved for new and existing housing under the
National Housing Act, Canada, by area, 1973-1978, Co-opera-
tives (section 34.18). Dated 2/10/79 (475)
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IITI Closing the Gap — The Delivery System

The theoretical picture of housing cooperatives assumes several
prerequisites including available low interest financing for interim
charges and long term mortgage, land and building'acquisition, a
govermment support of the concept and an efficient delivery system. It
is not the intent of this thesis to dwell on the first three prerequi-
sites though reference is made to them as they.relate to internal aspects
of housing cooperative structure and function. Rather; the delivery sys-
tem or the means and organization to facilitate the cooperative develop-
ment process (from identification of need to end product) will be dealt
with as an internal influence in the movement and will be discussed
below.

Laidlaw finds that the delivery system is the weakest link in the
cooperati&e structure.52 He indicates that priority must be given to a
body ﬁo function as a resource and facilitator for the decision making
‘cooﬁerative members and as a co—or@inator of all development activities
and agencies. Déspite the limited research on resource groups, authorities
agree on their usefulness. Cull identifies four advan;ages of a central
Oor resource group:

D) They relay experiencial learning of one grbup to another and
therefore ﬁrevent each group from expending energy and time re-inventing
the wheel.

(2) They can be the voice for cooperators in submitting proposals
to governmental institutions or in educating the public for example.

(3) They can provide an element of continuity through planning
and development stages of each cooperative.

(4) They could represent the coéperative movement and thereby be in

a better position to negotiate with contractors than would an individual
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cooperative.
Experience warns however that a resource group may be detrimental to
their cooperative groups, unless the organizational structure is in
TSR . e . o4 . ‘
keeping with the philosophy of cooperativism. Haire  emphasized that a
state of subordination (as opposed to domination) should exist for re-
source groups relative to membership with the resource group management
involving input by membership. Cull found that the United Housing
Fedération (UHF), frustrated several individual housing cooperatives by not
meeting expectations. She states:
There are many services a cooperative resource group
might offer; there are many that will be demanded by °
cooperatives. The experience of UHF has shown that
one group cannot provide all these services without
becoming a massive bureaucracy.
Finnigan in his research identified three basic principles leading
to a theory of cooperative housing resource groups. They are:
(1) ...it is virtually impossible for one group effectively
to handle, in a direct manner, all aspects relating to
the cooperative housing development process. (i.e. all
of the activities ranging from the facilitation of core
group formation and cooperative education to the actual
construction of projects)
(2) Viable cooperative housing projects are more likely to be
developed if the formation of fairly autonomous core
working groups is encouraged by resource groups.
(3) 1In order to ensure that members of a resource group all
'pull together in the same direction', they must share
a common commitment toward cooperative -housing as well
as have consensus in their thinking regarding their
organization's role and goals.56
Clearlysidentification of priority goals by cooperators and their
resource groups is essential. Pomerleau concludes that resource groups
can function more efficiently and minimize unnecessary complexity if
they to not attempt to develop their own design or comstruction depart-

ments. Rather, this kind of readily accessible service may be obtained

from the community.5
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As indicated previously, financial concerns often dominate the
minds of cooperative core members during the development stages. If
however, more emphasis was placed on education of incoming members and
on the development of working committees, financial burdens may be
}essened and user satisfaction increased. As well, sound coordination of
committee functions will illustrate to the public that there is economic,
social and aesthetic merit in the‘application of cooperative principles.
‘A  resource group could direct these important committee‘functions by in-
‘forming coopefators of anticipated needs and in this way facilitate a
growing sense of group control and responsibility, community and achieve-
ment.

Another major area of concern for all cooperatives and therefore of
a resource group is public education. éuch education must have two aims:
reducing the stigma currently attached to cooperativé housing; and fos-
tering easier development through more supportive govermment policy. These
kinds of programs, aimed at education of members and the public become
most effective when éll cooperatives are involved in contributing to the
resource group. This is the only way experience can be collated and shared
for the greatest benefit of all cooperatives. The movement is then
strengthengd and the public image improved since the resource group may act as
a liaison bétween all cooperatives and their surrounding communities, other
égencies and government bodies.

If growth in the hgusing cooperative movement is to occur the various
government agencies involved will have to provide the necessary funds
and the financial advice to groups interested in cooperative housing. Lips
indicates that the eventual success or failure of a project depends on
the timely advice and assistance of resource groups and government per-

sonnel.58 Timely advice and/or assistance however depends largely on
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identification of the need for it. Here again a resource group intimately
involved in a cooperative's development may anticipate such needs and re-
duce the costly delays which so often affect the ultimate success of the

cooperative.

Manitoba's Delivery System Development

-Thg formation of an association (delivery system) of like coopera-
tives (e.g. agricultural or credit unions) has traditionally occurred when
the need for provincial centrals for support, guidance and coordination
of development has been voiced by the coopefative members. In the 'tra-
ditional' model the birth of the central takes place when a group of like
cooperatives with expertise or an outside group with expertise in the co-
operatives' particular area of interest is imported.

In the case of a new style of cooperative this model is clearly
ineffective due to the lack of expertise available in the service sector
the cooperative serves. Manitoba is a case in point in that it was the
site of the first Canadian housing cooperative resource group or central
Co-operative Housing Association of Ménitoba (CHAM). Then, in the mid
1960's, it saw the creation of Canada's first continuing housing coopera-
tive, Willow Pérk'Housing Co—op Ltd. (see appendix V which briefly re-
views this reverse sequence). .
The history of CHAM 1960-1980, (see appendix V for a more complete
outline) can briefly be described as an initial "nalve group of people"59
who ventured optimistigally into the housing cooperative field. The con-—
tinuing naivéty of CHAM management resulted in dissolution twenty years
later amid allegations of mismanagement and mistrust on the part of the
individuals it was originally designed to serve. The following list

briefly reviews the history and some of the many problems encountered

or caused by CHAM personnel during its existence.
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1960 - 1973

(1) At thg time of formation of CHAM, govermment, the public

and the cooperagive movement in general had limited knowledge and
understanding of cooperative housing.

(2) The early CHAM lacked knowledge of the housing development in-
dustry, and expertise in areas of cooperative development was not
easily .accessible.

(3) CHAM had no money to buy and hold lénd and no NHA legislation
was available which would allow housing cooperatives to obtain a
blanket mortgage. .

(4) CHAM had not developed community animation and cooperative
education capabilities even by the early 1973.

1973 ~ 1976

(5) CHAM initiated the development and acted as loan instigator

for Carpathia Housing Co-op Ltd. CHAM was nafvely not acting 'at
arms' length' from this cooperative which was against CMHC regula-
tions.

(6) The CHAM tendering procedures and projected costs for Carpathia
Housing Co-op Ltd. were questioned by CMHC. The most important ques-
tioned aspect however, was the lack of an independen£ representative
core working group seperate from CHAM.

(7) In 1974 little revenue was entering CHAM and it continued to
keep and pay a large technical staff, many of whém contributed little
to its'physical operation as a cooperative resource group..

(8) CHAM had a lérge bank overdraft situation in 1974 with the
Central Credit Soqiety of Manitoba (CCSM).

(9) 1In 1974 CCSM took over CHAM and relegated CHAM to a construction

company in order to pay back its debt.
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Thus by the mid 1970's CHAM had lost its original intent to become
a resource group. It had only cultivated the convential capabilities of
a turn-key developer (see appendix IV) which was a subversion of the
original intent. CHAM had attempted to 'parachute' housing cooperatives
into Manitoba with only limited or in some cases no user input. There was
also a great deal of anomosity between the housing cooperatives and CHAM
because of the philosophy and objectives that CHAM held.

1976 - 1980

(10) In 1976 CHAM resumed the role of a full resource group but the

mistrust of the past still prevailed in the minds of cooperators.

(11) In 1978 one Winnipeg housing cooperative terminated their

management contract with CHAM because:

(a) ...the financial accounts were in disarray, bills and
invoices were missing and proper accounting procedures
were apparently not practiced. '

(b) While C.H.A.M. was in charge of the management ...

(of the cooperative) someone in the organization
(C.H.A.M.) neglected to search the land titles for
the property in question. There was, when C.H.A.M.
passed the management of the ... (cooperative) back
.to ... (the cooperative), a caveat which had been
filed against the property in 1968.

(¢) ... (the cooperative was) adamant that in view of the
.facts, C.H.A.M. was being paid for a service, which
to say the least, was poorly performed.60

(12) By 1980 CHAM's deficit position had risen.to some $224,000 and
due to the high risk,the architectural and construction departments
were terminated. Also due to mistrust and the cooperative's non-
support of CHAM management services the deficit continued to rise
with no relief in sight.

(13) Thus CHAM closed its doors in 1980.

Clearly CHAM, over its years of operation has not operated as an

efficient, organized resource group. CHAM's inadequacy in the area of
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member education as well as the excessive length of the development pro-
cess discouraged those experiencing severe housing needs and the result
was a lack of social benefits. It was found that a more systemétic
approach to cooperative promotion and development must be undertaken,

and that change is required so that housing éooperatives will have access
to the assistance théy need. A shorter development process would encourage
volunteers to commit time and energy to the housing cooperative since the
results of their efforts would be more readily apparent and thus the state
of housing cooperatives could be made even more viable in Manitoba.

The only time it seems, that Manitoba had effective 'resource group'
capabilities occured in 1974 when the Co-operative Development Department
(CHDD), a past department of the Co-operative Credit Society of Manitoba
(CCSM) took over the development services of CHAM and instigated three
housing cooperatives in Winnipeg. It proposed one viable method for
housiﬁg cooperative development and suggested twenty-nine steps that a
group should follow in order to bring a housing cooperative into operation.61
(see figure IV) It notes that the process, from initial formation of a core

working group to confirmed full occupancy could take up to twenty-four months

to complete.
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IV  Conclusion

This chapter hag evidenced the evolving theory, philosophy; guide—~
lines and underlying principles of housing cooperatives and their resource
group. Practical application of these in Canada's housing cooperative
movement have been described. A parallel relationship may now be seen
betwen housing cooperatives, city planning and citizen participation in
the area of housing and enviropment. This relationship must consider that
the user mustAndt only be consulted but be intensely involved in the areas
that affect his life and community.

This chapter has answered the first research question:

(1) What is the status of housing cooperatives in Canada
and Manitoba specifically?

It has illustraﬁed that only slight advances in Canadian literafufe
and actual prgject developmeﬁt over the last twenty years have been ac-
complished. Cooperative housing as far as it haé advanced preséntly
only touchesAthe fringe of the Canadian housing fabric. The mere
existénce or need for cooperative housing resource groups in Canada hints
at a resistence in Canadian Housing* to cooperative development. " Cer-
téinly‘today, resource groups are required to help reduce the excessive
length of the development process and increase #he-required educatioh
of cooperatdrs and the public in general.

This chapter also illustrated that the stagesgbrior to construction
of physical facilities were nét soundly éet in the litéréture. It wés
not until following the coﬁprehensiVe review of housing in Canada by
Dennis and Fish (1972) that the federal govermment enacted enabling '
legislation'for éooperative development.

A major question was raised: Can housing cooperatives be part of the

# Canadian Housing means the housing industry as a whole and related
institutions, e.g. CMHC, HUDAC, Builders' Associatiomns, etc...
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Canadian housing fabric and be of benefit to society or are they 'just

housing for the poor'?
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CHAPTER THREE

SURVEY RESEARCH METHODOLOGY

Probably only a small portion of existing knowledge

and experience is ever put into written form. Many
people in the course of their everyday experience

are in a position to observe the effects of alternative
decisions and actions with respect to problems of
human relations.
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The discussion to this point has centered on planning, citizen par-
ticipation and housing cooperative activity in the national and provin-
cial frameworks. The emperical research presented in this thesis has
endeavored to document the insights and experience of the individual
cooperators who have participated in the development of housing coopera-
tives in Manitoba. It is important to know the cooperators' needs, ex-
pectations, problems as well as the successes and failures experienced
by the housing cooperative in order to propose improvements of that
function in éhe future. This chapter will illustrate the methods used
for the data collection, the validity of é%e sample and utilization
of the findings.

The research model used in this thesis is based on a framework pro-
posed by McAfee2 and utilized by Davidson3 in which the opinion of the
user of a program under eveluation is substantial. The rationale be~
hind the adapted model along with the approach used in the emperical

research concerning the questions asked during data collection, methods

of analysis, sample returns and validity will be discussed.

I Research Model

McAfee hés created a methodology in which ‘the user and the researcher

play a major role in all aspects of the evaluation process. However,

unlike Davidson's study which "concentrates on the perceptions and ex-
pectations of Co-op members"4 towards an understanding of user satisfac-
tion, this thesis, beyond considering user expectations and perceptions

of satisfactions, also deals with user perceptions of cooperative develop~-
ment problems and iﬁsights towards their solution. As well, this thesis
considers not only cooperative members but utilizes the experienée and

insights of the resource group and other involved persons in the process.
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This has allowed the researcher to conéider 'both sides of the fence'
in developing the final conclusions and recommendations of this thesis.
The following model (see figure V) illustrates the various steps
in the emperical ;esearch. Following the initial problem definition
and setting of study limitations, a survey was conducted of user reci-
pients and cooperative system delivery agents. Upon completion of data
collection and its preliminary review, a case study of CHAM (the re-
source group or system delivery agent) was utilized. Finnigan in 19775
had used a case study approach to study CHAM as a resource group. How-
ever the basic methodology and approach was somewhat limited as viewed
by the present author. This limitation stemmed from the fact that the

case study pursued from the perspective of those in charge of CHAM at

FIGURE V Evaluation Model
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that time and subtle but important biases crept in as a result of a
limited exposure to 'those who fell in disrepute with the dynasty of
CHAM' .

To avoid these pitfalls the author's case study consisted of a
slightly different focus and considered the growth of CHAM and the
numerous problems that developed for it as a resource group. This
took into account'the views of CHAM employees (past and present), char-
ter member;, éast and present board of directors and other cooperators
‘who had close association with CHAM. The historic relations of CHAM to
housing cooperatives helped to develop an understanding and may relate

to specific cooperators perspectives of their experiences with CHAM.

11 Research Design

A, bThe Tools

In the preliminary research stages (and throughout the research)
most persons enthusiastically shared their ideas, feelings and éxpe—
riences on housing cooperatives.6 It was recognized that interviews
alone would be very time consuming7 and éossibly inadequate as the only
data gathering tool. Therefore four tools were used to ensure a com-
prehensive daéa base was available:

(1) Self-administered questionnaire was developed in order best fo

utilize the time and resources of all concerned. With the'ease of dis-
tribution, less time would be required by the researcher to conduct the
data gathering while at the same time those filling out the questionnaire
could allot their time frame to its completion. In addition this method
allowed for discussion or consultation among family members in order to

reaffirm answers prior to completion and return of the questionnaire;
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and gave the potential chance for respondents to be anonymous (completed
questionnaires could be left by the respondent at CHAM offices, their
housing cooperative offices, mailed to the researcher or picked up at
the respondent's place of work or home).

(2) The follow—dp interview with a representative sample of
respondents from each housing cooperative. This method allowed the re-
searcher to gather greater detail on the development process of each
cooperative and obtain clarification on ambiguous or conflicting state-
ments;

(3) In depth interviews with 'knowledgeable' and experienced per-

sons involved in the early stages of the movement and the individual
housing cooperatives were interviewed after most questionnaires were
returned. This allowed the researcher to review the development‘and
growth of each cooﬁerative and clear up any questions that the author

had regarding contradictory statements or unclear answers; it also gave
respondents the opportunity to discuss sensitive issues in detéil to areas
not considered in the questionnaire potentially pertinent to this thesis.,

(4) Interviews with various persons in government agencies, the co-

operatives and the resource group. This method allowed individuals not
interviewed but involved in housing cooperatives to comment on and rati-
fy the survey findings and conclusions, thus providing for further input

and validity to findings and conclusions.

B. Questionnaire Design

The questionnaire survey (see appendix VI) undertaken during the fall
of 1978 and winter of 1979, may be termed an experience survey or purposive
sample. This method was utilized in order to obtain provocative ideas or

useful insights into the relationships between variables rather than to pro-
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duce a picture of current practices or a simple consensus of best proce-
dures. In this resea;cb a random sample of the gemeral population in-
volved in housing cooperatives was avoided. Instead, respondents for
the survey were found initially through such records as inéorporation
papers and boards of directors lists which identified cooperators high~
ly involved in the development stages. An increasing number of res-
pondents were added when primary respondents and cooperative adminis-
trators recommended others who were highly involved 'people to talk to'.
Respondents with a diversity of experiences from qifferent housing co-
operatives in Manitoba were then contacted.

This 'reputation' sample was not predetermined or rigid, but grew
as the sample wés being surveyed. The sampie was comprised of two
basic groups: CHAM employees and other cooperators outside of CHAM.

The questionnaire was devised to extract concrete illustrations
from the respondent's o@n experience in the cooperative movement. It
was expected that this would enable the researcher to correlate a variety
of experiences and identify individual and prevalent views and insights.

The questionnaire was divided into five major sections. Sections A,
B and C were answered by CHAM employees. Sections C, D and E were
answered by peréons outside of CHAM who were or are presently involved in
the development of housing cooperatives. Each section consisted of
specific and open ended questions. The specific questions gave the
researcher some control and therefore made it easier to quantify answers.
However, Whergver possible open endad questions were used in conjunction
with specific‘questions to allow for alternative choices by respon-
dents.

Section A consisted of six questions which examined the degree of
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involvement and commitment of CHAM employees in various types of co-
operatives. Thi; series of questions illustrated the length of time
CHAM employees were related with housing cooperatives and validated the
personal first hand experience on the observations asked for in the
rest of the survey.

Section B consisted of 40 questions divided into five parts to be
answered by CHAM employees. Part.I (18 questions) questioned CHAM
employees about their views on CHAM's structure, function and their
own and CHAM's relation with emerging and operating cooperatives. It
was expected that CHAM employees, if they wefe involved with other
cooperatives or just through association with fellow employees, could
| relate the needs and problems of cooperators in understanding CHAM's
role, function and the_delivery system.

Part II (5 questions) considered the reasons for and the number
of people who left the process previous to the construction stage. The
impact that resulted from out migration on the particular cooperatives
wés also investigated. It was expected that the severity of the problem
(as stated in the preliminary research) could be verified and possible
methods for alleviation of the problem stated.

Part III (7 questions) considered the amount and kind of informa-
tion that cooperators should have in order to start a cooperative,
as well as the present quality of communications between housing
cooperatives. It was expected that a fairly detailed list of information
needs would ba arrived at including comments on methods to improve the
delivéry system.

Part IV (9 questions) considered the development of housing

cooperatives in Manitoba. It asked for an indication of satisfaction levels

on the development process from CHAM respondents and their perceived
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satisfaction levels of cooperators along with informational require;
ments in the developmgnt process. It was expected that the areas in

need of improvement would be detailed along with the required information
needs by cooperators.

Part V (2 questions) considered the success of CHAM in guiding the
cooperative process to its present level of achievement. It was expec-
ted that the success or lack of success of the present process would be
stated and needs for eyaluation considered.

Section C conéisted of ten questions on the ;ocio—economic_back—
groundé of all ;espondents. It was expected that these questions wopld
supply information for a profile of persons involved in the early stages
of the cooperative development process and would lead, in part, to a
target population to which information on the process could be aimed.

Section D consisted of 14 questions and was similar to section A in
content. The questions examined the cooperators involvement with all forms
of cooperatives. It was expected that this would illustrate the involve-
ment and commitment of respondents to cooperatives and would correlate the
extent of first hand involvement with the observations asked for in the
rest of the questionnaire.

Section E consisted of 35 questions which were divided into five
parts. Part I (3 questions) considered how members became aware of
housing cooperatives and why they pursued cooperative membership. It was
expected that Part I would give the author the expectation levels (reasons
for persons pursuing and moving into thé cooperative).

Part II (9 questions) considered at what stage the members became
involved in the cooperative development process and their degree‘of
involvement. It also considered the satisfaction levels and problems

or issues which developed with various actors in the process. It was



- 74 -

expected that this would verify the cooperators' experience and illus-
trate the associated relations with other actors in the process.

Part III (12 questions) considered the members' satisfaction with
their cooperative experience and possible improvements. It was asked
if they ever considered leaving the process, and if so why. This séc—
tion also questioned the reasons others left the process and the per-
ceived impact on the cooperative of these people leaving. It was

expected thatbthrough this expressed level of satisfaction with the

cooperative experience problems and their possible solutions could be
identified.

Part IV (11 questions) considered the development process stages
and specific satisfaction levels. It also asked which stages required
more information and were the hardest to understand. Through these
questions specific problem areas in the process could be identified.

Part V consisted of one question asking what information should be
included if a manual was to be made available to assist in the develop-
ment process. Itbwas expected that through this question a list of
required information headings could be arranged and priorized. (see ap-

pendix VI for survey questions and letters of introduction).

c. Sample Selection

CHAM employee respondents:  CHAM was the first cooperative housing re-

source group organized to apply cooperative techniques and building
technology to develop continuing housing céoperatives in Cénada.9 Since 1960
CHAM has maintained associations with each Manitoba housing cooperative,
government agencies and the Co-operative Foundation of Canada (CHF). Em-
ployees of CHAM were therefore seen as impoftant resources for the author's
experience survey. The criteria for selecting CHAM employee respondents

were:
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(i) those employed by CHAM in 1978 or early 1979 (at time of
survey).

(ii) those who are currently or were previously involved in the
development process or operation of one or more existing or
eﬁerging housing cooperatives. (See appendix VII for pro-

cedure of respondent selection and giving out questionnaires)

Cooperative Member Respondents: One of the functions of CHAM was

to act in an'édvisory capacity for people who had decided to form a
housing cooperative. Due to the potentially varied perspectives and
vvvvvv insights on cooperative development of these two groups, it was thought
that cooperative members involved in the developmént of one housing
cooperative, at one point in time, may have gained a different set of
views and knowledge from others involved in a different cooperative at
another point in time. Emphasis was placed on finding people involved
in the planning, design and construction stages of the cooperative se~
lected. The selection criteria for these persons were:
ﬂi) those wﬁo.have been involved as members in the development of
one or more housing cooperatives.
(ii) 1individuals who have acted as resource persons for developing
coopefativeé.
(iii) 1long-time active residents in housing cooperatives. Note that
potential respondénts had to meet one or more of these cri-

teria. (See appendix VII for procedure of respondent selec-

tion and giving out of questionnaires)

ITI The Sample

'A. Sample Returns

There were ten questionnaires distributed to the persons who met
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the criteria as CHAM respondents. All ten questionnaires were returned
and only one part of Section C on socio—economic data was deemed too
personal to bevanswered by one respondent.10

There were seventy-nine (79) questionnaires rgturned by past or
present cooperative members of the following thirteen (13) operating,
emerging or dissolved housing cooperatives; Ascot Park Housing Co-op
Ltd., Brandon Housing Co-op Ltd., Carpathia Housing Co-op Ltd., College
Housing Co-op Ltd., New Village Place Housing Co—op Ltd., Pembina Woods
Co-op Ltd., Red Crocus Housing Co-op Ltd., Ross Eacific Housiﬁg Co-op
Ltd., Seven Oaks Gardens. Housing Co-op Ltd., Village Canadieﬁ Coop Ltee.,
Westboine Park Housing Co-op Ltd., Willow Park Housing Co-op Ltd., Wil-
low Park East Housing Co-op Ltd. Respondent association with housing
cooperatives is distributed as follows: 82.2% were members of their
first housing cooperative; 16.5% had been members of two or more housing
cooperatives; and 1.3% had been involved in various boards of directors
but held no membership.

The number of respondents surveyed varied from housing cooperative
to housing cooperative. Respondents who were involved with cooperatives
on a first membership basis varied from one to eleven persons surveyed.
Those who were involved in more than one housing cooperative varied from
one to six persons for any one cooperative surveyed. The largest num-
ber of respondents surve&ed associated with any one particular coopera~
tive was fifteen.

The author was unable to conﬁact‘nine persons mentioned by other
respondents. Ten potential respondents were interviewed but were dis-
qualified by the author. ,The'main reason for disqualification was that

persons were not involved in the stages of cooperative development con-

sidered for the study or they had too limited an involvement to fully
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understand the development stages. One person mentioned, "I have not
had that much experience or background to answer a questionnaire". Also,
there were thirteen refusals to answer the questionnaire. Some examples

of refusals were:

...don't want to talk any further about it. I am no
longer involved with it.

..not interested - filled out too many questionnaires
and never see anything from it.

...could not answer the questions you really want to
know. The others could be a little personal for all

concerned.

...have not been involved for a while and have forgotten
most items you want.

.Therefore of one hundred and twenty-one (121) subjects attempted,
eighty-nine responses were réturnea for a 73.55% average. Other than
'unable to contact' or disqualifications tﬁere was an 87.252 response
rate (89/102) or 13/102 - 12.74% refusal rate. There was a 100% return
rate from CHAM respondents. The response rate from other cooperators
in the field was 79/111 = 71.17%. Other than those who were 'unable

to contact' or were disqualified, there was a 79/92 = 85.89Y% resﬁonse

rate.

B, Sample Validity

CHAM employees including property managers and development, design

and consfruction persons have had a close and unique insight into the
development, organization and operation of housing cooperatives. While
not every employee has been directly involved with every housing coopera-
tive most employees shared their knowledge in regular and special

meetings. Therefore the extensive experience of CHAM employees was
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considered valuable and informative in the author's experience survey.

Cooperative members ekperience ranged from the beginnings of CHAM

in 1960 thru 1979. Alﬁost all these respondents have been illustrated
as highly active in their cooperatives and with CHAM. bata from tables
IV and V indicate that 68.4% of the respondents were or are involved

in the first organizing stages of one or more housing cooperatives and
that 84.87% of respondents were or are involved in the preconstruction

stages of the housing cooperatives.

IV  Utilization of Findings

The results of the questionnaires were coded and compiled on tables
and a complete list of all written answers per question was developed.

The compiled results were analyzed in order to récognize the cooperators'
perceived needs, expectations, probléms, successes, féilures and pro-
posed improvements to housing cooperative functioning in the future.

The written responses were compiled eliminating similar answers,
however the number of similar answers was noted in order to priorize
the numerical responses for any question. The findings were then divi-
ded into problems and issues (chapter four) and insights on how to improve
the situation (chapter five) along with the neéd for and type of reference
material required (chapter six). .

Upon isolation of the study findings (problems and issues, insigﬁts
to improvement) a further set of interviews was set up with key partici-
pants in the processll in order to solicit comments and/or ratification
of these findings as well as to supply a source of feedback to respon-
dents. Completion of .the above process resulted in a series of problems
for consideration and insights to improvements which lent themselves to

further computation into an outline of reference material for the develop-
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TABLE V Number of Respondents Involved in the Various Development
Stages of Manitoba Housing Cooperatives

Development stage Number of % of

involvement of cooperative total Cummulative

members (first or respondents cooperative A

other cooperatives)* involved respondents
1 54 68.4 68.4
2 1 1.3 69.7
3 2 2.5 72,2
4 2 2.5 74,7
5 8 10.1 84.8
6 5 6.3 91.1
7 bx% 5.1 96.2
8 2%%% 2.5 98.7
9 1#dkkek 1.3 100.0

TOTAL 79 100.0

Note: *

see legend on the previous page for details

**% — these four persons (5.1%) were not involved in the development
stages but were among the first to move into the cooperative(s),’
all four persomns are presently living in a cooperative,

- these two persons (2.5%) have had 10 and 13 years experience
in housing cooperatives and are presently living in a housing
cooperative.

#%%% — this person, although not living in a housing cooperative has
acted as a resource person to one cooperative for about six
or seven years and has been actively involved for 25 years in
all forms of cooperatives. '
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ment of housing cooperatives,

\ Conclusion

This chapter has presented the framework within which this research
was undertaken. The methodological procedures, evaluation model and
questionnaire design have been addressed. Illustrated is the high sam-
ple return and sample validity with 84.8% of cooperative member reépon—
dents invoi%ed in the preconstfuction stages of various Manitoba housing
cooperatives. Interpretations of the.results of. this survey shall consti-

tute the subject matter of the next chapter.
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FOOTNOTES TO CHAPTER THREE

lClaire Selltiz et al. Research Methods in Social Relationss New
York, Holt Rinehart and Winston, 1959, p. 55.

2Rosemary Ann (Pickard) McAfee, "Interactive Evaluation: A User-
Oriented Process to Assist Housing Program Reformulation', unpublished
Doctor of Philosophy thesis, School of Community and Regional Plan-
ning, University of British Columbia, 1975, p. 263.

35111 Davidson, "Co-operative Housing - A Study of User Satisfaction)'
unpublished Master of Arts thesis, School of Community and Regional
Planning, University of British Columbia, May, 1976, p. 20.

4Davidson, op. cit., p. 21.

5Harry Finnigan,"The Role of Co-operative Housing Resource Groups
in Canada: A Case Study of the Co-operative Housing Association of
Manitoba (CHAM); unpublished Master of City Planning thesis, Depart-
ment of City Planning, University of Manitoba. January, 1978, entire work.

6In the early stages of this thesis development, a three hour inter-
view was held with four or five CHAM employees to develop a thesis focus
and consider problem areas and development stages of the Manitoba housing
cooperative movement.

7Preliminary estimates for the number of possible persons to be
interviewed were 130 to 140 persomns (13 housing cooperatives times 10
persons involved in each = 130 + 10 CHAM employees involved directly
with the housing cooperatives = 140 persoms).

8Preliminary research indicated that both husband and wife of those
who were married took part in the development of the various coopera-
tives. The respondents were asked to fill out the questionnaire them-
selves first but if they were unsure of any specific areas they could
consult with other family members for those particular questions.

9Building cooperatives had been around since the mid 1930's in Nova
Scotia but CHAM was the first to potentially offer continuing aid and
help develop continuing housing cooperatives (see Appendix I for various
forms of cooperative organizations).

lOIt should be noted that emphasis was placed on informing respondents
that their answers would be treated confidentially (i.e. no one person
would be identifiable in the studies' results).

lKey participants were selected by two means: (i) those who after
being interviewed (CHAM and cooperative members) indicated a great deal
of experience in their housing cooperative. One or two respondents from
each cooperative and the resource group were randomly chosen from those
with the greatest experience. (ii) persons not interviewed before but
were involved in housing cooperatives at various stages in the process
(e.g. CMHC, Provincial Department of Cooperative Development, etCeos)o
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CHAPTER FOUR

COOPERATORS' EXPECTATIONS
vs

PROBLEMS AND ISSUES

...people do not begin to act in new ways until
they have formulated the ideas of them in their
minds... It is simply a fact of human nature
that you do not get what you do not want, and
you do not work for what you cannot imag:i.ne.l
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The intent of this chapter is to present the results of part of the

survey administered to members of thirteen housing cooperative projects,

and the resource group (CHAM) in Manitoba. The INTRODUCTION of this
thésis (see p. 1 - 2)-stated a series of basic research questions to be
answered. This chapter is organized in order to answer two of these
questions, that is:

(2) Do Cooperative Housing Association of Manitoba (CHAM)
employees and other persons involved in housing co-
operatives recognize problems, issues or dissatisfac-
tions encountered during the development of a housing

cooperative?

(5) Is there adequate communication among those involved in
housingvcooperatives?

The findings that will be illustrated in this chapter link
respondents' socio-economic data, cooperative backgrounds, the cooperators®
expectations (that is their initial and continuing reasons for pursuing
cooperative housing) and the perceived realities they saw in the process.
These perceived. realities and their closeness to the actual reality depen-
ded upon the cooperator's degree of involvement, experience in the proéeés
and insights into the problems and needs of other actors in the process.
The perceived and actual realities are related to the question of why
the respondents thought of leaving and their perceptions on why others did
bnot move in or left the cooperative.

The realities will be expanded upon through a more detailed account
of actual problems or issues that were encountered in the process. Al-
though many tables were produced from the data only a few will be presented

in this chapter in order to enhance the readibility.
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I The Cooperators - Expectations vs Realities

"A.  Respondents' Background

Analysis of socio-economic data generated by the survey indicates
that while the initial participants in the housingvcooperative organiza-
tions consisted of a cross section of middle and lower class individuals,

a predominant portion of the population involved in the active leader-

ship of the .cooperative was aspirationally oriented toward a middle class
lifestyle. Significant data illustrated that 76.47% were married. Of

that total 547 were middle aged (30 to 59 years of age) with families,

and 51.87% of those families contained three to five persons per household.‘
The formal educational achievement indicated that 29.27% had university
degree(s) with only 29.2% having high school or lesé education. Also 40.47%
held professional, technical, managerial or administrative ﬁositions. Cor-
_respondingly 23.67% earned over $21,000, 35.9% earned betweén $11,000 and
$21,000 and 25.82 earned less than $11,000.

The sample generation substantiated that the second person in a house-
hold2 was an important consideration. Many respondents referred to spouses
(their own and others) who were active in the cooperative;s development.
Therefore in the analysis these people were considered an important ele-~
ment. The significant data reported stated that 82% of respondents had
a cecond person (adult) in the household (3.47% had no second adult, only
children) 78.17 were female and‘72.6Z were housewives. Alsoc 41.6% were. -
middle aged (between 30 and 50 years of age) with 16.8% having some
university or post graduate education and 37.17% having high school or less
education. Occupationally, 18% had professional or technical occupations,

25.8% had miscellaneous occupations (most of whom were housewives) and
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11.2% had clerical and related occupations. Correspondingly 51.7%
earned less than $15,000; 34;8% earned less than $9,000 and 23.67% earned
less than $6,000.

‘The cooperative member respondents interviewed were actively involved
in attempting to improve, in addition to their economic conditions, their
housing circumstances. Significant data stated that these cooperators
had a variety of experiences in one or more housing cooperatives. That
as well the earliest involvement in housing cooperatives came in 1960
while 78.57% were involved in housing cooperatives since 1974 with 40.5%
becoming involved in 1975. However only 16.57% of respondents were (in
the past or presently) registered members of more than one housing coopera-
tive. Associated with their involvements, 68.47% of all respondents were
involved in the first organizational stages of a housing cooperative and
only 8.97% were not involved in the development stages of any housing co-
operative. (However, three of these persons had 10, 13, and 25 years of .
experience-in cooperatives with two of these persons presently living in
housing cooperatives).

It was considered significant that only 32.9% of the respondents
resided in housing cooperatives at the time of the survey.3 However 53.2%
stated that they preéently hoid positions on their board of directors of
which 41.77% have had three or less years experience. Also 9.97 presently
hold positions (e.g. board of directors) or are directly involved in CHAM
(e.g. committee work) whereas 6.67% have held positions with CHAM in the
past.

Those who have been associated with non-housing cooperatives (55.7%)
have the greatest involvement with credit unions and food cooperatives.

Their involvement spans one to 35 years with 21.5% having held positions
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with non-housing cooperatives in the past and 11.4% presently holding
positions in non-housing coqperatives.

At least one of the ten CHAM survey respondents had been involved
with each housing cooperative involved in present study. Also, eight
of the CHAM respondents had been involved with housing cooperatives from
two to fifteen years. However, only three CHAM respondents have lived
in a housing cooperative, with one person having two to five years'of
residency. Eight CHAM respondents are presently involved with non-housing
cooperatives (credit unions or food cooperatives) for between>ten
toififteen years, as members or on board of direc£ors. In the past,
nine respondents have held membership in non-housing cooperatives, five

held staff positions and two were on the boards of directors.

Therefore those cooperators who started or joined a housing cooperative
in its developing stages were attempting to improve their economic, occu-
pétional and housing conditions with the aid of resource group employees
having cooperative experience. In the pursuit of these desires, coopera-
tive member respondents had certain expectations in the early stages of

their organization, which will be considered in the following section.

B. Member Expectations - The Pursuit of Housing Cooperatives

In the pursuit of cooperatives as an accommodation alternative,
cooperators held a number of expectations. These expectations may be
utilized, in part, to assess the potential characteristics of the average
tenant or member. The following seven priorized reasons were considered
most important by respondents:

(1) economic aspects of housing cooperatives.
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(2) social aspects of the housing cooperative.

(3) housing cooperatives as an alternative to apartment living.

(4) 1limited outlay for upkeep of a cooperative home.

(5) quality of housing better than an apartment.

(6) management control and participation in the cooperative.

(7) housing cooperatives seen as a starter home before purchasing

a single family house.

The reééoné can be subsumed in three categories as arguments as well

as expectations for moving into a housing cooperative.

(1) The economic reasons concerned basic economics, financing and up-

keep. Many stated that they moved into a cooperative because of the in-
creasing costs of home upkeep and ownership, or the rising rents in apart-
ments. It was felt that they would not be overcharged for their housing

in a relatively stable cooperative situation. Others pointed out that no
one family would incur a large financial loss if a mechanical or structural
problem occurred in their home as costs would be distributed throughout

the cooperative. It was felt that this 'housing at cost' was ideal for
those on fixed incomes and a good housing alternative with minimal required
investment.

(2) Responsibility concerned the appeal of democratic control

regarding the future of the cooperative in both the physical and social spﬁeres

(home and community surroundings). Being one's own landlord, along with
.other cooperative members produced a feeling of responsibility and pride
- within the community context.

In addition, the sense of community was particularly important for
harmonious interpersonal and intergroup relations. Some respondents ex-
pressed the concern that 'normal’ suburban iiving (i.e. single family

dwellings) produced feelings of isolation and alienation. Many saw the
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cooperative as a positive alternative social environment.

(3) Regarding the quality of housing, most respondents saw the

cooperative as an opportunity to obtain high quality accommodation with
secure tenure. Many felt that having member input into how their monthly
payment was utilized, increased satisfaction with the already relatively
low housing charges. Also a positive feature was the advantage of apart-
ment style living (e.g. limited capital outlay, professional maintenance
service, moﬁility) without long term financial commitments.

Two groups that found the cooperative appealing were young and older
married couples. Some younger couples stated that their present home was
becoming too small for their existing family and that the cooperative
would be an ideal place for their children. Older couples with children
beginning to leave home felt their home had become too large and the co-.
operative was an ideal solution in the need for less space. Housing
cooperatives were as well seen as a starter home before some respondents

purchased a single family dwelling.

It should be noted that some respondents had initially nafve expecta-

tion levels regarding life in the cooperative. The basic expectation which

most felt were satisfied or would be shortly satisfied (when the projects

were completed) was that of high quality housing which would be at low

end of market. However other initial expectations were not met or were seen

as difficult to achieve. The following section will consider some of the

perceived realities found in the cooperative development process.

1T The Realities and Perceptions — Magnitude, Reasons for and Impact
of People Leaving Cooperative Housing

One of the more important aspects of this research revolved around
the assessment of levels of frustration and/or dissatisfaction perceived

by réspondents involved in the development process. About one-third of
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the respondents indicated that at some point in the process, particularly
during the pre-construction stages, they considered reducing their in-
volvement with the cooperative and in fact knew of individuals who had
terminated their involvement.

The main reason many respondents (45% of those who planned to leave)

""" did not move into or thought of leaving the cooperative after a period of
involvement in the pre-construction and/or the construction stage was
related to time delays in completing the project. For example one person
stated:

I believe the main reason is the length of time.it took
to bring the development to the building stages. Not
too many people can wait three or four years for a place
to move into, as I could not.

Some respondents observed that man& potential members "...weren't
really interested or committed beyond looking for a place with low rent."
Other reasons stated were: the pressures in the developmént process
caused pfessures in their personal lives to leave; poorly run meetings;
the increased expense to live in the proposed coo;erative or small size
of the units; family size too large; family illness; job required moving
or purchased a home.

However of the reépondents who did not move into the cooperative be-
cause of various circumstances, many indicated a readiness to continue
working with the cooperative. The main reason stated for this willingnesé
to sustain a helping hand was a belief in cooperative concepts (see chaptér
two, p. 36 to 39 ahd 45). Also their continuing support stemmed from their past
personal growth and participation. However, fhese respondents could not
agree with the present situation in the Manitoba housing cooperatives or
the cooperatives' development and oréanization was just taking too long

to aid in their accommodation problem. The remainder of this section

will consider the reasons why respondents considered and/or the perceived
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reduction in involvement.

A, The Magnitude of the Problem - Methodology, Estimates and
Implications

To determine the number of people leaving the‘housing cooperatives,
two populations were considered: CHAM employees and highly involved
housing éooperative members of the development stages. Table VI indicétes
high estimates for persons leaving in both CHAM and cooperative members
observations due to the larger number of duplicate perceptions of the
same people leaving. Therefore a method was deveioped to reflect the
numBers involved in order to provide a better understanding of the
magnitude of the problem.

It was assumed that CHAM respondents would know many persons who left
thé housing cooperatiye movement. Therefore, to arrive at an estimated
number of those who left, the following method was employed for evaluating
CHAM responées: |

(i) Review each CHAM respondent, considering their working involve-

ment with each housing cooperative.

(ii) Divide respondents into categéries in relation fo their

involvement with each cooﬁerative.
(iii) Use the highest estimate for any one or combination of housing
cooperatives.

The cooperati&e member resﬁondents were involved in a total of
thirteen (13) different housing cooperatives. It was stated that most had
limited asséciation‘with.ofher cooperatives. Therefore, it was assumed
that the members of any one cooperative knew the same persons who left
and that the most experienced knew more members. To arrive at the number

of persons involved the following method was employed for evaluating

member responses:
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(i) The respondents from each cooperative were categorized together.
(ii) The respoﬁdents from each cooperative were reviewed seperately.
(iii) The estimate from the respondent with the most experience and/or

the largest estimates from each cooperative were used.

The refined estimates for those leaving the development process for
‘ CHAM respondents were 90t to l73t (see tables VI and VII) and for coopera-
tive member respondents were 265t to 392f (see tables VI and VII). There-
fore, considériﬁg the high and low figures from CHAM and the cooperative
members, there was a range of 90t to 392t. (The author's survey of co-
operative members (79) represents 20% to 887% of the estimated to have
left by the two groups of respondents). While duplication from any one
cooperative has been eliminated the reader should note that over or under
estimating may still exist due to ﬁotential inaccuracies in the responses.

These estimates indicate that a fundamental problem exists within

the early stages of the development process. . (For example, the number of
'rentable' cooperative units in Manitoba is 1442, however total vacant
units - 304 on August 1, 1979 and 219 on January 1, 1980). Most if not
all vacant units could have been occupied by those who were involved in

the development stages if all had maintained their original commitment.

B. Why Cooperative Members Left

The next QUeStion that must be asked is why respondents thought others
had left. CHAM respondents stated eight major reasons for people leaving
the development process. (see table VIIa) These, in order of priority
were:

(1) job required moving

(2) purchased a home

(3) development process too slow
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(5)
(6)
(7)
(8)
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housing charges too high
physical‘features of the unit

felt that they could not continue
improvement in financial situation

personality conflicts with other members

Other than the major reason (job required moving) all of the above items

point to some form of dissatisfaction or frustration with the process.

As one respondent noted, a characteristic of the person who leaves is "one

who does not stick with it through thick and thin". This characteristic

could be attributed to a limited cooperative and development process

understanding resulting in a minimal commitment to the cooperative movement.

(It was observed by various CHAM employees, that many who left were frus-

trated and tended not to be good representatives for the cooperatives).

The cooperative member respondents priorized eight reasons for people

leaving the development process. (see table VIIb) These were:

(1)
(2)
(3)
(4)
. (5)
(6)
(7)
(8)

things (the development process) going too slow

job required moving

housing charges too high

felt that they could not continue

imprévement in financial situation

physical features of the unit

personality conflicts with other members

insufficient grasp of what a housing cooperative is/low commit-

ment.

While the reasons are similar to CHAM's, the major item missing is

'purchased a home'. This may be a 'result' and more than likely is not a

reason for persons leaving the cooperative. Rather it is an indication

of dissatisfaction or frustration with the development process.
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s

Further reasons for persons leaving housing cooperatives were:

(1)

(2)

(3)

(4)

(5)

(6)

A few did not like outside agencies, other than the cooperative
controlling things.

Slow action on the govermment's part was distasteful.

The inherent idea that single family housing is better.

Some reasoned that never to be able to own the unit outright as
compared to a house or condominium, was sufficient cause for
lééviﬁg.

Some were used to a higher standard of .living and the cooperative
project was to them like low cost (i.e. public) housing.

One person mentioned that similarly to his own move from a
housing cooperative, others also left as a result of poor design
of the houses, lack of parking spaces or a lack of understanding

and appreciation of the cooperative idea,

CHAM and the cooperative member responses as to why people left the

development stages (see table VII), can be subsumed in three categories -

frustration, dissatisfaction, employment and other reasons.

(D)

Frustration may be seen as either obstructing the satisfaction

of a felt need or the feelings that result from such obstructions4. This

could be closely linked to the survey responses of: felt that they could

not continue with the cooperative in the development stages; pérsonality

conflicts with other members; things (the development process) going too

slow in the member's cooperative; lost interest in the cooperative.

(2)

Dissatisfaction is something that does not bring pleasure or

contentment or fulfill needs, desires or requirements. This could be

closely linked to housing and organization of cooperatives or the indicated

response areas of: location of the cooperative; physical features of the

unit; physical features of the building exterior; housing charges too
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high; cooperatiQe policies.

Two other reasons were considered under this heading. One was addi-
tional family member(s). One person indicated an increase in family size
and was dissatisfied with the amenities and location for his new family.
Only one case was found where the family size had increased beyond the
capacity for housing of the particular cooperative. Most of the other
cases indicating an increase in the family size (one, two or three children)
were not begbnd the housing capacity of the indicatgd cooperatives,

The other reason categorized as a dissatisfaction was the improvement
in the financial situation of the individual. As oﬁe person stated,v"the
cooperative was only a 'way station', as it was inexpensive housing and
a stepping stone in order to help buy a house'". This could be construed
to be a form of dissatisfaction, possibly resulting from a lack of under-
standing of or belief in cooperative principles.

(3) Employment or locational changes to find work, was one of the
most prominent reasons for persons 1eaving, over which the cooperative
had no influence. Table VIII is a summary of perceptions indicating that
a high number of persons did perceivé frustration, dissatisfaction or job
and other reasons as a basis for leaving the development process. Illus-
trated is that 44.3% of respondents perceived all three categories as
being present in other members' reasons for leaving. It as well finds that
each category is equally represented as reasons for leaving the develop-
ment process. The next section considers the impact of people who left

the cooperative development process.

C. Impact on Cooperatives of Cooperators Leaving
The impact of people leaving cooperative housing was seen as some-

what negative. For example 22.8% of cooperative member respondents felt
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TABLE VIII Indications of Frustration, Dissatisfaction and Other
Reasons for People Leaving Housing Cooperatives

Number of Number of % of total
Category CHAM employees' member : member
responses cooperators' cooperators'
responses responses

frustration
indications 0 5 6.3
only '
dissatisfaction :
indications : 0 2 2.5
only ‘ :
job and other
indications 0 : 3 3.8
only
frustration and
dissatisfaction 2 o 11 . 13.9
only
frustration and .
job and others 0 -5 _ 6.3
dissatiéfaction
and job and 1 8 10.1
others
all three present
with at least one
in each category 6 35 : 44.3
— frustration _ ,
- dissatisfaction .
~ job and other
answers left blank 1 10 12.7

TOTAL 10 79 100.0

Note: of the respondents who indicated any of the above categories:
- 56 or 62.97% of all (89) responses indicated frustration as
reason for members leaving.
- 56 or 62.9% of all (89) responses indicated dissatisfaction as
reason for members leaving.
~ 51 or 57.3% of all (89) responses indicated job or other, as

reason for members leaving.
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a negative impact and 24.1% were not sure, whereas only 38.0% felt that
there was no impact from persons leaving. The explanations for respondents'
view of a negative impact was stated as:

Psychologically loss of membership was depressing.

It was very disruptive when people were lost from the

board and found hard to replace. This caused further

slow downs of the development process.

Government inaction caused some friends and probably

other prospective members to shy away from housing

cooperatives, along with causing adverse publicity.

While not particularly relevent to this thesis it should be noted
that a number of respondents indicated that some individuals leaving the
process created a negative public image which contributed to further
probleps in developing a viable membership.

There was felt some severity of impact from persons leaving. For
example the severity was stated as severe by 7.6%, moderate by 15.27% and
12.77% were not sure whereas only 22.87% stated very little or none at all.

The negative impact of persons leaving or thinking of leaving the
process as a result of frustrations or dissatisfactions, point to the
realities that problems can and most likely will occur. The following

section will detail some of the problems found in the Manitoba cooperative

development process.

ITI Problems and Issues in the Process

The evidence of problems, issues or cooperative difficulties during
the development process were revealed for each stage. Aifrequent problem
stated by respondents was that of ineffective communications and direc-—
tional guidance or their absence causing frustration and dissatisfaction

in the process. Typical concerns dealt with: financing, architectural or

technical development, construction, member involvement and interest, com-
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munication difficulties and aspects of completion of the cooperative.
Figure VI illustrates three essential levels in the development process

and the inter relatedness of various actors. The remainder of this section
deals with each of these basic groups: (A) external agencies - govern-
ment, architect, the cooperative's neighbours, other cooperatives and co-
operative organizations; (B) coéperative members; (C) the resource group;

along with (D) the delivery system.

A. Problems in Dealing with the External Agencies

1. Govermment Agencies’

The most difficult and frustrating area for cooperators and the
resource group (CHAM) to deal with was the various government agencies.
Many of the problems were seen to be traceable to the federal government
agency (CMHC) and to a lesser extent to the provincial and civic levels.
There were four basic problems which respondents felt underlay almost all
other related problems for this group (primarily aimed at CMHC). These
are:

(1) The lack of COordinated, cohesive and communicative government
agenéies which resulted in increased time delays in implementing
decisions for a cooperative project.

(2) The lack of ccmplete governmentai understanding of the coopera-
tive philosophy, concept and development process as well as a
lack of commitment to cooperatives.

(3) The lack_of sound well understood government policy, financial
packages or programs and the budget constraints which limited
the cooperative's ability to hire top management early in the
cooperative's life (at the beginﬁing of construction or prior

to it).
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(4) The resistance to cooperative development resulting in part,
from the stréng lobby by private enterprise and the notion that
housing cooperatives will only be permitted to expand on the
condition that they do not even marginally effect the private
(profit oriented) sector.

CHAM for example, stated that they always had to start from scratch
when dealing with each govermment agency and that the development of new
cooperativés has always been difficult and frustrating. Similarly, co-
operators saw the development process lacking a smoothness and conformity
in its relations with government agencies. >Both the resource group and
cooperators found that dealing with unconcerned or 'uneducated' government
officials was frustrating, confusing, emotionally dréining and at times
counter-productive.

Resistance to cooperative development was constantly illustrated by °

"...there was too much 'back stabbing' and

cooperators who stated that,
undermining of hard working cooperative individuals and groups” by govern-—.
ment. CMHC was continually found hard to deal with and cut plans due to
finances, but never stated exactly how much they would allow at the begin-
ning, so plans could be made to fit a budget. As one cooperator stated,
"just as we seemed to be understanding what CMHC was after and their rules
of the géme, CMHC changed them so we had to start all over again".

It was felt that govermment agencies such as CMHC had too much control .
over finances, thus many aspects of the project. Many decisions seemed to
be made in Ottawa on a national basis with limited knowledge of the local
needs and conditions and therefore members were felt to have little input.
The uncertainty of funding and the accompanying delays in the project

resulted, cooperators stated, in the slow &evelopment of membership.

A major problem was stated as government lacking the understanding
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that top management is needed in a cooperative at the beginning to help
smooth out the process. Government seemed only desirous to keep initiai
costs down and did not seem to realize that if top management was in place
at the beginning to set a sound basis for growth, problems as well as costs
¢(including construction over-runs) could be lowered and thus rendering the
project more viable.

Frustration and dissatisfaction was also found by cooperators with
negotiatioﬁé régarding financing and land acquisition, cooperators' pet
projects being turned dowp, insufficient funds available, the time it
took to move from one stage of'development to the next, the time needed
to push through certain decisions, the inaction and indecision of various
government agencies, and the more thén necessary workload added by govern-
ment administrative procedures.

-The Manitoba Housing and Renewal Corporation (MHRC) had limited
direct criticism levelled at it. However upon the authors further inves-
tigation, it was found that many respondents lumped the federal (CMHC)
and Provincial (MHRC) levels of government together. The major problems
found when the cooperatives dealt with MHRC were land and understan@ing
of local needs.

(1) Lan&: Fof three cooperatives (in 1975) when first organizing,

MHRC offered three pieces of land for their use. However MHRC
had originally attempted to use these parcels of land for other
purposes but were unsuccessful (e.g. public housing). These
pieces of land had architects 'attached to them'. MHRC had

an architect do speculative work on these sites for no fee, how-
ever if the project went ahead the architect would get the job.
If the project was unsuccessful,'no matter what happened to the

land (sold, leased or an other proposal) the architect would
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be given the job for the project that was to be developed
on this land. Therefore the cooperative had no choice of archi-~

tects for these cases.

These Wére, according to one respondent, '"left over pieces of
land which MHRC. could not use and they saw a good chance to get
rid of them".

(2) Understanding of local needs: As another responaent stated
”MHRC did not seem to follow our findings with the study of
local needs'". Because the cooperative was leasing the 1aﬁd
from MHRC, MHRC wanted a say in the design. '"They insisted
on a large number of three bedroom units {townhouses) which
were counter to our findings of needs'". A survey of vacancy
rates for Winnipeg and various areas of the city found three
bedroom units or more, with the highest vacancy rates5 and
experience has found these units the hardest to fill. Also the
various cooperatives were not allowed to build more apartment
blocks as MHRC vetoed any attempts along this line. (presently
the cooperatives with apartments have a waiting list for tﬁese
'typgs of units as opposed to townhouses where, in most cases none
exigts).

The Provincial Department of Cooperative Development, it was stated
was always available and helpful even with its limited manpower resources.
' However, it was felt.that more input into the Manitoba cooperative move-
ment was needed.

As stated in the INTRODUCTION (p. 5 many Canadian cooperatives
have tended to develop on a provincial or regional pattern due in part
to legislative differences. As a result of these differences, a standard

national growth pattern of cooperatives has yet to come. However the
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federal governments hopsing policy (as stated in chapter II, p.12), is
quickly approaching the comprehensive form of housing responsibilities.
This dicotomy along with various restrictive governmental operational
policies and procedures, leaves the Provincial Department of Cooperative
Development fighting 'the bush fires' and not guiding or helping develop
the provincial movement.

There were very few comments concerning the municipal or civic levels
of governmént. The only one that was received concerned the lack of
understanding of cooperétives by other than some officials and the time

it took to 'educate' these persons.

2. Architect - Design and Construction

This external area had four basic problems underlying all other
related problems. These were:
(1) A fundamental lack of dialogue between the cooperative and the
architect. |
(2) Some architects were pe;ceived as being inexperienced in
housing design,
(3) The lack of understanding of cooperative ideals and goals by
thefarchifect.
(4) The lack of control of construction cosfs and timing along
with a lack of éonsultafion with CMHC, re budgets, regulatioms,
etc... R
The members felt that the relationship with the architect was very
satisfying (43.0%) or moderately satisfying (31.6%), as they proceeded
through the development stages. waever, about one third (31.6%) of the

respondents saw problems or issues arising when they were working with the

architect in their cooperative. ,
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A number of cooperators found a fundamental lack of dialogue between
the cooperative and the architect with the architect wanting to‘press his
own views over those of the members. Cooperators feit a lack of mutual
understanding of the process and the problems each were encountéring
along with a lack of involvement in the concept stage. This lack of
dialogue resulted in the architect seeming to have control over the de-
sign and making some changes without consulting the cooperative. There
was a feelihg of take over by the architect for at least one cooperative
where most information and recommendations came from him.

Some CHAM respondents indicated that many architects that wefe en-
gaged by céoperatives were normally lacking experience in house design.
Engaging inexperienced architecgs resulted from many cooperatives selec-
ting their own architect without properly checking his expertise. This in
turn led to coordination problems, along with numerous change notices or
orders and subsequent over—-runs in both cost and length of construction
time.

The architectural task difficulties were divided by CHAM respondents
into two parts. The preliminary design stage and the review of other
architects drawings. The difficulty in the preliminary design stage was
seen as a lack of uﬁderstanding of the cooperative nature of the develop~-
ment by both members and architect. By the time the drawings have pro-
gressed to the final stage, in many cases, little input from the coopera-
tive in major architectural decisions had been supplied. There was no early
input and explanation of the potential problem areas which could have re-
sulted in construction savings. But once the design had been completed
and worked through by the board of directors and its architect, changes
or potential improvements were difficult to make.

The assuming of the leadership role by the architect was a conten-
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tious issue and basic to role conflict. This seemed to stem from the
limited experience of the board of directors and the design committee
where it was stated that the board was not being tough enough in sup-
porting its viewpoint. From this it could be summarized that a leader-
ship vacuuﬁ on the board of directors was evident and that there was a
problem differentiating sufficiently between the roles of the directors,
management and the architect. This resulting vacuum, left the manage-
ment duties to the architect in at least one housing cooperative;

The>architect for one project, was felt to be enthusiastic and
willing to listen to suggestions but tended to be unrealistic in certain
issues. For example, the architects seemed only interested in promoting
a unique design at increased cost to the cooperative. In another co~
operative, the architect seemed to have preconceived design ideas along
with limited experience and understanding of cooperative development,
life and goals.

Another area of constant conflict was between the aspirations of
members and the architect in relation to budget limitations. That is,
tailoring the design to meet members' aspirations while sticking to the
budget and CMHC requirements. Conflict was apparent between the design
notions of CMHC with regard to budget and regulations (e.g. size and
amenities) and some of the cooperatives' architects' and members' aspira-
tions. One case resulted in the original designs being rejected because
", ..they seemed too fancy and above members' means'. From CMHC's point
of view as one respondent stated:

CMHC seemed determined not to have monuments to any
architect, even though we, the members of this co-
operative worked the architect to the bone. We some-
times had up to 30 different designs on each aspect

of the design until we were satisfied all alternatives
were investigated and met our requirements.
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The architecture of the buildings it was stated, could have been of
a much higher sfandard. There seemed to be a lack of éupervision of
contractors during construction and a great tendancy to cut corners.
Members felt that too many changes occurred in the building plans due to
errors in architects drawings. In conjunction with this, construction

was delayed.

3. The Cooperative's Future Neighbours

This external area had one basic problem underlying all other
related problems. This was:

The lack of a positive public image for housing coopera-
tives and misunderstandings regarding the concepts and
aims of housing cooperatives.

The cooperative members indicated that the relationship with per-
sons in the neighbourhood was not as satisfying as it was with the archi-
tect. Only 12.7% were very satisfied with 19.0% moderately satisfied
and 31.77% perceiving little or no satisfaction. Many respondents (46.8%)
saw issues arising when they were_involved with neighbours in the develop-
ment stages.

Many of &he issues had their basis in the public image of housing
cooperatives. It was mentioned that at zoning meetings, neighbours were
hostile towards cooperative development enteriﬁg the area. It seems that
opposition usually came from single family dwellings who resented high
density on the grounds of property value concerns. Essentially, it was
expressed that the single family owners did not like rental 'low income’
housing within their.neighbourﬁood. It left an impression of an 'instant

slum' and the immediate down grading of their néighbourhood,
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4. Other Cooperatives and Cooperative Organizations

This external area had one basic problem underlying all other re-
lated problems. This was:
The lack of coordination and contact between housing

cooperatives.

There were strong feelings that support from other housing coopera-
tives was lacking. Only 12.7% of respondents felt that a great deal of
help was r;éeived, whereas 25.37% stated a moderate amount of help and
21.5% stated little and 15.2% said none at all.

The majority of respondents who indicated little, none at all, or
not sure, felt that a lack of direct contact amongst housing cooperatives
existed. One respondent said that his cooperative had problems of their

own and never did have close contact with other housing cooperatives.

B. Prdblems in Dealing with the Cooperative Members

The internal cooperative setting illustrates numerous issues that
may be formed into one basic problem statement and underscored by five
sub problems. The basic problem was:
The lack of top management in the early stages of
the cooperative to help set a smooth coﬁrse for de-
velopment and growth.

The five other related problems to this major problem were:

(1) The initial member inexperience in the cooperative develop-

ment process and the need to increase understanding.

(2) The lack of education and orientation in order to understand,

develop and run a housing cooperative.

(3) The lack of communications and involvement within the

cooperative.,
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(4) The time factor in order to get things accomplished in the
development af the cooperative.
(5) Personality problems among members.
CHAM respondents described the cooperators that they dealt with
in the start up stages of various housing cooperaiives in the following
ways:
They usually need someone to help organize and guide them.
They often lack the ability to think like a cooperator.

Most are unfamiliar with all aspects of cooperatlve housing
and what faces them.

Most are unfamiliar with CHAM and its role.
Most are usually unfamiliar with the govermments' role.
Most have problems 'learning the language' - jargon.

Most have little expertise in judging the capacity of the
architect.

They lack technical skills.
Most lacked any knowledge or ability to market their product.
These observations are critical to understanding the basis of the
problems in the internal cooperative setting. CHAM for example, stated
that the maintenance of adequate communication by both CHAM and the co-
operators was far too much for individuals to handle who lacked communi-
cation expertise with the process being seen as an "incredible drawn out
decision makinglprocedure which needed vast improvement". Many coopera-
tive members through lacking expertise or being unsure of themselves,
seemed to expect too much of their management (board, manager and CHAM)
in the settlement of conflicts and the development of the cooperative.
CHAM as well stated a difficulty in maintaining an on-going interest
and involvement of directors and members of a new cooperative throughout

the development and construction period. The lengthy process and limited
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physical progress for the first two years was seen as a major frustra-
tion. The cooperators were viewed as moving in ispits and starts’.
That is progress went ahead very quickly, then everything would stop
due to an unseen problem. The accompanying frustration and time de-
lays took their toll with blame sometimes being directed, with or
without, cause at CMHC or CHAM.

Memberé in this high pressure, complicated period were clearly
pressed fof'tiﬁe, as the "'cooperative was usually only a small part of
their overall activities in life and demands in other areas competed
for precedence'. This period found many members of each emerging or
operating cooperative developing isolationist tendencies. They tended
to be concerned with their own projects and little time was allocated
for association with other cooperatives to draw upon their expertise.
Association was limited to the initial physical project review of other
cooperatives with limited follow-up inter-cooperative member consulta-
tion. The cooperative member respondents felt that communications and
the lack of cooperative education and orientation were at the base of
their problems.

Concern was consténtly expressed about the lack of involvement of
the general meﬁbership. Most members, it was stated, should have given
more support to the various committees or become more involved in other
ways. Problems occurred when some board members and others who were
'involved' in various committees, accepted positions that they failed to
fill adequately. Thus most of the work was left to a few dedicated per-
sons who were soon 'burned out'.

The lack of interest and involvement by other than a core group
resulted in large part from a lack of coopératiée education and active

recruitment of members where: members were not generally being informed
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on the principles of cooperation; there was a lack of understanding on

what a housing cooperative was; there was the notion that all members had
to do was attend meetings; there was a lack of understanding of the total
picture through limited time allowances to communicate the problems ef-
ficiently and fully inform the boara of directors. Respondents stated

that as a consequence of the many delays and what seemed to be the extreme
time needed to have the project completed, other members or potential mem-
bers lost interest or were generally discouraged from involvement. It

was felt that the extended time factor and the resul;ing loss in enthusiasm
for the whole project resulted from a lack of information (reports not
being on time or available at all and input in ordér to anticipate potential
problems) about the present status of the developmént or information on
specific areas of the development process.

Others saw a constant problem of getting people out to meetings and
informing all members. Many felt discouraged in their efforts to develop
understanding of what was being attempted and what was required to accom-
plish the task.

The reduction of members through resignation was also a problem. A
cooperative, it was felt, could not function properly if it was rum by a
few people who do ali the work. If there is only a core of peéple dediéated
to the cooperative philosophy and a diverse group lookiﬁg for inexpen-
sive accommpdation; the future of the cooperative should be considered in
jeopardy. Resignations were seen as decreasing community stability while
at the same time reducing democratic control and opening the cooperative
to the criticism that it was controlled by a small ‘'elite' group.

Many respondepts stated that there was a lack of efficient decision
making during board meetings (fhe debating‘society syndrome). They saw a

lack of understanding of parliamentary procedures at meetings and strong
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leadership (a stated vacuum on many board of directors) to provide direc-
tion. As a result respondents indicated that arrival at a consensus (or
direction) was a constant concern. They were "all new at this type of
dicision making and everyone just poured their ideas out on what they ex-
pected in the cooperative to live comfortably and reasonably".

Some respondents stated that "no one seemed to get down to earth
and tell the board what committees were required and what must be done by
the membersJ: Due to tﬁis it was felt that a.board really didn't involve
as many people in the original effort as they could have, thus failing to
keep up the high interest.

As a result of the lack of direction, limited information received
about committees that were needed, and domination by one or more outspo-
ken board members (or the resource group CHAM) frustration on the part of
the less.vocal or dominant cooperators grew. Some even felt excluded from
the process.

Another problem was the inability to develop an efficient organization
through setting parameters for design of the development. Many respondents
felt that the design committee members did not have the experience of
living in a cooperative or other types of multi-unit housing to guide them
in their design decisions. Some felt that the basic standgrd of housing-
development suffered and did not meet the needs and desires of all the

individuals involved.

C. Problems in Dealing with the Resource Group

While having examined some problems with CHAM (see chapter two,
section III) this section will coansider CHAM as a delivery agent of housing
cooperatives and the problems that occurred. The cooperators as well as

the resource group revealed one underlying problem:
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The lack of sound management abilities and practices by
CHAM to coordinate and direct operations.

They as well pointed out three other associated problems which
essentially deal with inefficient communications.

(1) A lack of direction, purpose and understanding of cooperative

life and development by CHAM staff.

(2) A lack of leadership and coordinated cooperative education

ébprbaches.

(3) A lack of staff and support funding to coordinate the

delivery system.

There was a relative satisfaction expressed by 65.87 of cooperative
member respondents towards CHAM throughout the development stages of their
cooperative. However, 55.7% of the respondents saw problems arising when
they were working with CHAM in the development of their cooperative.,

Some cooperative member respondents stated that CHAM's reputaticn
was a 'big zgro' with only Willow Park around at that time for help.
Others stated that in their early stages few positive comments were men~
tioned by other housing cooperative regarding CHAM.

Many felt the main problem originated from the way CHAM was set up.
It was stated ghat CﬁAM seemed to lack a definite and perceptible direction,
control, drive or purpose (especially at the staff level). One respondent
stated:

The organization seems to be in a state of acquiescence
with little drive or purpose being instilled into the
organization by its management.
Some respondents felt that CHAM did not aim at housing for people but
rather at mortgage money to pay the salaries for its large staff.
Respondents stated that some CHAM stéff laéked knowledge of;how to

run a business, managerial and financial skills, and leadership abilities
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for guiding inexperienced board members in carrying out the cooperative's
/ and CHAM's objectives. A few staff, it was felt, even required increased
knowledge and understanding of cooperative philosophy. As one respon-
dent stated, "I had a lack of knowledge of how to go ahead and felt that
the resource people knew even less". CHAM employees however, mentioned
that there was no training program for staff other than 'on the job' and
no source for information on successful cooperative developments.

CHAM's staffing procedure were as well seen as a problem. CHAM
staff felt that there was a lack of adequate manpower for the workload.
CHAM respondents related this to the lack of established procedures and .
guidelines. They felt that every step of the delivery process seemed to
require the development of a new system, form, program or procedure. As
well they stated that there was a consistent lack of funding'for staff in
the development area which tended to put a heavy work load on other
stéff and lead tc an excessive turnover resulting in a lack of continuity.
A few cooperative member respondents felt that the lack of informed board
of directors was a direct result of understaffing at CHAM as well as com~
munication problems that resulted from changes in personnel at CHAM,

It is important to note that many respondents felt that time and
energy could héve béen spared if better information was available to the
cooperative as a whole and to its membership individually. Respondents
found a lack of good information available from fhe outset of the develop~
ment process. The inability to obtain the information during the organi-
zational and planning stages was perceived as CHAM wanting to take control
of the cooperative, instead of helping its members. One respondent felt
that based on CHAM's vague development agreement, CHAM was pressuring his
board of directors to make decisions withoﬁt knowledge of the alternatives.

Essentially a trust problem emerged with '"the almost total dependence of
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our organization on CHAM". As well late or non existent reports, problems
of accounting and poor record keeping were identified as needing considera-
ble improvement.

Many communication problems or issues can be traced to the long
development process where "nothing seemed to be happening". It was felt
that CHAM was not letting everyone know what was happening or would be
happening. CHAM gave only limited explanations of the pitfalls and the
process cooﬁerétors were to undertake. As well there were very few
meetings in the early stages of development in which CHAM explained the
process and the potential problems.

When questioning CHAM staff on these points it was evident that there
was poor communications between the cooperative members and CHAM. It was
found that CHAM tended to underestimate cooperatives and perceived that
they lacked both the dedication and the ability to understand and cope
with existing or potential problems. Various CHAM respondents thought that
if the whole truth of the required lengthy and detailed process complexi-
ties were told (e.g. land negotiations, site selection, interior and ex-
terior unit design, site layout, financial negotiations, tendering,
‘construction, etc..f) it would make prospective members anxious and
hesitant to proceed.

However a few cooperators and one CHAM respondent stated that most
CHAM employees had no concept regarding the preparations and presentation
of information on the development process and about CHAM's structure,
constitution and role. Some ﬁelt that CHAM must be explained often and aé
one respondent said, "...one gets mixed up by all the referrals to
organizations by initials only". Many as well felt that the 'education"
program and relevant literature that relatéd to the cooperative members'

responsibilities were in need of greater explanation.
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Turaning from CHAM to other cooperatives,many CHAM respondents stated
that there was only minimal contact and exchange of information between
cooperatives which helped emerging cooperatives. They felt that this
was due to the lack of a coordinating body for the distribution of infor-
mation gained by experienced cooperators. .Cooperafive respondents agreed

with this point and felt that they should have information from other coopera-

tives' experiences so that many delays could have been avoided. CHAM res-

.

pondents however felt that even if a coordinating body existed, the emerg-

ing cooperative usually is so involved with its own development program

that they have little time to consult with established cooperatives. This
again seems to point to the insensitivity of CHAM towards the need of co-
operators along with the inability to organize formally or even informally
a coopefative advisory board to help or even convince cooperators of the
need for such a body.

While CHAM was the delivery agent for housing cooperatives in
Manitoba many problems occurred. It is the intent of the following sec-

tion to briefly illustrate the problems in the system.

D. Problems in the Delivery System

As the pfevioﬁs section points out many respondents felt less than
satisfied with the cooperative delivery éystem. Some saw it as ineffec~
tive and inefficient for the following reasons:

(1) government inaction or slow progress

(2) government agencies changing the ground rules in mid stream

(3) time delays in - land acquisition, financing, rezoning,

construction, £ill up

(4) increased costs due to time delays

(5) dincreased cost due to poor design and construction supervision
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As one respondent stated, "At this point, the form and method of
the delivery for information needs a lot of improvement". Although all
forms of communication methods were utilized in the delivery system, there
seemed to be a lack of consistent coordinated information dispersed in
order to organize a cooperative project. The coéperative member respondents
emphasized the need for greater explanation and guidance through the pro-
cess as indicated in the following table.

-,

TABLE IX Areas Requiring More Explanation and Guidance for Emerging

Cooperators

stages number of times mentioned
initial organization ....iiececencrensesaas 36
early preparations .....c.cesscececncassaces 28
educational Stage ..eevececcsvcccsnnsncseas 29
investigation stage ..voiceerecrrccnccnnass 34
design Stage .eeesteesnccessesasssensosssses 22
building stage ...eeeeesecccersssccacessnsas 1D
Other t.iiiiienieenneenesocesscsnncanssnans 23
refused to anSWer ...viivicricivaccnsanessnes 1

(note: respondents checked all responses that were appropriate)
The specific areas in the development ﬁfocess that respondents
felt were the hardest to understand or achieve were:
(1) the start up stage (investigation and design étages).

(2) the-development of goals and objectives and turning them
into meaningful plans or specifications.

(3) dealing with the legal and govermment departments (negotiationms,
policies and politics).

(4) loan commitments and all financial aspects especially in the
early stages where problems occurred.

(5) the pre-construction stage and acquisition of land, zoning,
tendering of the project, the contract and building specifi-
cations along with problems of working with the architect in
the design stage.

While respondents were relatively satisfied with the material that

was received, many indicated that this was especially insufficient in
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the early stages of development. This lack of material it was stated
"acted somewhat to the detriment (of the cooperative) and may have been a
deterrent (to development) in the early stages'". For example a few res-
pondents indicated that they received just enough information for incor-
poration and with no sense of direction they "floundered for the rest"
of the development process.

The information that was received generally arrived too late.and as
a result reépoﬁdents had a hard ﬁime explaining particular problems to
the members. As one respondent stated "...when we finally received all
the necessary material we were very satisfied with it, but it took in
our case, about two years'. The lack of continﬁous or regular informatioq
lead to some members' dissatisfaction, and.near loss of interest. Some
stated that the only on-going information received were board minutes.
However, one person stated that unless members could make all board .
meetings (which were numerous in the early stages), they knew very little
of what went on.

It should be noted that some respondents stated that they received
a great amount of information (e.g. organizational guidelines and finanj
cial information, slides and speakers on philosophy and other successful
housing_cooperétiveé) and were very satisfied with all information re-
ceived. These persons as well felt that the training sessions, facili-
tators and the Provincial Department of Cooperative Development were
helpful and satisfying. The information that they did receive was seen
as encouraging and enlightening for the cooperators in the development of
their project. The satisfaction resulting from the received information
did not occur from the efforts of CHAM staff. It resulted from efforts
of cooperators going beyond the resource gLoup and directly utilizing
the services of CHF and the Provincial Department of Cooperative Develop-

ment.
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In point form the problems expressed by the cooperators in relation
to the information distribution system can be outlined as follows:

(1) The reality of the situation was held back from the group
(no information on how long the development would take or the problems
they could fall into)..

(2) A few felt that the education was badly planned and executed
and that there was too mﬁch to be learﬁed as they went along and they
were left méstiy on their own.

(3) Too long a time elapsed between meetings and the follow-up
material (e.g. workshops and a manual on how to run a cooperative and

the board of directors - well after they were organized).

(4) There was not enough detail to help anyone and a lot of material

was not touched upon or it was so complicated that no one could follow it.

(5) One person stated that "...too much was thrown at me at one

time and I really did not understand it all, coming in as a layman and a

new board member. A good training session and informed talks were lacking".

and "...information was coming in from too many people and it was often
contradictory".

Thus the Manitoba housing cooperative delivery system has been shown
to be ineffective, inefficient and containing numerous communication pro-

blems. The improvements to the system is the subject of the next chapter.

IV Conclusion

The survey respondents were found to be active cooperators who saw
themselves upwardly mobile middle class citizens striving for improved
housing within an environment that they saw as a viable alternative to
single family dwellings. These persons enéeredzthe housing cooperative

development process with numerous expectations regarding economic aspects
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(lower cost housing), social improvements (creation of quality
communities, social activities and aid when needed), an increased sense
of responsibility (in ownershiﬁ and control) and finally the potential
for increased security (tenure and safety).

However, as stated in‘chapter two, there are differences beﬁween
the potential theoretical aspects of cooperatives and the actual
experiences of cooperatives. Therefore, some of the respondents'
expectationé were met to a certain degree, but various realities or
problems of the cooperative development process decreased or eliminéting
the satisfactions many respondents had hoped for.

One of the primary reasons for the decline in satisfaction levels
were problems in dealing with govermmental and non-governmental agencies,
and actors involved .in the cooperative development process. In
considering the problems stated, one basic theme emerged: the
uncoordinated or limited communication processes existing within or
between the resource group and the cooperative. This lack of

-~

communication seemed to be at the base of many of the frustrations

and dissatisfactions experienced by respondents. For example many

respondents were frustrated or dissatisfied with most government

agencies which.seemed to be lacking coordination, cooperative under-
standing and the ability to communicate useful information concerning
government programs. The cooperative's architects were also perceived

as inexperienced in housing design and were lacking in an understanding
of cooperatives. This seems to be the result of a fundamental lack

of dialogue with cooperators and resulted in many internal communication
problems and a perceived lack of coordination and contact between housing
cooperatives.

The cooperative as well as the resource group also lacked sound
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management abilities and practices to coordinate and direct development.
. There was stated a basic inability to communicaté to the inexperienced
cooperative members what should be done or how to go about it. Thus the
cooperative development system was seen as ineffective and inefficient
with cooperators ill informed, ill prepared and ill managed.

Therefore the six basic tenets upon which cooperative housing is
based: Open Membership, Democratic Control, Limited Return on Capital,
Return on éépifal, Return of Surplus Earnings to Members, Education
and Cooperaﬁion Among Cooperators (see chapter two, p. 36), have been
followed only to a limited degree. For example only a minimal education
of members or for that matter cooperation among cooperatives has occurred.
Also CHAM, as a 'governing body' lacked’ the ability to inform cooperators
and develop efficient housing cooperatives.

It has been illustrated in the theoretical part of this thesis that
housing cooperatives have a great potentialﬂ This chapter reinforces
‘the earlier chapters that show the inability of many leéders of
cooperatives (and this includes CHAM employees) to motivate cooperators
to active participation, to increase the information sharing and to
prepare cooperators to accept delays or communication breakdowns, thus
reducing the level of frustration.

Therefore this chapter has answered principal research question
number two and five in that: |

2) Do Cooperative Housing Association of Manitoba (CHAM)
employees and other persons involved in housing
cooperatives, identify problems/issues or dissatisfactions
encountered during the development of a housing

cooperative?

(5) Is there adequate communication among those involved
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in housing cooperatives?

The next chapter will consider improvements oOr 'solutions' to the

stated problems and issues of this chapter.
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FOOTNOTES TO CHAPTER FOUR

lAlexander F. Laidlaw, Housing You Can Afford, Toronto, Green
Tree Publishing Co. Ltd., 1977, p. 205.

2The survey indicated that most children of the families surveyed
were either under 16 years of age and not active in the cooperative or
had moved out of home. However in most cases the second person (adult)
in the households surveyed (spouse or roommate) had an important imput
into the development of the cooperative and were an important factor
to consider.

3A third of the people who are presently living in a housing
cooperative is not completely explicit of the situation. This number
only represents the cooperatives that are operating, that is five co-
operatives. There are as well, four cooperatives that are at various
states of the development process and one that has, in the past, ceased:
its development process. Also there are two cooperatives that have just
opened for occupancy (late fall 1978 and early winter 1979). One housing
cooperative, a student housing cooperative, has by its purpose and bylaws,
a population that is transient with a limited population life span. There
is therefore a high probability that the number of persons surveyed, who
are not living in housing cooperatives, could be moving into their coopera-
tive in the near future.

4Julius Gould and William L. Kobb, eds., A Dictionary of the Social

Sciences, The Free Press, New York, 1964, p. 276.

5Canada Mortgage and Housing Corporation, '"Winnipeg Apartment
Vacancy Survey: A Semi-Annuel Apartment Survey conducted the first two
weeks of April 1979", typewritten, Jume 1979, Tables I, III, V.

6It should be noted that the Provincial Department-of Cooperative
Development was organized under the past Manitoba New Democratic Party
in the early 1970's. The need and required backing has been recognized
by the present Provincial Progressive Conservative govermment due to
the vast divergence of all forms “of cooperative ventures in Manitoba
(see chapter two, p. 48). ' '
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CHAPTER FIVE

IMPROVEMENTS TO THE

COOPERATIVE DEVELOPMENT PROCESS

Cooperation is not an easier way of doing things. It is a
harder way by reason of its democratic methods. It is
worthwhile, not on the grounds of ease, but because of

its humanism and because it is fair  and equitable ... It
requires the same amount of knowledge, the same skill and
ability, the same loyalty and discipline and the same indus-
try and attention that any other form of business of the
same sort requires...
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The intent of this chapter is to present the results of part of
the survey administered to members of thirteen housing cooperative pro-

jects and the resource group (CHAM) in Manitoba. The INTRODUCTION to

this thesis posed a series of basic research question. This chapter
is organized in order to answer four of these questions. That is:
(3) Do ﬁarticipants of the cooperative movement propose
methods to alleviate any stated problems, issues or
diééatisfactions?
(4) Do Cooperative Housing Association of Maﬁitoba (CHAM)
employees and other persons involved in housing co~-
‘operatives recognize satisfactions encountered during

the development of a housing cooperative?

.3(6) What communication lines need to be established

to alleviate any inadequacies?

(7) 1Is CHAM, as a resource group, in a position to

assist emerging cooperatives in their effort to
establish an improved communication system?

The survey findings illustrated in this chapter attempt to gain
insights from those who have experienced the development process. The
satisfactions perceived by cooperators will be reviewed first in order
to establish a foundation upon which the problems stated in the previous
chapter may be answered and recommendations for improvement proposed made.
The remainder of this chapter will be divided int§ three areas for consi-
deration of possible improvements: . dealings with external agencies, inter-
nal organization and dealings wifh the resource group. (see chapter four,

p. 103 for model)
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I Satisfactions in the Development Process

As a basis for proposing improvements to the cooperative develop~
ment process, perceilved satisfactions within a process must first of all
be considered. This survey indicates that most cooperators (77.2%) were
satisfied with areas in the deveiopment process and 59.5% found areas in
the process which dissatisfied them. However, satisfaction with the whole
process seemed to be mixed, with 22.87% very satisfied, 38.07% moderately
satisfied and 17.8% perceiving little or no satisfaction.

Most of the satisfactions for cooperators were gained from participa-
tion in the cooperative, which resulted in personal growth, seeing the pro-
ject grow and the growing realization that cooperatives play an important
role. (see chapter one, table I, p. 21 and the notions of Maslow's meta
needs of self—agtualization). For example:

- many respondents‘felt that cooperatives provided the best opportunity

of doing the most good for the greatest number of people.

- many felt that "to see the cooperative grow from just an idea to a

reality seems very pleasing".

~ having constructive participation in the cooperative's decision

making process.

- participafion in the planning and design of the cooperative with

the architect and feliow members at the committee and board level.

— being constantly informed of the cooperatives progress and finances.

- having constant feedback on ideas for the cooperative's develop-

ment with input of members in the process being used and/or con-

sidered.

Although not mentioned by a majority of. cooperators, other satis-
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factions mentioned by a few (or just one respondent) were also impor-

tant. These 'lesser' mentioned satisfactions were:

- cooperators felt good that no one individual could control

everything.

- working and personally growing with a like minded group of

people.

- improving awareness of property development and management

practices.,

- that the members worked well together and in return for their

hard work saw something grow from an idea to a physical and

social reality.

- the successful democratic operation of the cooperative resulting

2in the involvement with a well organized group.

— the sincerity of the executive and architact in the develop-

ment process.

- the cooperative was ahead of schedule both in construction and

occupancy and is attractive and well designed.

It should be noted, that many of the stated satisfactions also

appear as dissatisfactions or problems in the previous chapter. These

previously stated problems and the restatement as satisfactions by

cooperators make it imperative that the cooperative development process

consider eight essential aspects if it is to achieve success. These

are:

(1

To have constructive participation in the decision making process

by all members (with open and up to date information available to all

members).

(2)

To have constant feedback in all areas of decision making.
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(3) To have policies, procedures, goals, etc... set by members
and carried through by management.

(4) fo.have a good atmosphere for members to work together during
the éooperative development (friendly, open and honest).

(5) To have knowledgeable members develop satisfaction in the
development process.

(6) To have well organized board and other meetings which allow
éll members ﬁb pérticipate in these meetings efficiently and effectively.
(7) To seek help from all external sources and to encourage the

 input‘of experienced persomns.,

(8) To anticipate and limit time delays wherever possible.

1L Perceived Improvements
p

A.  Improvements for Dealing with External Agencies

1. Govermment Agencies

Thg perceived iﬁprovements fell into four areés for CMHC:

(D CMHC, it was felt must start giving cooperators the same break
that it gives the private development industry without usurping
cooperative powers of self-determination.

(2) The federal government must develop 'greenhouse legislation
and policies' that are supportiQe of houéing cooperatives. That
is set the atmosphere for the dévelopment of housing cooperatives
but do not dictate to, restrict or force housing cooperatives.
(3) Needed was closer cooperation between important bodies (CMHC
and MHRC). Both, it was indicated thrive on red tape and seem

to offer only lip service to cooperatives.

(4) The improvement of CMHC @rograms with clear government policy

and the reduction of irrational restrictions imposed by CMHC, along with
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having the development of a standard national financing program.

In addition strong management in the early stages in each coopera-

tive must be encouraged to develop in order to set it on a sound

and solid base (physically, cooperatively an& policywise).

(5) The budget for a cooperative should be set in the very early

stages of development with members having more freedom to allo-

cate resources.

(6) The"CMHC home office in Ottawa as well as the CMHC regional of-

fices must be truly supportive of housing cooperatives in all regions

of Canada, and should provide mechanisms for decision making at the
local level, this alleviating many existing problems.

At the Manitoba Provincial govermment level, a number of improvements
were stated even though much credit was given to the Provincial Department
of Cooperative Development for its work with housing cooperatives. It was
felt that this department must expand its working role with cooperatives,
especially housing cooperatives and move beyond their role of putting out
'bush fires' when cooperatives get in trouble, to the encouragement of the
growth of a "cooperative forest'. (It should be noted that the 'bush fire'
policy is set by the provincial government and policy changes as stated in
the following reéommeﬁdations must occur at this level). A number of ways
stated to accomplish this were: (the first recommendatioﬁ is addressed
to the Manitoba Provincial Government)

(1) The Manitoba Provincial Government must develop 'greenhouse

legislation and policies that are supportive of cooperatives. That

is, set the atmosphere for the development of housing cooperatives

but not dictate to, restrict or force housing cooperatives.

(The following recommendations are addressed to the Provincial Department of

Co-operative Development, some of which require government policy changes
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és stated iﬁ recommendation #1).

(2) Through the Department of Co—oﬁerative Development, to organize a

newsletter about and for the Manitoba cooperative movement. The basic

aims of this publication would be to increase public and govermmental

awareness of all forms of cooperatives and their importance to the

province.

(3) The Department of Cooperative Development should actively assist

in coordinafing a program to promote standardization of legislation

and cooperative financial regulations and programs at the provincial

and federal levels.

(4) The Department of Co-operative Development should take on a
greater role in the development of new cooperatives, i.e. not to fight

the 'bush fires' but to build a strong provincial movement through

actively encouraging the development of new cooperatives.

- (5) The Department of Co-operative Development, beyond being auditors,
financial controllers and the register for all cooperatives in Manitoba,
should take on an active role as financiers with the financial backing
of CMHC and the federal government. (CMHC and the Department of
Co~operative Development set the initial budgets, regulations, etc...
and the Depértment of Co-operative Development supervise the develop-
ment pfocess as financial and managerial consultants.

(6) The Provincial Department of Co-operative Development should be the
prime link between the federal government (CMHC) and the indivi&ual
housing cooperatives in the development to early obcupancy stages.

The department should act as financial controllers, interpreters and
advisors of financial programs, regulations, procedures and illustrate
the effect of each aspect to the cooperétors concerning their project.

(7) The Department of Co-operative Development should actively offer
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managerial support services to cooperatives - advice, encourage and
offer cooperative managers training courses for every cooperative in
.conjunction with Co-operative Housing Foundation of Canada (CHF).
(8) The following is a general recommendation addressed to the
Department of Co-operative Development. The Department of Co-opera-
tive Development should actively increase the efficiency and effec-
tiveness of cooperatives at the provincial level.

.

2. Architect - Design and Construction

There are five perceived improvements needed for this area as stated

by the respondents. Essentially what was called for was tighter control
on all aspects of the architectural and construction process along with
stronger cooperative leadership. For exaﬁple:
(1) It was indicated that competent architects who were able to
produce full working drawings so detailed as to eliminate the very
large number of change notices or orders occurring on projects should
be hired.
(2) It was felt that stricter control or better suﬁervision of the
building process, contractors, subcontractors and trades and less
of a tendaﬂcy to.cut corners was required to get satisfaction in
building for good housing and lasting structures.
(3) Many of the problems and issues that arose between the various
cooperatives and their architects could have been avoided or reduced
with an appropriate information experience source and strong leader-
ship at the board level.
(4) There should be more involvement by members in the concept stage
of the cooperative.

(5) Any potential architect for a cooperative should be requested
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to go through an orientation session on cooperatives which would
include instruction on what will be expected of him. Also all po-
tential problems and issues that might arise in the development as
experienced from other cooperatives should be common knowledge to

.

both parties.

3. Cooperative's Future Neighbours

The only“imﬁrovement in this area was seen as a need for an "...im-
proved and widely known public image'. Many cooperators felt that current-
1y the potential for cooperatiﬁe imége building has not been realized. It
was felt that more publicity was clearly required to remove the stigma of
low cost rental housing, which currently surrounds the image of housing
cooperatives. Many respondents strongly felt that the cooperative move--
ment must reverse these impressions and reduce the ignorance and preju-
dices concerning what a cooperative is and how it can improve the commu-

nity at large.

4. Qther Cooperatives and Cooperative Organizations-

A number of imprqvements were indicated for this area revolving
around improved communication and coordination. Those who had personal
contact with other cooperatives and cooperators said that they benefited
greatly from this experience. A few respondents felt that the sharing of
experiences helped to avoid the duplication of errors concerning over-
crowding, play areas, community center, building materials (maintenance
free, etc...) and assisted greately in improving their self-confidence in
reference to the decision making process. The improvements stated were:

(1) That close contact with other housing cooperatives be improved

in order to develop an understanding of their development concerns.



- 136 -

(2) It was necessary to have a continuing support service or an
advisory committee linked to an improved 'educational' program for
emerging cooperators. Such an advisory committee, involving ali
housing cooperatives, would improve the communicatioﬁs network
between housing cooperatives (in the form of a resident advisory
committee) and were seen as potentially more effective than the
present system consisting of a design committee of the particular

cooperative's membership.

Beyond the local housing cooperétive scene, it‘was felt by some, that
each and every housing cooperative should become a member of the national'
organization, the Co-operative Housing Foundation of Canada (CHF). This
in itself would help give CHF a strong lobby in Ottawa with distinct sup-
port from the housing cooperative movement. Howéver, as one respondent
stated, CHF must reciprocate. That is, there should be a team of "co-
operative trouble shooters' who would assist cooperatives in analyzing

problems.

B. Improvements for Dealing with Internal Aspects

Improvements here could be accomplished through a reduction of
development  frustrations and dissatisfactions for members (accelerate and
simplify fhe process). As part of this, individuals must be discouraged
from leaving the cboperative and encouraged to enter the process. One
basic underlying improvement was stated, that is:
To insist and have sound management, policy and pro-
cedures during the early planning stages as well as
during construction.

Also two sub improvements associated with this were:

(1) 1Increase the knowledge of cooperators about cooperative life
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and the development process.

(2) Generate more interest and activity among the cooperative's

members.

Respondents indicated that cooperative members must be knwoledgeable
enough to make competent and informed decisions. Tﬁis knowledge would
serve as a base upon which continued learning and decision making tools
could be developed. Many respondents felt it was imperative that coopera-
tive members be prepared in order to curb apathy among the members. Also
it would be helpful in planning a project's timetable. Basic informa-
tion was seen as essential where the whole process.was a totally new ex~ .
perience for the members.

In order to achieve an improved pool of knowledge a more efficient
information and orientation program is needed which will supply better
understanding in order to avoid potential pitfalls, aggravation and
discouragement. Stated was the néed for the general distribution of a
good pamphlet on cooperative housing, as well as informative newsletters
for member education. Reqﬁired, it was stated, was improved training
particularly of board members as well as all those (and this should be
all the cooperative's members) who participate on committees. In addition
respondents indicated‘the need for mechanisms to generate more interest
and activity among the cooperative's members.

It was felt that each person and committee should have specific ob-
jectives to meet over a specified period of time. That, as well, all
potential probelms or pitfalls should be specified in order to provide a
solid knowledge and commitment to the cooperative. Cooperators, it was
stated should attempt to reduce the development time at the internal level
through increased knowledge and increased member activity.

Respondents (41.87% also felt that resignations from the cooperative
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was considered a natural phenomenon and that over the protracted period

of time a certain percentage withdrawal is unavoidable due to people’s

changing circumstances. The ways suggested by respondents to reduce the number
of persons leaving the housing céoperative movement were:

(1) increase visibility - more energetic and convincing advertising

with the sharing of positive experiences and ideas as the construction

phase progressés.

(2) mor; céntact with members, making known to cooperative members all

that comprises a cooperative movement (education and orientation).

(3) speeding up of the development process.

(4) possibly allow unit improvements (which were at the residents’

expense) to be shown as an equity for the member and being able to

transfer tenancy to a direct relative, e.g. son or daughter.

Mentioned by a number of cooperators was the lack of sound top manage-
ment in most housing cooperatives. That as well if top management was in
place from at least the beginning of construction until the cooperative
was full and settled into a firm pattern, many problems previously stated
could have been avoided. Part of the manager's responsibilities would be.
to help set sound cooperative policies and procedures, help train and edu-
cate the board as well as cooperative members, guide the project to its

construction completion and help the cooperative to maintain a sound finan-

cial course.

C. Imprdvement for Dealing with the.Résource Group

The organization and skills present in any cooperative resource
group must contain certain prerequisites if the resource group is to sur-
vive as a constructive component of the cooperative movement. Events

during the past year have supported many of the results of this survey

v
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and the literature in determining that CHAM did not adquately meet the
needs of cooperators in Manitoba.
On February 25, 1980, the CHAM Board of Directors stated:
That because of the present and foreseeable difficulties
in the management division of CHAM as expressed in the
February 12, 1980 letter to M. Krushel, Loans Coordina-
tor of the Credit Union Central and signed by the Exe-

cutive Director, R. Comeault;

That the Division be wound down, progressively, to be
closed at as soon a date as possible; ...< -

As noted in Chapter two, the traditional cooperative development
model argues the inevitable developmenf of cooperétive centrals. While
CHAM no longer exists the likelihood of the reformation of a Manitoba
resource group is a distinct possibility that must be considered by the
housing cooperative movement.

This section will list a number of suggestions for improvement
relating to some of the inherent problems in CHAM's organiéation in the
hopes that possible future resource groups will be able to profit from
CHAM's and Manitoba housing cooperators' experiences. Respondentslstated
the following as needed improvements:

(1) The resource group should limit its function to facilitator or
animator of cooperative development in attempting to speed, simplify and
strengthen the development process and thus reduce the pressures and
dissatisfaction of members in the development period. Functional objec-
tives may be met, in part, through the implementation of on-going programs
for: public relations with outside agencies and communities affected
by housing cooperatives: and member and employee education.

(2) The resource group should be up to date on current developments
in the movement and have a full understanding of each cooperative's back-

ground and growth.
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(3) The resource group should develop a method of collecting, re-
cording and updating information about each cooperative's development.
Each history file should be easily accessible to resource groups and
individual cooperatives as a means of obtaining experiencial knowledgé.

(4) All resource group.employees should have more knowledge about
cooperativism and cooperative development, possibly achieved through a
pre-job course or orientation program.

(5) Regoufce group employees require a clear statement of job des-—
cription, understanding of organizational structure and access to policy
and procedure manuals. Use of these tools will reduce misunderstanding
about areas of responsibility and the lines of communication.

(6) Continuity and consistency in the development process may be
better achieved if each cooperative maintained a working relationship
with one development officer in the resource group.

(7) The resource group needs a highly skilled administrator and
sufficient numbers of prepared personnel to allow effective delegation
of authority.

The CHAM Board of Directors, individual housing cooperative and out-
side agencies all agree on what CHAM's problems were. The underlying in-
herent causes héve led to CHAM's disbandment. On the other hand several
cooperators concurrently identified the need for a new resource group with
a sﬁronger foundation and skilled administration. The following section
will consider improvements in the total delivery system.

D. Development System Improvements

It was stated in the previous chapter that the cooperative delivery
system was ineffective and inefficient and required improvement. Also
identified was a need for greater effectiveness in the whole communica-

tion system and delivery model. (See Chapter Two page 58 for the develop-
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ment model used by some cooperatives in Manitoba). The inadequate
communication system contributed to dissatisfaction among CHAM and co-
operative member respondents vis-a-vis the growth of the housing coopera-
tive movement in Manitoba.

Research indicated that there is no systematic'procedure to help
cooperatives or resource groups coordinate information for cooperative
development. Many respondents felt that some type of development pro-
cess guideline would be of great benefit to all. |

The development or informational flow guideline must provide the
cooperator with an opportunity to review detailed.written material
within a comprehensive understandable framework. Such a manual would
clearly be an important reference for the resource group's staff as it
should reflect experiencial knowledge gained in the field, help

_ standardize development procedures while allowing flexibility in the time
plan. Thus this development or informational manual outline would help
stabilize and organize the initial start up phase as well as help the
internal stability of emerging cooperatives and guide the collection
of selected, coordinated information for shariné with outside agencies
and other cooperatives.

If used as a tool to uniformly disseminate information to actors
involved in the cooperative development process, a more efficient plan-
ning process should occur including a better information exchange with
the public. If the public participated in the planning of a cooperative
they would become more familiar with the concepts and principles of
cooperativism and less resistance may be expected. If cooperators can
demonstrate an improved sense of accountability to themselves and the
public, governmental policy better supporting the movement would be far

more feasible. : .
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IIT Conclusion

A number of satisfactions occurred in the development process which
the respondents felt must be retained and improved upon. As well there
were improvements suggested for the cooperative development process.

These satisfactions and improvements to the cooperative development
process related to the basic building blocks or theoretical basis (see
chapter two) critical for developing working housing cooperatives. These
were the oppoftuﬁities for cooperators' education and development through
active participation in cooperative administration. There were also
suggestions for improvements in communication through the development of "
a coordinated systematic and ongoing information exchange among individual
cooperators, cooperatives, their resource group and outside agencies
(cooperation among cooperativeé as well as government agencies).

Thus, with improved communication at all levels, it appears that
many of the problems stated in the previous chapters could be alleviated.
In other words, by following the essential building blocks of cooperation,
the understanding of cooperatives by both cooperative members and the
general public would be enhanced. Thus the four principal questions
stated the beginning of this chapter have been answered in that:

(3) Do parficipénts of the cooperative movement propose

methods to alleviate any stated problems, issues or

dissatisfactions?

(4) Do Cooperative Housing Association of Manitoba (CHAM)
employees and other persons involved in housing
cooperatives recognize satisfactions encountered

during the development of a housing cooperative?

(6) What communication lines need to be established
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to alleviate any inadequacies?

(7) Is CHAM, as a resource group, in a position to
assist emerging cooperatives in their effort to

establish an improved communication system?

The following chapter will delve into the essentials and the basic

guidelines for a Cooperative Development Process Handbook.
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FOOTNOTES TO CHAPTER FIVE

1R.K. Harper, in the Plunkett Year Book of Cooperationm, 1963,

as quoted in A.F. Laidlaw's Housing You Can Afford, p. 155,

Cooperative Housing Association of Manitoba (CHAM) Board of Directors'
meeting minutes, February 25, 1980, p. 2, Motion #88/80.
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CHAPTER SIX

A GUIDE FOR THE SYSTEMATIC ORGANIZATION

OF

COMMUNICATION AND REFERENCE MATERIAL
IN THE

COOPERATIVE DEVELOPMENT PROCESS

We have to build the people, to build them first

as human beings. Through a program of co-opera-
tion they will have a chance to develop as persons
and make their own contribution to the general

good of mankind. It is in keeping with the dignity
of the human personality that men should be given

a chance to help themselvesl.
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The previous two chaptérs have illustrated the many problems of the
housing cooperative development process in Manitoba and have proposed sug-
gestions for improvement. Most respondents stated that they became frus-
trated or dissatisfied with many aspects of the development process due
to an inadequate information flow, lack of knowledgé and the apparent
lack or unavailability of resource material. (e.g. "We didn't kno& where
and what to look for or do next".)

The intent of this chapter is to illustrate one way to improve the
developmental system. There are a number of reasons why the proposed
system is very likely to be successful if implemen£ed and could affect
the proceés positively:v

(1) The approaches proposed aré based on over 20 years of field
experience in Manitoba.

(2) The need to implement the approaches is highly rated by co-
operators. | |

(3) The new approaches will be readily accebted since many of
those who recommended these approaches are presently active cooperators
and/or leaders in the movement.

(4) The new approaches are more consistent with cooperative phi-
losophy and principles than the ones used in the past.

(5) Implementation of the apprcaches does not require the support
or use of resources not already available.

(6) This thesis will provide support and help speed implementation
of respondents' suggestions because it organizes and synthesizes respon-
dent's ideas, provides a relevant literature review, defines objectives
and outlines a basic plan which may act a; a spring board for on-going

planning, implementation, and evaluation of approaches to the coopera-

tive development process.
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This chapter will include a dgyelopment process outline depicting
subject areas that cooperators shouid study and understand as they pro-
ceed through the process. Also illustrated is a step by step develop-
ment plan for cooperative housing which may be used by cooperators begin-
ning their project with new construction or rehabilitation of existing
structures.

I Criteria for Guidelines of an Informational Flow System Affecting
Communications and Availability of Resources

Research indicated that 'development' or 'informational flow'

guidelines must aid the reduction of pressure, confusion, frustration
and dissatisfaction experienced by cooperators and thus make the process
more condusive to member participation and continuation. Such guide-
lines must also provide a clear, simple description and ordering of
the planning process.
Cooperétors felt that the guidelines must meet certain criteria:
(1) They must be flexible in order to meet the needs of the varied
backgfounds and abilities of the groups and individuals involved in the
cooperative development process. (see'Table X, illustrating the diver-
sity of information required) .
(2) They must be general, non specific and act as a reference to
the process rather than a step by step procedure manual to avoid:
(a) Too massive a volume (potentially non specific to meet
one cooperative's needs and/or too massive in order to
contain ail the pertinent information)
(b) The need to update changes (in government policies,
procedures, programs and legislation)
(3) That a general outline of information would necessitate a

strong system to ensure the appropriate addition and/or deletion of
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information.

(4) They should promote creativity.in problem solving for groups
involved in housing cooperative development through increasing coopera-
tors' knowledge of date required for initial assessment and resources
available for assistance throughout the process.

(5) Above all, the guidelines must be written for the coopera%ors

. . . . e . 2
who will refine them with the aid of a facilitator or animator .

11 The Informational Flow Needs

Housing cooperative‘development is a process in which the knowledge,
skills and abilities of the actors in areas such as planning,architec-
ture, development, administration and the humanities are brought to
bear on the interaction between individual cooperators and others in
the process (other cooperative members, external groups and the resource
group). The cooperators may or may not be experiencing housing and asso-
ciated economic difficulties but to datebit has been the main stimulus to
development. The cooperative development model stated earlier (see chap-
ter two pg. 58), outlines the process as a series of 29 steps. The pro-
cess need not be entered at the beginning nor is it necessary to proceed
through it chrénologically. However, for mést cooperators the process
is entered at the beginning and proceeds in a linear fashion considering
numerous factors at any one fime. Each interaction (e.g. between the
resoﬁrce group and the cooperative) providesAthe facilitators or anima-
tors with an opportunity to assess the cooperators circumstances, abili-
ties, backgrounds and needs concerning cooperative development. Assess-
ment and evaluation of the actors and the process must Be constantly
considered to determine where resource groﬁp action (and external ac-—

tion) is appropriate.
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The guidelines for an informational flow system serves as a heu-
ristic device for both resource group and cooperative members. The tool
should not be independently approached. Animators or facilitators with
a solid understanding of the process must be utilized to guide the pro-
cess to the compleﬁion and success of a project. Thére are a number of
basic steps or approaches to the guideline that must be considered: -The
first series of approaches apply to the animator or facilitator:

(1) The facilitator or animator must systematically assess the core
group and subsequent members as to their abilities, cooperative knowledge,
awareness, motivation levels and what should be leérned by the members
as they go through the process.

(2) He shall make sure all data that is received is always understood
by all members.

(3) All members' questions must be answered immediately.

(4) All resources, informational manuals, etc. for each topic must
be available to members when needed.

(5) All cooperators should be aware of the potential for success
and growth of each step undertaken by the animator or facilitator.

(6) The animator or facilitator must guide cooperators in the develop-
ment of a plan of action considering: all steps in the process, what has
to be learned or done, the potential problems and the establishment of
long and short term objectives with constant evaluation.

(7) The animator should help initiate or implement the research re-
quired and give direction to committees so they can make informed decisiomns.
The last series of basic steps or approaches pertain to general areas that
apply to both the animator or facilitator and cooperative members.

(8) A range of cooperative activities must be developed which the

members should complete over a period of time (and alternatives if
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prob;ems occur).

(9) Formulate a realistic time line containing each topic that must
be covered.

(10) All procedures for cooperative development are explicitly
understood by the members.

(11) Regular, well run meetings with all members present (board
and/or committee).

The basic ihgredients for an informational flow guideline were
organized after analysis of the survey responses —.problems, issues and im-
provements to the system. The respondents felt that the information in
the following section was required to help reduce or eliminate the major

problems and issues causing frustration and/or dissatisfaction.

III The Informational System Guideline -~ An Outline of Required
Information as Viewed by Various Manitoba Cooperators

This referénce material illustrates an approach to facilitate
strengthened communication among the various actors and groups. It is
designed to assist both the resource group and emerging housing coopera-
tive members in recording information for the organizational, physical
and social development of a housing cooperative.

The following is an outline of topics felt important to both the
resource group and cooperators. It is important to note that this is a
general set of guidelines of topics to be considered which require detailed
expansion and explanation. The guideline information fell into six areas:

(1) Basic Cooperative Information

General Intent: To consider the cooperative movement in terms of the

historical development, philosophical, physical, social and community
characteristics and concepts in order to obtain the pertinent coopera-

tive factors needed in the learning process for cooperative life and
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development and aid in assessment and evaluation of outcomes.

(2) The Skills, Tools and Procedures for Developing a Housing
Cooperative

General Intent: To consider the requirements, skills, methods and

models to organize and conduct people, meetings and cooperative busi—
ness affairs in order to develop and run a housing cooperative success-
fully and ais in the evaluation of outcomes about on-going cooperative
matters.

(3) Other Organizations as Resources for Cooperative Development

General Intent: To consider other organizations that could offer help

and information to the cooperative's development. This would give the
new cooperators an awareness, understanding and the ability to contact
other organizations for help.

(4) General Advice

General Intent: To help formulate criteria for evaluation of expected

outcomes and basic tactics and procedures that should be followed in

the development of housing cooperatives. This would help a cooperator

to develop assessment and evaluation strategies for approaching and utili-
zing outside agencies as well as fellow cooperative members.

(5) Development Stage Information Required

General Intent: To illustrate in detail the information required for

a step by step approach to housing éooperative development. This would
give cooperators the knowledge to follow through various steps and pro-
cedures; how and where to get information; illustrate potential problems
and ways to alleviate problems; devélop the ability for cooperators to
assess and evaluate progress of the development stages.

(6) Basic Resources

General Intent: To consider a basic list of pertinent cooperative in-

formation that could be of use to cooperators in the development process.
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This would give cooperators a list of all potential resources and sample
information sources (e.g. CMHC, MHRC, CHF, Department of Co-operative
Development, local resource group, other housing cooperatives, selected

annotated bibliography and other sources of information).

IV  The Cooperative Development Model

Resource group employees who have participated in the development
of Manitoba Hbusing cooperatives stated that the development model as
proposed by CCSM (see chapter two p. 58) had numerous problems asso-
ciated with it. (It was somewhat vague, missed certain factors that
were important to the process and a few steps should be reordered, e.g.
when to hire a manager). Indicated was that they (CHAM employees) had'
attempted to revise this model but had inadequate background and infor-
mation to complete the needed revisions.

It is important to note that the basis of the model was sound hence
the author from his personal experience and research will illustrate
an expanded cooperative development guide (see figure VII). The model
illustrates the step by step process along with various decisions re-
quired by cooperators in the process. Unlike the CCSM "Schematic Develop-

ment Plan" (see chapter two, p. 58) for new construction the following

model could be instrumental in cooperative development for new construction

or rehabilitation.

V. Conclusion

This chapter has organized the respondents suggestions for improve-
ments into a guideline for an information transfer system that must meet
seven criteria as stated by cooperators: (i) it must be flexible;

(2) it must be general; (3) a strong support system must be available;
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5o INFORMATIONAL MEETING ON HOW TO . ING HOUSING ACCOMMODATION GET
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-4,

5.
6.

9.

10.
11,

12,

NOTES TQ MODEL

COMMUNITY REQUIRES ALTERNATIVE ACCOMMODATION DUE TO; LACK OF HOUSING ACCOMMODATION ALTERNATIVES;
HIGH COSTS - LAND, BUILDING, RENTS, PURCHASE PRICE, .

ONE OR MORE INDIVIDUALS MAY SEE A NEED FOR ALTERNATIVE ACCOMMODATION FOR THEMSELVES OR OTHERS
IN THEIR COMMUNITY, BUT HAVE NO IDEA HOW TO PROCEED. - THIS WILL PROVIDE ONE WAY TO PROCEED.

AT THIS FIRST ORGANIZATIONAL MEETING, A PLAN OF ACTION IS PRESENTED (FOR EFFICIENCY €~15 PERSONS
SHOULD BE IN THE CORE GROUP.) AT THIS MEETING AND FUSURE MEETINGS DISCUSS: COOPERATIVE HOUSING
-~ WHAT IS IT, HOW AND WHY IT STARTED, POTENTIALS, ROLES OF ALL POTENTIALLY INVOLVED GROUPS {EG.
CMHC, MHRC, PROVINCIAL DEPARTMENT OF COOPERATIVE DEVELOPMENT, CHF, LOCAL RESOURCE GROUP, CITY
COUNCIL, LOCAL PLANNING DEPARTMENT, POTENTIAL NEIGHBOURS, COOP: MEMBERS.) DETAIL REQUIREMENTS

IF TO GO FURTHER, DECIDE IF A HOUSING COOP WILL SOLVE THE NEEDS OF THE GROUP AND COMMUNITY.
IMPORTANT TO THE INITIAL STAGES IS A COMPLETE UNDERSTANDING OF THE CONCEPTS OF COMMUNITY, NEEDS OR
WISHES OF THE PRESENT MEMBERS ALONG WITH THE ASPECTS THAT SHOULD BE CONSIDERED FOR THEIR COMMUNITY
OR NEAR IT. DISCUSS THE WHY AND WHAT OF INCORPORATION, THE COOPERATIVE ACT, THE COOPERATIVES'
OBJECTIVES, BY-LAWS AND CONSTITUTION, THE BOARD OF DIRECTORS AND HOW TO RUN A MEETING AND COMMITTEES.
SET UP COMMITTEES TO INVESTIGATE AND REPORT BACK TO THE FOLLOWING MEETINGS. NOTE:

MAKE SURE THAT EVERY MEMBER HAS A JOB OR TASK TO COMPLETE, EACH COMMITTEE WILL HAVE SPECIFIC DUTIES,
CONTACT THE LOCAL RESOURCE GROUP, PROVINCIAL DEPARTMENT OF COOPERATIVE DEVELOPMENT, CHF FOR MORE
INFORMATION (MORE COMMITTEES WILL BE ADDED AS TIME GOES ON SO. BE PREPARED TO EXPAND MEMBERSHIP

AND GET PEOPLE ON THESE COMMITTEES.)

EXAMPLE COMMITTEES

() LEGAL: FOR INCORPORATION CONTACT COOP RESOURCES AND THE PROVINCIAL GOVERNMENT RE: DRAFTING
BY-LAWS AND CONSTITUTXON, OBJECTIVES, INCORPORATION PAPERS, CHOICE OF NAME (IT MUST BE
RESERVED AND CLEARED BY THE REGISTRAR IN THE PROVINCE.)

(B) COOPERATIVE RESEARCH: FIND INFORMATION, LITERATURE ABOUT OTHER HOUSING COOPERATIVES AND
THE DEVELOPMENT OF COMMUNITY THAT WOULD OR COULD BE USEFUL TO THE COOPERATIVE AND DIRECT-

+ IT TO THE APPROPRIATE COMMITTEES.

(C) STUDY THE LOCAL HOUSING NEEDS: THIS IS THE FOUNDATION FOR DEVELOPMENT: CONSIDER THE
AVAILABILITY, DEMAND, NEEDS OF LOCAL HOUSING (TYPES, AMENITIES, SIZE, VACANCY RATES ),
COST OF ALL FORMS OF HOUSING (RENTAL, PURCHASE,) ALTERNATIVE HOUSING POSSIBILITIES,
POTENTIAL FOR NEW CONSTRUCTION OR REHABILITATION, FINANCIAL CAPABILITIES OF MEMBERS
(PRESENT AND FUTURE,) DESIRABLE HOUSING AS MEMBERS SEE. IT, SURVEY OF MEMBERS HOUSING
NEEDS/DESIRES, REVIEW OF EXISTING HOUSING COOPERATIVES AND NON PROFIT HOUSING IN CANADA AND
THE APPLICABILITY TO LOCAL NEEDS. CONTACT VARIOUS RESOURCES FOR THEIR HELP (EG. THE
LOCAL HOUSING AUTHORITY, MHRC, CMHC, THE LOCAL RESOURCE GROUP, THE PROVINCIAL AND
FEDERAL AGENCIES THAT DEAL WITH COOPERATIVES, CHF)}. DEVELOP AN UNDERSTANDING OF THE
TOTAL HOUSING SITUATION WITHIN THE LOCAL AREA {IS THERE NEED FOR THREE BEDROOM, ELDERLY

© PERSONS OR PARAPLEGIC UNITS ETC). REMEMBER CMHC, MHRC AND THE ARCHITECT WILL WANT THIS
INFORMATION EVENTUALLY AND THE MORE THAT IS ACCOMPLISHED THE LESS THE ARCHITECT WILL HAVE
TO DO AND POSSIBLY RESULTING IN A REDUCTION IN COST TO THE COOPERATIVE AS WELL AS SPEEDING
UP THE PROCESS.

(D) POTENTIAL SITES: FOR NEW CONSTRUCTION OF REHABILITATION OF EXISTING BUILDINGS {LEASE OR
PURCHASE) - CORTACT CMHC, MHRC,PROVINCIAL DEPARTMENT OF COOPERATIVE DEVELOPMENT, THE
LOCAL RESOURCE; CONSIDER LOCATION, SITE AMENITIES, PROXIMITY TO COMMUNITY SERVICES,
POTENTIAL AVAILABILITY, PURCHASE PRICE OR LEASE PRICE, POSSIBILITIES FOR REZDNING IF
REQUIRED, SERVICES, PROPERTY TITLES AND EASEMENTS, CAVEATS, SOIL COMPOSITION, DRAINAGE,
FLOODING, TAXES. LOCAL BY~LAWS, DO SITE ANALYSIS OF EACH. POTENTIAL SITE WITH PHOTOS AND
‘MAPS ETC,, ACCOMPLICH AS MUCH AS POSSIBLE, REMEMBER THE FINAL DECISION SHOULD ONLY BE
MADE IN CONSULTATION WITH THE ARCHITECT AND HIS EXPERTISE, BUT THE MORE INFORMATION
RECEIVED THE LESS THE ARCHITECT WILL HAVE TO RUN AROUND AND POSSIBLY A LOWER COST TO
THE COOPERATIVE COULD RESULT, .

(E) DESIGN REQUIREMENTS: BEGIN DEVELOPING DESIGN REQUIREMENTS EG. SURVEY OF WHAT PRESENT

EMBER ANT, REVIEW ARTICLES ON HOUSING, VISIT OTHER HOUSING COOPERATIVES, TALK TO
OTHER COOPERATIVE MEMBERS ABOUT WHAT THEY HAVE OR.FEEL SHOULD BE IN THEIR COOPERATIVE,
CONTACT CMHC, MHRC TO FIND OUT THEIR REQUIREMENTS,. CONTACT THE LOCAL RESOURCE GROUP
AND CHF TO ASX FOR THEIR RECOMMENDATIONS.

(F) TFIVANCING: 1) INTERM - CONTACT THE LOCAL RESOURCE GROUP, CHF, CMHC, THE PROVINCIAL
OEPARTMENT OF COOPERATIVE DEVELOPMENT, THE LOCAL CREDIT UNION TO FIND OUT THE RULES
AND REGULATIONS, POTENTIAL NEEDS, LEGAL IMPLICATIONS ETC.

{i) LONG TERM - CONTACT THE SAME RESOURCES TO FIND THE REQUIREMENTS, NEEDS POTENTIAL
GRANTS AND LOANS AVAILABLE TO HOUSING COOPERATIVES ALONG WITH LEGAL IMPLICATIONS.

(G) MARKETING (ADVERTISING): - HOW TO MARKET THE COOPERATIVE TO ITS MEMBERS AND THE COMMUNITY,

EVEL! A RKETING PLAN AND PACKAGE FOR RECRUITING NEW MEMBERS, IN THE ORGANIZATION OF
STRATEGIES AND PROCEDURES FOR MARKETING, DEVELOP AND PRIN® AN ON GOING PROMOTIONAL
NEWSLETTER AND PROGRESS REPORTS FOR MEMBERS AND INTERESTED PERSONS TO BE EVENTUALLY
TURNED INTO A BROCHURE FOR MEMBERSHIP DRIVE.: (THE PROCESS OF EXPANSION OF NUMBERS IS an
ON GOING PROCESS.)

(H) EDUCATION AND MEMBERSHIP DEVELOPMENT: DEVELOP EDUCATIONAL PACKAGE FOR THE PRESENT AND

A e s S

FUTURE MEMBERS AND BOARD OF DIRECTORS.

SEE NOTE NO. 3 FOR TOPICS TO BE DISCUSSED AND COMMITTEES TO BE SET UP. ENENTHOUGH THE GROUP
1S PROCEEDING INDEPENDENTLY DO NOT HESITATE TO ASK FOR HELP AND ADVICE ON HOW TO PROCEED.

THIS WILL SAVE FRUSTRATIONS AND TIME AND POINT YOU IN THE RIGHT DIRECTION. - (EXAMPLE RESOURCES
ARE - CHF, THE LOCAL RESOURCE GROUP, THE PROVINCIAL DEPARTMENT OF COOPERATIVE DEVELOPMENT,
OTHER HOUSING COOPERATIVES.)

SEE NOTE NO. 3. FOR REQUIRED COMMITTEES TO BE SET UP AND TOPICS TO BE RESEARCHED.

IF MEMBERS HAVE TIME AND RESEARCH E¥PERIENCE, COLLECT AND COLLOCATE AS MUCH INFORMATION
AS POSSIBLE AND UNDERSTAND WHAT IS REQUIRED IF COOPERATIVE IS TO BE FORMED. .
GROUP DISCOVERS NEED FOR MORE INFORMATION, GUIDANCE OR DIRECTION AND CONTACTS OTHER SOURCES FOR
HELP (EG. LOCAL RESOURCE GROUP OR THE DEPARTMENT OF COOPERATIVE DEVELOPMENT). HELP MAY BE
REQUIRED IN ORGANIZATION, PROMOTION , EDUCATION, LAND ACQUISITION, FINANCING, TECHNICAL
SERVICED AND PROCUREMENT ETC. '

SEE NOTE NO. 7.

AT THE FIRST GENERAL MEETING ALL COMMITTEES REPORT ON PROGRESS, NOMINATE AND ELECT INTERM
BOARD OF DIRECTORS, RATIFY BY-LAWS, AUTHORIZE SIGNING AUTHORITIES AND USE OF SEAL, REVIEW
COOPERATIVE CONCEPTS, NEEDS REQUIREMTNTS AND LEGAL ASPECTS, APPROVE NAME OF ASSOCAITION,
APPROVE APPLICATION FOR INCORPORATION TO BECOME A LEGAL ENTITY, BEGIN APPLICATION FOR GRANTS.
FOLLOWING THIS MEETING THE INTERM BOARD OF DIRECTORS SHOULD BEGIN THE PROCESS OF: (1) LOOKING
FOR LAND ON WHICH TO BUILD OR A REHABILITATION SITE. (SEE COMMITTEE! (D} NOTE NO. 3}

(2) INTERM AND LONG TERM FINANCING (SEE COMMITTEE (F) NOTE NO. 3.)

SEE NOTE NO. 9.

SEE NOTE NO. $. NOTE: ASE FOR HELP FROM THE PROVINCIAL AND FEDERAL AGENCIES, THE LOCAL
RESOURCE GROUP FOR HELP TO CLEAR UP ANY PROBLEMS AND REVIEW THE REQUIREMENTS FOR INCORPORA-
TION AND MAKE OUT THE APPROPRIATE FORMS ETC., THEREFORE HELPING TO SPEED UP THE PROCESS AND
PREVENT TIME CONSUMING ERRORS. MORE THAN LIKELY OUTSIDE HELP WILL BE REQUIRED AT VARIOUS
POINTS IN THE PROCESS, THEREFORE CONTACT SHOULD BE MAKE WITH ALL HELPING ORGANIZATIONS SO
THAT FUTURE HELP MAY BE ARRANGED WHEN NEEDED.

FOLLOWING THE FIRST GENERAL MEETING APPLICATION FOR INCORPORATION MUST BE SENT TO THE
REGISTRAR OF COOPERATIVES IN THE PROVINCE FOR APPROVAL AND REGISTRATION, THIS IS SO THE GROUP
CAN BECOME A LEGAL ENTITY AND CAN ENTER INTO CONTRACTUAL ARRANGEMENTS, RPPLY FOR GRANTS AND
"BEGIN THE PROCESS OF SECURING LAND AND FINANCING.

e T Y e v e T T ATETATIR T RN BTN TMAADDADRAMER Mup ~ARDBERATMTUT NOW. HAS UP TO. SIX
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“ = COPE v N THE PROVINCE FOR APPROVAL AND REGISTRATION. THIS IS5 SO THE GROUP

CAN BECOME A LEGAL ENTITY AND CAN ENTER INTO CONTRACTUAL ARRANGEMENTS, RPPLY FOR GRANTS AND
‘BEGIN THE PROCESS OF SECURING LAND AND FINANCING,
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13. AFTER OFFICIAL NOTICE OF APPROVAL AND BEING INCORPORATED THE COOPERATIVE NOW HAS Up TO SIX

27 ) MONTHS TO CALL THEIR FIRST ANNUAL MEETING BY LAW. o
: DESIGN AND AGREEMENTS . s 14, AT THE FIRST ANNUAL MEETING ELECT THE BOARD OF DIRECTORS, APPROVE BY-LAWS, REVIEW FINANCIAL
o APPROVAL ; POSITION AND HAVE ALL COMMITTEES REPORT ON THE PROGRESS, IMMEDIATELY FOLLOWING THE MEETING

THE ELECTED BOARD OF DIRECTORS HOLDS AN ORGANIZATIONAL MEETING TO ELECT FROM AMONG' THEMSELVES
; . A PRESIDENT, VICE-PRESIDENT, SECRETARY AND TREASURER (OR mmnwmnﬁw&lazﬂacwmwv NOTE:
. : . . MEMBERSHIP SHOULD BE AT LEAST TWICE THE CORE GROUP SIZE BY THE FIRST >zzc>bzmmamzn.

. 15. FOLLOWING THE FIRST ANNUAL MEETING BEGIN THE SEARCH FOR AN ARCHITECT, CONTACT THE LOCAL

) . RESOURCE GROUP, CHF, OTHER COOPERATIVES, CMHC, MHRC IN ORDER TG DEVELOD POTENTIAL CANDIDATES
,wmﬂhx OF : s : . TO INTERVIEW AND WHAT TO LOOK FOR IN CHOOSING AN ARCHITECT, THE COOPERATIVE MAY CHOOSE TO
COMMITMENT N : : ESTABLISH COSTS X CONTRACT WITH A PROJECT MANAGEMENT FIRM TG DESIGN, DEVELOP AND CONSTRUCT THE PROJECT 1y TOTAL.
EVEKT 30 I : 30 ' 16. THE ARCHITECT AND/OR COMMITTEES PREPARE ANY PRELIMINARY DESIGN STUDIES THAT ARE REQUIRED
) i i : : (EG. DESIGN CRITERIA, MEMBER SURVEY, GENERAL SPACE ALLOCATIONS, SITE PLANS, LOCAL HOUSING
LETTER OF : . , homﬁ;z LETTER OF no§~§mza_ NEEDS ETC.}
COMMITMENT - ’ . FROM LENDER AND  CMHC

. . ’ . B ) 17, THE ARCHITECT AND THE POTENTIAL SITE COMMITTEE REVIEW, VISIP AND ANALYSE EACH POTENTIAL SITE
. . AND THEN SELECT THE SITE. IF NEW CONSTRUCTION, ALL THE FOLLOWING WILL APPLY, IF REHABILITA-
) TION MOST WILL APPLY BUT ONLY TO A LIMITED DEGREE.

18. BEFORE ANY DESIGN WORK IS STARTED OBTAIN OPTION ON/LAND ( OR BUILDING) .

19 n,ozmcre WITH CMHC, MHRC, DEPARTMENT OF COOPERATIVE DEVELOPMENT, CHF, LOCAL RESOURCE GROUP TO

REVIEW GOVERNMENT REQUIREMENTS. ENGAGE OUTSIDE EXPERT TO REVIEW THE DESIGN AND MAKE SUG=-
T0 5 0.5 [N/A fu/a 1 5 2 . . . GESTIONS FOR IMPORVEMENT OF DESIGN.

. . ‘ . 20. REVIEW DRAWINGS WITH TMHC AND MHRC TO MAKE SURE PROJECT FOLLOWS THEIR RULES AND REGULATIONS

) Lo . FORMALIZE AGREEMENT FOR : . AND FITS INTO BUDGET.. MAKE SURE ALL COOPERATIVE MEMBERS APPROVE OF THE DESIGN. AT THIS
s o R ) INTERM FINANCING ) POINT BEGIN THE DESIGN AND PRINT FULL PROMOTIONAL BROCHURE. .
o ) 2l. THE SITE MAY REQUIRE REZONING TO ALLOW FOR DESIRED USE. THIS MAY BE A MAJOR STUMBLING BLOCK,
FIRST " , . THEREFORE BEFORE REZONING IS APPLIED FOR LOBBY THE LOCAL CITY COUNCILORS AND NEIGHBOURS,
EXCAVATIO : : , CONTACT THE LOCAL -RESOURCE GROUP, DEPARTHENT OF COOPERATIVE DEVELOPMENT ETC. FOR HELP
(BEGIN CONSTRUCTION) EVENT 35 : .
AND ADVICE.
FIRST mxmia.sz . B 22. FOLLOWING PRELIMINARY COST ESTIMATES OF THE PROJECT, INTERM PINANCING SHOULD BE AGREED UPON
FIRST amﬁoz vovep 1 | 10 2 wa N/l 10 10 8 EVENT 36 ) . = CONTACT CMHC, DEPARTMENT OF COOPERATIVE DEVELOPMENT AND THE LOCAL CREDIT UNION.
FIRST EXCAVATION - ] ) . e ’ 23. FOLLOWING PRELIMINARY COST ESTIMATES OF THE PROJECT A FIRM INDICATION (WRITTEN) THAT FUNDS WILL
To0 17 23 | N/A | N/a ] 20 23 13 L . BE AVAILABLE FOR LONG TERM FINANCING MUST BE ACQUIRED BEFORE PROJECT CAN DROCEED,
COMPLETION OF : : ! :
ENT 37 )
CONSTRUCTTON EVENT ) - . 24. WHEN REZONING HAS BEEN COMPLETED ( IF REQUIRED) THE COST OF LAND AND/OR BUILDING ESTABLISHED,
COMPLETTON OF ) . Sl | . | THE DESIEN AND COST OF THE PROJECT APPROVED AND FINANCING ARRANGED THE COOPERATIVE SHOULD )
CONSTRUCTION Yor . e , . THEN FORMALIZE THE AGREEMENT TO LEASE OR PURCHASE Em? {IF LEASING THE TERM SHOULD BE FOR
TO 16 22 | N/A Y N/AY 7 FULL . . ; TS A PERIOD EQUAL OR GREATER THAN THE TERM OF THE MORTGAGE) .

COMPLETE "
FILLUP ) YET EVENT 39 . 25. REQUIRE DETAILED DRAWINGS AND AT VARIOUS STAGES IN THE COMPLETION OF DRAWINGS HAVE WORKING

DRAWINGS REVIEWED FOR OMISSIONS AND IMPROVEMENTS.

26. THE BOARD OF DIRECTORS SHOULD REVIEW THE DRAWINGS (IN DETAIL) WITH AN OUTSIDE CONSULTANT
. EG. CHF, OR THE LOCAL RESOURCE GROUP INORDER TO PREVENT POTENTIAL CHANGE ORDERS AND POSSIBLE
EXTRA COSTS. REVIEW WITH CMHC AND MHRC TO MAXE SURE PROJECT FOLLOWS THEIR RULES AND REGULA=
. TIONS AND FITS INTO BUDGET.

27, AT VARIOUS STAGES IN THE DEVELOPMENT AND BEFORE THE TENDERS ARE CALLED, THE COOPERATIVE

. . : . R . SOLIDIFY COOPERATIVE INTO ) (THE BOARD AND/OR THE MEMBERSHIP IN GENERAL) MUST APPROVE ALL DESIGNS, CONTRACTS AND
e e LR A WORKING, VIABLE AND . AGREEMENTS,
. R R COORDINATED UNIT . .
: s ST . 28. AFTER THE COOPERATIVE APPROVES WORKING DRAWINGS, TENDERS FOR THE VARIOUS ASPECTS OF THE

[ : . S ° PROJECT SHOULD BE CALLED FOR. VARIOUS CONSTRUCTION ORGANIZATIONS WILL SUBMIT BIDS TO DO

: R . VARIOUS ASPECTS OF THE WORK. THE COOPERATIVE MAY ACT AS GENERAL CONTRACTOR OR THE COOP-
. . ' Sl TEXPANSION AND IMPROVEMENT OF : ERATIVE HAY HIRE A CONSTRUCTION MANAGEMENT FIRM TO HELP SELECT TRADES AND SEE WORK THROUGH
! : 5 : S SR : COOPERATIVE CONCEPT AND |. . TO COMPLETION., NOTE: CONTACT THE LOCAL RESOURCE GROUP, CHF, OTHER COOPERATIVES TO

N FACILITIES REVIEW THE PROS AND CONS OF EACH APPROACH,
’ = ;h . 29, AFTER a:.m TENDERS ARE RECEIVED, THE CONSTRUCTION COST WILL BE ESTABLISHED.

30. UPON APPROVAL OF THE COST BY THE COOPERATIVE AND CMHC (AS LENDER), A LETTER OF COMMITMENT
. FROM THE LEANDER MUST BE OBTAINED (A BINDING LETTER OF INTENT THAT FUNDS WILL BE
. AVAILABLE TO GO AHEAD WITH THE PROJECT) BEFORE CONSTRUCTION (NEW OR 'RENOVATIONS) BEGIN
Lo o (FORMAL DOCUMENTS NEED NOT BE SIGNED AT THIS POINT IN TIME).

, ,. , . .; 7 31, UPON APPROVAL OF THE COST BY THE COOPERATIVE AND A LETTER OF COMMITMENT FROM THE LENDER
T . R . i (CMHC) , CONSTRUCTION AGREEMTNTS WILL BE FORMALIZED.

i 32. ONCE FINANCIAL COMMITMENTS HAVE BEEN OBTAINED HIRE HOUSING MANAGER (THE SEARCH SHOULD HAVE .
! ’ BEGUN DURING OR NEAR COMPLETION OF WORKING DRAWINGS TO GIVE PLENTY OF LEAD TIME - ADVERTISING,
;,‘ ' INTERVIEWS ETC.), HIS FIRST JOB IS TO HELP GUIDE THE CONSTRUCTION SMOOTHLY THROUGH ALL
. . STAGES AND RUN THE DAY 7O DAY AFFAIRS OF THE COOPERATIVE EG, SELL SHARES, FILL UNITS AS THEY
N . COME ON STREAM ETC. NOTE: IT IS IMPORTANT THAT THE COOPERATIVE muﬁm>mew0~_n§z>omx.

o . 33. BEFORE CONSTRUCTION BEGINS INTERM FINANCING SHOULD BE FORMALIZED, .

. o ; ’ 34. UPON APPROVAL OF THE COST BY THE COOPERATIVE, CONSTRUCTION AGREEMENTS SHOULD BE FORMALIZED
- . . KRD CONTRACTOR HIRED. COOPERATIVE MEMBERS SHOULD KNOW WHO AND HOW TO SUPERVISE CONSTRUCTION
Sl . . AND THE ROLE OF THE MEMBERS, BOARD OF DIRECTORS, ARCHITECT AND MANAGER,

35

>maﬁmm.§nmmm32m>mexozn MEMBERSHIP DRIVE SHOULD BE IN PLACE AND UNITS SHOULD BEGIN
BEING COMMITTED.

. B A @. : L | § , 36. GENERALLY THE CONTRACTOR WILL RELEASE UNITS OR BLOCKS OF UNITS WHICH ARE READY FOR INSPECTION
. Lo DT PR . . BY THE COOPERATIVE AND THEN OCCUPANCY AT VARIOUS POINTS IN THE CONSTRUCTION STAGE.

37. FOLLOWING THE RELEASE OF UNITS DURING CONSTRUCTION AND AT THE END OF CONSTRUCTION THE
R . : QOPERATIVE SHOULD MAKE SURE THAT ALL DEFICIENCISS mno CLEARED UP BEFORE THE HOLD BACK MONEY
: S , : IS RELEASED.

" S B e i X 38, JUST PRIOR TO FULL OCCUPANCY (ABOUT B0-85% FULL) INTEREST ADJUSTMENT AND FINALIZATION OF
o . L . MORTGAGE AGREEMENT WITH CMHC (OR LENDER) WILL OCCUR. NOTE: THERE IS GENERALLY A ONE YEAR
‘ PN o . Ve . WARRENTY PERIOD FROM THE END OF CONSTRUCTION TO0 HAVE ALL DEFICIENCEES OR CONSTRUCTION
. . . o S . . - . ' PROBLEMS RECTIFIED. IT IS IMPORTANT TQ CONTACT THE LOCAL RESOURCE GROUP, CHF AND QTHER
: . . : i T S . . HOUSING COOPERATIVES FOR POTENTIAL PROBLEMS THAT COULD OCCUR.

S S : - . . 39. NOW THAT THE DEVELOPMENT IS COMPLETED THE COOPERATIVE SHOUED CONCENTRATE ITS EFFORTS IN
D crle i " FDUGATING ALL NEW MEMBERS (WHICH SHOULD BAVE BEEN GOLNG o FROM THE BEGINNING) AND SETTING UP
Sl D, L : . AND NCOURAGING VARIOUS ON GOING COMMITTEES (EG. SOCIAL, MAINTENANCE, WELCOME, RECREATION
T S T Lo : , COMMITTEES ETC.) .

. . e 40. IN ORDER TO SOLIDIFY COOPERATIVE MEMBERS INTO A WORRING UNIT COSTANT EDUCATION OF MEMBERS
. ) . ! AND COMMUNITY MUST BE UNDERTAKEN.

L S - : o 41, AFTER COOPERATIVE HAS COME TOGETHER THE COOPERATIVE MAY CONSIDER EXPANSION, NEW OR THE
. . i R . . . ACQUISITION OF EXISTING SOUND BUILDING. (MARKET STUDY AND ECONOMIC FEASABILITY STUDIES
) ) ; O e . , SHOULD BE CONSIDERED IN THIS PROCESS.)
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(4) it must help aid in problem solving: (3) it must increase coopera-
tors knowledge of information required and its availability: (6) it

must be primarily aimed at new cooperative members: and (7)  the resource
group who could be the facilitators or animators should utilize the

guide as a basis for a 'game plan'.

Cooperators also stated eleven basic approaches for the use of the
guideline by a process facilitator or animator illustrating that it
should be s;stématic, comprehensive and incorporate adequate feedback,
evaluation and assessment mechanisms: (1) a systematic assessment of
cooperative members; (2) received information is understood by members;
(3) dimmediate question feedback to members; (4) resource information
available and on time; (5) all understand potential for success: (6) plan
of action developed; (7) needed activities and alternatives; (8) time
plans; (9) organize research; (iO) all procedures explained and under-
stood; (11) meetings to the point and all present.

The basic ingredients felt necessary to help reduce frustration
and/or dissatisfaction and to strengthen the communication process were:
Basic Cooperative Information; The Skills, Tools and Procedures for
Developing a Housing Cooperative; Other Organizations as Resources for
Cooperative Development; General Advice; Development Stage Information
Required; Basic Resources. The development model has as well synthesized
the author's findings of required information and a guide to steps in the
process. The conclusion to this thesis will now review the findings of

the thesis and present recommendations along with potential future re-

search.
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FOOTNOTES TO CHAPTER SIX

lM.M. Coady. Masters of Their Own Destiny, New York, Harper Brothers,
1939, p. 154,

2The previous chapters illustrated the diversity of actors in the
process (see chapter four, figure VI, p. 103, Communication Model). It is
clear that the external groups, (that is those who control the finances,
dictate building codes, regulations, etc..., and provide much of the '
technical and development information) provide important services but are
not accountable for the total project outcome. The resource groups' basic
role is to act as facilitators or animators to guide the cooperators through
the process with the aid of a well prepared 'game plan'.
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- SUMMARY and CONCLUSION
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A summary of the thesis as a whole is ocutlined in this chapter.
Conclusions are made regarding the Manitoba Housing cooperative development
process as well as the existing theory on housing cooperatives. Finally,
recommendations based on the findings and insights gained through this

research are presented.

SUMMARY

Purpose and Principal Research Questions

The purpose of this thesis was to define and analyze the problems
faced by continuing non-profit housing cooperative developments in
Manitoba. The factors and views obtained from highly involved individuals
in housing cooperatives were synthesized to demonstrate the direction of
the cooperative movement and its impact on those affected. Based on these

findings the author substantiated the need for a Housing Cooperative

Manual and for a Development Model, both of which are indispensible to

assist groups of people iﬁvolved in the cooperative development process in
the solution of their problems.

The principal research question used to guide this study were:

1) What is the status of housing cooperatives in Canada and
Manitoba specifically?

2) Do Coopefative Housing Association of Manitoba (CHAM) employees
and other persons involved in housing cooperatives recognize
problems, issues or dissatisfactions encountered during the
development of a housing cooperative?

3) Do participants of the cooperative movement propose methods
to alleviate any of the stated problems, issues or dissatisfactions?

4) Do Cooperative Housing Association of Manitoba (CHAM) employees
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and other persons involved in housing cooperatives recognize
satisfactions encountered during the development of a housing
cooperative?

5) Is there adequate communication among those involved in

., housing cooperatives?

6) What communication lines need to be established to alleviate
any.inadequacies?

7) Is GHAM, as a resource group, in a position to assist emerging
cooperatives in their effort to establish an improved communica-

tion system?

Theoretical Development and Findings

Participatory concepts and the search for the 'common good' in
relation to modern theories of city planning and, development as stated

in chapter one reveal that:

(1) There is a definite need for an improved planning process which
reflects user values, takes suitable consideration of Maslow's basic
needs, is flexible, satisfies the user and most iﬁportantly provides
a structure which includes re-evaluation and refinement of the process
and its objéctives.

(2) Professionals guiding a new process must understand its underlying
concepts and principles, establish efficient and reliable communication
links and dispense with the jargon.

(3) There were problems in motivating the user to increase the formation
sharing and to accept delays, comﬁunications breakdown, thus reducing
the level of frustration.

The concepts of housingvcooperatives, theory vs reality, as stated

in chapter two reveals that:
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(1) There is a parallel relationship between housing cooperatives, city
planning and citizen participation in the area of housing and the
environment. Moreover, this relationship must consider that the
user not only shouid be consulted but be intensely involved in
the areas that affect his life and community.

(2) That there is a dearth of published research material on housing

cooperatives and that many of those studies available have theoretical

and methodological problems. Very few works explained both the potential

aspects or the actual experiences of cooperatives, that is, both theory
and the actual situation, in any depth.

(3) There is only limited physical facilities developed to date.

(4) Canadian Housing cooperatives as far as they have adyanced only
touch on the fringe of Canadian Housing.

(5) The existence or need for cooperative housing resource groups in
Canada hiﬁts at a resistence.in Canadian Housing to cooperative
development.

(6) Resource groups are required to reduce the excessive length of the
developﬁent process and increase the required education of cooperators

and the public in general.

(7) Stages prior to construction of physical facilities were not soundly

set in the literature nor for that matter adequately developed in

practice. |

In this thesis the author has used a research model utilizing user
input of their perceptions, expectations, problems and insites to solutions.
Four tools for research were used: (1) a self-administered questionnaire;
(2) follow up interview; (3) in depth interview with "knowledgeable" and
experienced persons; (4) dinterview with various government, cooperative

and resource group personnel not previously interviewed. The investigation
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and tools were used as anAapproach to defining the major past and future
potential problems as well as user insights to improvements.

An integral part of the approach has been the defining of individual
cooperative development problems as viewed by respondents who have
previously been involved in the cooperative development process in Manitoba.
Through the specific problems and insights are perceptions of the cooperators
and may not indicate what the actual facts were suppose to be, the communi-
cation to cooﬁerétors was the factor sought in this thesis. An overview
of the major problems and insights to improvements has led to a greater
uﬁderstanding of the potential magnitude to development of housing
cooperatives in Manitoba.

The major findings and conclusions of the author's survey as indicated
in the respective chapters are:

*

Cooperators Expectations vs Problems and Reality (chapter four)

(a) Some cooperators expectations were met to a certain degree, however
various realities or problems of the cooperative development process
decreased or eliminated the satisfactions many respondents had hoped
for.

(b) The primary reason for the decline in satisfaction levels were
problems inidealing with govermmental and non governmental agencies
involved in cooperative development.

(c) There was an uncoordinated or limited communication process existing
within or between the resource group and the cooperative which was
at the base of many frustrations and dissatisfactions experienced by
respondents.

(d) Most govermment agencies seemed to be lacking coordination, cooperative
understanding and the ability to communicate useful information

concerning government programs.,



(e)

(£)

(g)

(h)
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The cooperatives' architects were perceived as inexperienced in
housing design and were lacking in an understanding of cooperatives.
Thié was, it seems, a result of a fundamental lack of dialogue with
cooperators and resulted ip many internal communication problems and
a perceived lack of coordination and contact betwéen housing
cooperatives,

The cooperatives and resource group lacked sound management abilities
and pracficés to coordinate and direct development.

There was a basic inability to communicate to'the ineéperienced
cooperative member what should be done or how to go about it. Thus
the cooperative development system was seen as ineffective and
inefficient with cooperators i1l informed, ill prepared and ill
managed.

If groups have little or no preparation beforehand, the chances for

misunderstanding, mismanagement and dissatisfaction are increased.

Improvements to the Cooperative Development Process (chapter five)

(a)

(b)

(c)
(d)

Satisfactibns and notions for improvement of the process related
mostly to opportunities for cooperators educafion and development
through active pérticipation in cooperative administration.

There was a need for improvements of communication through thg
development of a coordinted, systematic, on going information exchange
among individual cooperatoré, cooperatives, their resource group and
outside agencies.,

There was a need for improved development manuals and model.

Both the provincial and federal govermments must develop 'greenhouse
legislation and polciies' that are suppértivé and allow for the growth

of housing cooperatives.
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A Guide for the Systematic Organization of Communication
Material in the Cooperative Development Process (chapter six)

(a) That an improved development system is required and improvements would
likely be successfully implemented if they were based on cooperators'
experience, consistent with cooperative philosophy and principles and
with an infra-structure which is presently available.

(b) The guidelines must be flexible, general, non specific and act as a
reference and requires a strong support systemiwith facilitators or

animators,

Conclusion

It is obvious that improvements to the housing cooperative planning
process is required. They must include the user, reflect his values, take
suitable consideration of Maslow's basic needs, be flexible, satisfy the user
and provide a structure for a complete involvement in ihe process and its
objectives.

In view of the above, planners, poliéy makers, facilitators or animators.
and cooperators have significant roles to perform in order to assist in the
task of improving the lifestyle and reducing the problems encountered by
cooperators in Manitoba and elsewhere in Canada. Much more research and
work is required on revising and developing suitable cooperative legislation,
polciies and continuing development procedures in crder that cooperatives
can make conscientious, significant contributioqs to government and com~
munities to assist in improving the lot of the individual through
cooperatives. This thesis is a step in that direction for it has provided
the improvement of the Housing Cooperative De&elopment Process, which

should prove useful to future participants of this process.
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APPENDICES
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APPENDIX I

There are five clearly recognizable ways in
which people use cooperative organizations
for housing in Canada and other countries.

_ This appendix briefly reviews each type.
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(1) Co-operative Building. In this form of cooperative, a group of
families, perhaps 10 to 20, form a cooperative society with a charter
for the purpose of constructing, or having constructed for them, a num-
ber of houses to be occupied and eventually owned by the members indi-
vidually. This is cooperative building for individual home ownership.
The members are their own developers and builders; they plan, purchase
and work together cooperatively, but the final goal is ownership of a
single family dwelling. The cooperative may remain intact as an organi-
zation until the group mortgage is paid off, in 20, 25 or 30 years.
Actual ownership remains with the group and each family leases its home
from the cooperative during this period, at the end of which the members’
become individual owners, while the cooperative may continue to provide
ancillary services. The cooperative may on the other hand dissolve when
construction is completed and the families take over the dwellings with
individual mortgages. The incorporation of the group ceases when it

has done the job it was set up to do.

(2) Co-operative Purchasing. People may get together to purchase land,
building supplies or materials cooperatively, for the construction of
homes to be individually owned. Again this may be done in a variety of
ways: (a) They may join together as a group to buy land or supplies

and then proceed to build or have built for them, their individual
homes. 1In such cases the aim is simply to get the advantage of bulk
purchasing of supplies or appliances, or to act as a group in buying

and servicing land for building. (b) Some people also benefit from

- cooperative purchasing by being members of consumer cooperatives which
handle lumber, hardware, building supplies etc. A few consumer coopera-
tive organizations in Canada specialize in building supplies and at least
one builds complete homes for members. (c) In some cases people get to-
gether cooperatively to purchase land, on which the people involved build
their houses individually, but the cooperative continues under a lease-
hold arrangement to provide essential services (water, sewer, etc.) to
the whole community.

(3) Builders' Co-operative. This type, almost unknown in Canada, is owned
through the building trades, the producers of housing rather than the con-
sumers. For all practical purposes this is outside our concern here but
it is of passing interest to us, both by way of contrast to the conven-
tional type and to show the diversity of cooperative organizationm.

(4) Co-operative Financing. People obtain cooperative credit to help in
financing their homes individually. In Canada today, the caisses populaires
and credit unions have total assets over $4% billion (with about $3 billion
on loan to members at any one time) and next to the chartered banks are

the largest suppliers of consumer credit in the country. A considerable
portion of their loans, varying greatly from one particular organization

to another, is for home financing or home improvement.

(5) The Housing Co-operative. Then there is the more advanced, perhaps
some would say sophisticated type of cooperative housing, quite common

in Europe but rather new in Canada. in which group ownership is complete

and final. It is especially suitable for multiple housing in the larger
urban areas. Members never assume individual ownership of housing units,

as in a condominium but have ownership in the form of shares in the orga-
nization, as in any other type of cooperative. This is the form of coopera-
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tive housing through which thousands of families occupy cooperative apart-
ments (not in luxury or millionaire type) in New York City. Cooperative
City in New York is the latest and perhaps the largest in the world with
15,000 families in one colossal project. This is housing in which the
tenants become landlord and the landlord (owners) must qualify by being
tenants.

Source: A.F. Laidlaw, A Roof Over Your Head: Co-op Housing, Winnipeg.
Provincial Department of Co-operative Development, November.
1975, p. 6~7.
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APPENDIX IT

Selected background reports on Canadian housing
cooperatives - 1944 to 1969
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Housing cooperatives have been recognized as a positive response
to housing problems. Although a number of government reports urged all
levels of government to recognize the potential of housing cooperatives
it was not until 1973 that firm government action in the form of addi~
tions to the National Housing Act (NHA) legislation was taken to encou-
rage cooperatives.

Recommendations for the development of a substantial cooperative
housing program for both middle income and low rental persons were first
made by the Curtis Committee report in 1944 which described cooperative
housing as:

...an excellent medium through which a combination
of. government assistance and group self-help may
be secured!.

It pointed to the European experience and clearly anticipated a
substantial housing cooperative effort. The report stated:

Because of the nature of the undertaking, the period
of previous education and preparation, and the
enviromment of the project once it is established,
there is a strengthening of the ideals of neighbour-
liness, self-help and mutual aid. In individualistic
house~building, the social value of community effort
is neglected if not actually discouraged<.

Recommended also, was the enactment of special sections which dealt with
middle and low income cooperatives, financial assistance in the develop-
ment of cooperative organizations and public funding where funds were
not available from credit unions and other sources.

The Cooperative Union of Canada in 1948, presented a brief to the
federal minister in charge of housing. It asked for a statement of policy
declaring that cooperatives were eligible for Limited Dividend loans. It
was rejected on the grounds that cooperatives represented a form of home
ownership and this was the primary attraction for members. CMHC's concern
appears to have been that if the preferred lending rate had been made avai-
lable to cooperatives it would undercut the policy of denying preferred
direct loans to individual home ownersS3.

The federal housing agency, during the 1950's, supported the buil-
ding cooperatives and self-help groups which built single family dwel-
lings for individual ownership. However, again no support was forthcoming
to continuing cooperatives and non-profit groups which wanted to build
multigle housing projects to be owned collectively and rented to indivi-
duals”.

In 1962, the Cooperative Union of Canada recommended that the pre-
ferential interest rates provided for people of low income. university
students and elderly persons be made available to cooperatives whose
members fell within those broad classes. The government failed to res-
pond, but their position began to shift as cooperatives were considered
eligible to borrow under section 15 of the NHA 1egislation5-

In 1962, the Midmore Report, in order to insure a more economical
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use of land, expressed the need for increased density in urban areas.
It as well admitted to the ever present Canadian single family dwelling
dream. Cooperative housing here was seen as:

...a means of reconciling these two divergent
attitudes, providing home ownership and more
economical housing at the same time®.

The Murry report in 1964, recommended the production of either public
or full recovery housing for the bottom 40 percent of income earners. It
also urged the promotion of cooperative and non-profit housing, as well
as the development of a federal housing degartment which could take the
lead in comprehensive planning for housing’.

The Advisory Group of CMHC in 1965 made recommendations that were
similar to the Curtis report of 1944. These recommendations proposed
100 percent loans to non-profit corporations, grants in aid of public
housing agencies concerned with initiating coordinating and supporting
programs of housing for low income people. This, it was hoped would
alleviate the considerable difficulties involved in organization,
financing and embarking on the responsibilities of management®.

The Housing Committee of the Canadian Council on Social Development
was established following the first Canadian Conference on Housing held
in 1968. The committee has since its inception, persistently called on
government to re-adjust housing policies which have been weighed in fa-
vour of the traditional suppliers of housing. The committee has empha-
sized that involving users in the design of govermment housing programs
and of individual housing units is a prerequisite to the required transitiomn.
Promotion of non-profit and cooperative housing has been seen as one of
the most efficient ways to obtain user involvement. Development of housing
andexr non-profit and cooperative sponsors potentially provides Canadians
with greater choice in design, tenure arrangements and management”,

The Hellyer Task Force report of 1969 recognized that cooperative
housing did not receive special treatment under NHA legislation. However,
it offered only limited recommendations for specific changes. A few of
the recommendations that might apply were: that social housing programs
only for the poor be terminated, that subsidies be paid to people rather
than attached to buildings and that cooperatives and non-profit housing
programs be expandedlo.



- 170 =

FOOTNOTES TO APPENDIX II

lMichael Dennis and Susan Fish, Programs in Search of a Policy:
Low Income Housing in Canada, Toronto, A.M. Hakkert, 1972, p. 266.

2Canada, "Report of the Advisory Committee on Reconstruction: Final
Report of the Subcommittee', Ottawa, March 1944, Vol. IV, p. 269.

3Dennis and Fish, op. cit., p. 251.
4Ibid. p. 11.

’1bid, p. 251.
6Jill Davidson, "Co-operative Housing: A Study of User Satisfaction",
unpublished Master of Arts thesis, School of Community and Regional
Planning, University of British Columbia, May 1976, p. 13.

7Dennis and Fish, op. cit., pp. 14-15.
8Ibid. p. 21.
9Christopher Heire, In Want of a Policy: A Survey of the Needs of

Non-Profit Housing Companies and Cooperative Housing Societies, Ottawa,
The Canadian Council on Social Development, 1975, p. 7.

ODennis and Fish, op. cit., p. 15, and Davidson, op. éit., p. 13.
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APPENDIX ITII

Background to the affordability crisis
in Canadian housing.
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Laidlawl, the ScZence Council of Canada2 the Dennis and Fish
report> and Pomerleau® all view Canada as gradually becoming a nation
of tenants instead of owners. They point out that rather than a
physical housing crisis there is a housing affordability crisis. Laidlaw
for example, indicates that over half the population presently does
not own the hous]_ng it OCCUplESS Pomerleau also states: "The single

family detached home is a legacy from our pioneering past"6. Similarly
the Science Council of Canada states that:

No meaningful choice with respect to the utiliza-
tion and consumption of housing exists for a sub-
stantial proportion of the Canadian population...
the71ack of meaningful choice is its characteris-—
tic/.

The Ontario Advisory Task Force on Housing Policy argues that the
housing market has not been able to supply housing for those seeking it
at a price within the means of all people. That 'is, (regardless of the
quality of accommodation) those with lower incomes spend a higher pro-
portion of their earnings on shelter than do middle and high income
groups®.

The Dennis and Fish report confirms this position by saying+ "...that
there is no immediate housing problem, that there is an income problem for
low income families..."9 Laidlaw agrees and mentions that the housing
stock of old and new houses in Canadian cities for sale is large and that

there is a hidden surplus of underused housing sEace of large single de-
tached homes occupied by only one or two persons

Housing costs are too high for most incomes. Affected, are all
segments of society as more people require some kind of housing assis-
tance. Therefore the housing produced today is out of step with hou-
sing needs. 1l

Laidlawl? as well as Carvalhol3 feel that there is a housing crisis
for many Canadian families and that the number of people in trouble over

housing is growing. In December 1978 in Calgary, Teron told a conference

on the land problem that: "Two thirds of Canadians who need housing cannot
p
afford it"14. He pointed out that:

When 280,000 families pay more than 50 percent of

their family income for housing, 500,000 families

pay more than 35 percent, when two-thirds of those
Canadians in need of housing cannot afford to buy

or rent a home without a subsidy, we have a funda-
mental problem.

Table 1 illustrates that currently, some .21% of the households in
Winnipeg have an affordability problem. Of a total of 194,165 households.
42,245 are experiencing affordability problems with 34,815 in the rental
market. In the inner city it is estimated that over one third of house-
holds are experiencing affordability problems. The problem is particularly
acute amongst single parent families, young singles and elderly singles.
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While a variety of arguments can be presented which point to the
causes of the affordability crisis (i.e. high interest rates, excessive

land costs and speculative profit taking in the housing area), Lipsl7 and
Carvalhol8 indicate that many Canadians continue to perceive home owner-—

ship as providing security of tenure and a suitable environmment for child
rearingl9.

The events from the mid 1960's to the late 1970's indicate that: if
the housing requirements of Canadians are to be met, if the affordability
crisis is to be resolved, or if new growth is to be guided by sound social
principles, we must move away from the traditional approaches to housing
development.

Laidlaw?l and Pomerleau?? indicate that housing cooperatives may
be the most -reasonable and promising alternative for potential home owners
or even renters caught in the affordability crisis. The cooperative sys-
tem allows the potential to remove housing from the realm of market spe-
culation. That is, a member will only have to pay for his housing service
at exactly what it costs. In the Canadian style, they are projects which
are not conventional home ownership, nor a condominium, nor public’
housing or for that matter they are not housing only for the poor. Housing
cooperatives are a satisfying alternative which offer security of tenure,
a say in how your home and immediate community is run, a potential for
strong community and social life and economically reasonable housing.

TABLE.l Estimated Number of Households Experiencing Affordébiiity
Problems, 1977% '

Household Total City Irner City Rental Market
Category Number Percent** Number Percent** Number  Percent** .
Age of
Head £ 65
Jyre
Size : '
1 7295 22 3,585 30 16,920 26
2 8,815 17 2,310 30 6,525 26
3 3,940 12 660 19 3,055 27
L 3,310 10 545 20 2,490 39
5+ 2,815 13 830 22 2,010 39
Singlse _ ,
Parent 9,195 57 2,765 65 8,885 69
Age of
HeadZ 6
yre
Size ,
1 5,705 37 3,915 62 k,700 50
2+ 1,170 9 690 i2 230 8
TOTAL b 245 - 15,300 - 34,815 -

* Estimates derived from Social Plannirg Council survey data,.

** Percentages refer to proportion of each household categorys,.
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APPENDIX IV

A brief review of various cooperative housing
development strategies
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Proaction Inc., a research and resource centre for developing co-
operatives has identified four different strategies which benefactor
groups have used to foster and aid the development of continuing housing
cooperatives in their localities. Two of these strategies require the
creation of resource groups which have property development capabilities.

(1) The Turn-Key Strategy. The main characteristic of this strategy is
that cooperative housing is planned and developed by the benefactor group
and the user group comes into the picture only to occupy the finished
housing. The future residents have no control of, or input into, the
design and planning of their housing. This strategy is the most expedient
in getting housing starts, but has three disadvantages which make it a
high risk approach. (a) Because the turn-key approach does not allow the
group to gradually develop the commitment and judgement necessary for ef-
fective self-management, the residents will have a hard time and some-
times even refuse to take over the management of their living place when
this responsibility is given to them. (b) Turn-key continuing housing
cooperatives have repeatedly encountered marketing problems. This has
resulted in partial occupancy problems during the first year. (and some-
times longer) or their existence, which often leads to bankruptcy.

(c) Cooperative attitudes and conduct are contrary to the individualis- .
tic, privatist mores which are currently prevalent in our society. A co-
operative living place will not work well if the member-residents are not
cooperatively oreinted to at least some degree. The turn-key approach to
the development of continuing housing cooperatives does not foster coopera-
tive self-reliance and solidarity in the membership: rather it allows the
members to be passive spectators of the work that other people do for them.

(2) The Social Activation Strategy. This strategy is essentially the
opposite of the turn-key strategy. In this approach the future residents
control the whole development process, from initial conception and fea-
sibility analysis to the ongoing management of the housing once it has
been constructed/rehabilitated. The essential role of the benefactor group
in this process is one of social activation, which is accomplished by:

(i) Facilitating the coming together of people who share a common hou31ng
need; (ii) Facilitating the development of awareness in this group

about housing in general, their own particular needs and aspirations with
regards to housing and living conditions, and the process of housing
development; (iii) Facilitating the development of shared values and goals
within the group; (iv) Informing the group about available resources and
funding assistance to which it can gain access. (v) Guiding the group
through the lobbying and other political action which it might have to
undertake to overcome opposition and other obstacles which would thwart

it in its endeavors. (vi) Assiting the group, finally. in planning its
activities and developing the organization that it needs to realize its
goals effectively through cooperative action.

Therefore, a benefactor group which used the social activation
strategy would give priority to getting their "client groups'" to the stage
where they could develop their own housing with a minimum of assistance.
Such a benefactor group would know what professional expertise was needed
and where it could be found, but it would not be inclined to develop its
own in-house complement of technical experts.

(3) The Non-Profit Developer Strategy. This strategy includes the turn-
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key strategy except where turn-key development is carried out by a pri-
vate firm. 1In this strategy, the benefactor group emulates the housing
developer of the private sector and acquires a full complement of manage-
ment, professional and construction experts on its staff. The bene-
factor group will also probably provide property-management services to
the client group once the housing has been constructed and/or renovated.
Obviously, the non-profit developer may or may not produce turn-key hou31ng.
If a non-profit developer does not produce turn-key developments,

then it will have to have "social people" on its staff. who assist "client
groups' in organizing themselves and participating in the design/planning
process.

All in all, the non-profit developer strategy has not been highly
successful.. The revenue required to keep such a group in operation is
considerable and it will tend to get impatient with the group develop-
ment activities, which prepare the local housing group to assume the
responsibility of managing their housing collectively. A non-profit
group tries to provide expert development services as cheaply as possible,
but since it lacks the venture capital of a private developer and usually
provides its services too cheaply to accumulate growth capital and con-
tingency reserves, it often gets into cash flow crises which ultimately
result in its demise. And of course the pressure to "do away with non-
sense" and get into turn-key development gets greater and greater as
the financial situation of the developer gets worse. The people who
have the greatest influence on the staff of a non-profit developer group
are the technical experts. They are the people who are considered really
essential and most valuable. Because most technical people don't under-
stand such psycho-social processes as "animation" and "education" they
will tend to consider these roles less important than their own roles.
Consequently, when hard times come, the social people are the first to
be laid off. and the construction managers, engineers and architects
the last to go.

Non-Profit Developers will often tend to do more for their client
groups than is really necessary and may manipulate and control them.
Thus, they may often fail to help their "client groups" to develop
the self-sufficiency that they need to become autonomous, which a co-
operative should always be.

(4) The Cooperative Development Strategy. In the province of Manitoba
the government has created a cooperative development program and did
hire two cooperative housing development officers to stimulate and assist
cooperative housing development (as of March 1976). Furthermore, the
government has also funded a "technical resource group". which consists
of one architect and assistants. This technical resource was attached
as an ancillary service to the Co-operative Credit Society of Manitoba, -
from which it also received some funding. The Co-operative Credit
Society also provided front-ended and bridge interim financing as needed
by groups which have set out to construct/renovate housing for their own
use.

The cooperative development officers of the Co-operative Develop-
ment Department suffered from their dual role of enforcers of the legis-
lation pertaining to cooperatives and advocate/facilitators of coopera-
tive housing development. However, by funding an outside agency the
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government has largely put the responsibility of stimulating/facili-
tating the development of continuing housing cooperatives in the hands
of the cooperative movement. :

The strategy that was used in Manitoba consisted of the following
objectives having equal priority: (i) Spreading the idea of the
continuing housing cooperative through the province, through media
publicity and other programs of sensitization. (ii) Facilitating
the emergence and development of groups interested in housing them-
selves the cooperative way. (iii) Educating the cooperative housing
groups in the nature of cooperatives and the self-management responsi-
bilities that devolve upon the residents of a continuing housing coopera-
tive at occupancy. (iv) Facilitating the acquisition/development of
housing by continuing housing groups, by making land available to them
at a reasonable cost, and helping the groups organize themselves and
go through the design-planning process leading up to construction/
rehabilitation. (v) Through astute advocacy and public education,
keeping opposition from vested interest and/or ideological groups from
hampering or thwarting the endeavours of groups intent on housing them~-
selves the cooperative way.

This strategy resembles the social activation strategy but differs
from it in two essential ways. The first difference is that the coopera-
tive development strategy has a more clear social movement orientation and
seeks to provide the cooperative housing groups with an ideoclogical ra-
tional - the cooperative philosophy - for adopting the continuing housing
approach to the satisfaction of their housing and living place needs. .
The second difference is that it is more paternalistic than the social
activation strategy; it is housing developed with people for their use
rather than housing developed by people for their use. This distinc-
tion, though it may seem very subtle, can give rise to very different
practices.

The cooperative development strategy is clearly quite different
from the non-profit developer strategy. in that the benefactor group
does not seek to generate sufficient revenue from the sale of services
to its client group to become self-sustaining. Also the benefactor group
has no in-house construction management or site supervision expertise.
It knows how to evaluate such expertise and provides referrals to its
"client groups" as to who they might contract this work to but it does not
provide these services itself. (source: Leonard X. Pomerleau,*A Stra~
tegy of Development For The Canadian Housing Cooperative Movemenfs Pro-
action, March 16th, 1976, p. 4 - 26)
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APPENDIX V

The Manitoba housing cooperative history and
.a case study of the Cooperative Housing Asso-
ciation of Manitoba (CHAM)
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The Manitoba Housing Cooperative History

ear}y 1950's} .....

|

unsuccessful
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early to late

1950's
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interest
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conLinued

spring -

summer 1959

]

frustration

tall
1959

needs
assessed

<

D I I O A N SN B A
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January 23, 1960
central formed

%

members

unsuccessful efforts to create a housing
cooperative near the University of Mani-
toba, as intended land became unavailable
(no expertise in cooperative development).

interest in housing cooperatives evident
through the 1950's (still no expertise in
cooperative development).

interest in housing cooperatives grew in
intensity with frustrations of individual
attempts to develop housing cooperatives.

study group formed to achieve an improve-
ment of housing conditions in Manitoba
through the use of cooperative techniques.
(Still no expertise available in coopera-
tive housing and no housing cooperatives
in existence).

this interest (study) group saw a need for
provincial central first to act as a cata-
lyst and provide direction for housing
cooperative development.

CHAM's charter (first) members recognized
the need for expertise and thus invited
other business organizations to join them.

only organizations accepting membership were
other cooperatives. A third level of member-
ship was reserved for housing cooperative
representatives of the future.

to plan and develop a demonstration project
to increase interest and show its viability
to government and the public. Then, the first
project in place, to encourage the creation
of more cooperatives who they thought would
democratically control CHAM in five to ten
years. They also attempted to create a body
of expertise from which future cooperators:
could draw information and experience.
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Case Study of the '
Co-operative Housing Association of Manitoba (CHAM)

1. Incorporation

The founders of CHAM realized that if they were to deal with the
various levels of government they must become a legal entity through
incorporation. They did so under the Province of Manitoba's Compa-
nies Act on January 23, 1960. CHAM's objectives as laid out in the
bylaws were:

1) To promote continuing co-operative associationms.,
co—-operative building groups, and in general to
promote improvement in housing conditions in
Manitoba by use of co-operative techniques.

2) To build, buy, sell lease, administer, .improve and
maintain - land, property, buildings owned and con-
trolled or otherwise acquired by the association on
the co-operative plan. '

3) To provide, buy, sell and otherwise merchandise
goods and services for the members.

Since this cooperative beginning. CHAM has continued to evolve
through experience in cooperative ventures. The qualified cooperators
of today, say in retrospect, that 'the cooperative movement in general
had limited knowledge and understanding of cooperative housing and what
was being attempted'l; that early CHAM consisted of a "nafve group of
people who thought cooperative housing would prevail'2; and that ‘'al-
most nobody especially in the housing establishment understood what they

(housing cooperatives) were about.'3 Basically. early CHAM lacked know-
ledge of the housing development industry and resources were not easily

accessible. But CHAM slowly grew and acquired expertise and resources
to develop housing cooperatives.

2. CHAM's Early Years

In the early 1960's the Winnipeg housing market was soft4 and hou-
sing cooperatives were a new and seemingly distrusted idea.

...most sources of financing would not touch anything
so unconventional; housing officials were skeptical
because it was outside their ken and experience. The
antipathy towards co-operative action for housing can
be judged from the fact that only one Winnipeg alder-
man out of eighteen voted for a co-op proposal pre-
sented to city council.?

The general idea was that CHAM would develop a
demonstration project to show that continuing

co—op housing could work in Manitoba. It was hoped
that after a successful project had been created,
individuals and families would join the movement,
building a demand for further projects, thus im-
proving housing conditions throughout the province.

6
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To compound these problems, the location of Willow Park Housing Co-op
Ltd. in north-west Winnipeg was poor. There were few schools in the
area, no shopping and for a long while no bus service. CHAM also had
no money to buy and hold land and no National Housing Act (NHA) legis-
lation was available which would allow housing cooperatives to get a
blanket mortgage. Prior to 1973, there was, as well, nothing in NHA
legislation for people, e.g. a cooperative, to act as sponsors for
their own project. The only financing available, in the middle 1960's,
was a 95% mortgage at 6%7% (the highest it had ever been).

During the early design stage of Willow Park. CHAM had pressure
applied to utilize only union labour. This had it been used, would
have put Willow Park right out of the 'rental' market. As the coopera-
tive was coming on stream, miles away from downtown, the city of Winni~-
peg developed seemingly irreversible plans to construct public housing
near the Willow Park site. This close proximity to public housing,
possibly blurred the concept of housing cooperatives for lay people and
may have been partially responsible for the slow initial filling of the
cooperative., The end result, was a cost overrun and a second mortgage. .

Willow Park also had problems financing through CMHC. CMHC was
considered 'a help and a hindrance', for without CMHC there would be
nothing. There was. at this time, nothing clearly defined in the legis-
lation for housing cooperatives. Attempts were made to bend to the limit,
existing CMHC rules and regulations to make housing cooperatives possible.
Still, many rules and regulations acted as obstacles to the attempted
development. (author's research) '

Finally, in 1966, after overcoming many road blocks to the develop-
ment CHAM managed to have built the 200 unit housing cooperative,
Willow Park Housing Co-op Ltd./ CHAM for this project contracted the
actual building to a general contractor.

Having built the first Canadian housing cooperative. CHAM began
planning for Willow Park East Housing Co-op Ltd. This time, CHAM ex~
panded its role and became the general contractor and builder. By 1972,

68 units were completed and by 1974, an additional 102 units® were com-
pleted on city-owned land adjacent to Willow Park Housing Co-op Ltd.

3. The Crisis/Resolution

Nearing the completion of Willow Park East in 1973, CHAM began
arrangements to develop Carpathia Housing Co-op Ltd. (there were 140
units planned on 11 acres of land and MHRC was going to develop omne acre
for elderly persons housing, however near the end of construction of the
cooperative. this one acre of land became available and was used for
12 additional units and a cooperative office) on a site owned by the
provincial government. By this time the NHA legislation recognized and
defined housing cooperatives.

CHAM, for this project made a number of basic mistakes in its ori-
ginal negotiations with CMHC. CHAM applied for funds from CMHC but did
not comply to the request as CHAM had not developed community animation
and cooperative education capabilities.9 More specifically CMHC refused
to fund the Carpathia Housing Co~op because rules and regulations stated
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that a central could not apply for funding. CHAM at this point simply
changed the submitter's name from CHAM to Carpathia Housing Co-op Ltd.
and resubmitted the application. CMHC again refused support and asked
for a solid membership list. There ensued a drive for membership but
again a refusal for support came forth from CMHC. What escaped CHAM
\Was that CMHC was asking for the cooperative (Carpathia) to be active
at arms 1ength from CHAM and not for CHAM to be the loan instigator

As the Carpathia project proceeded, CMHC also voiced concern over
the tendering procedures, the projected costs of the project and as
mentioned, the absence of a representative core working group. The
situation in 1974 became critical for CHAM. Little revenue was entering
the organization, but they continued to keep and pay a large staff many
of whom contributed very little to its physical operation as a coopera-
tive housing resource group. CHAM submitted an application for $150,215
to the province of Manitoba's Department of Co-operative Development
to help subsidize its operation for the 1974 - 1975 fiscal year.11
It was here that the province audited CHAM's books.

The auditors, for the June 30, 1974 six month audit found a bank
overdraft of $1,104,789.04 with total liabilities and member equity

of $1,207,206.20 and net loss to date of $45,158.73. The December 31,
1974 year end audit showed a bank overdraft of 81, 551 348.96 with total

liabilities and member equity of $1,889,865.26 and a deficit for the

year of $74,109.96 or total to end of year deficit of $77,311.37 ($3,901.41
carried over from the previous year and also a loss on operation of
$99,040.69 for 1974). A note in the audit indicated that, "...unless
additional financing can be arranged by Willow Park East Housing Co-op

Ltd. and Willow Center Inc., it would appear that substantial losses by
way of further write-offs will be incurred by CHAM."

The December 31, 1975 audited annual financial statement, showed a
net allowance for doubtful accounts (bad debts) for 1975 of $205,547 and
for 1974 of $785 and a deficit of $160,079 for 1975 year end. Most of
this deficit and overdraft was owed to the Co-operative Credit Society:
of Manitoba (CCSM), who was CHAM's banker.

Finally, on September 30, 1974, the crisis culminated. Money had
apparently been drawn out of CCSM into CHAM's overdraft account, These
"loans' were it seems, ill secured and apparently at high risk.l

CCSM decided to take control of CHAM's ovperation and limit CHAM
to its construction activities. (CCSM, beyond feeling the need for a
housing cooperative resource group in Manitoba, wanted greater control
over the already allocated funds to CHAM, which it seems CCSM had pre-
viously failed to control.) Many of CHAM's staff were layed off. It
was anticipated that in this way CHAM would be able. over time, to work
itself out of debt and eventually be in a position to assume the role of
a housing cooperative resource group. For example, the CHAM year-end
December, 1975 audit of the statement of operations indicated a $66,638
drop in cost of salaries and benefits over the previous year ($136,410
in 1974 to $69,772 in 1975). -

) CCSM had then committed itself to a directourship role. They established .
their own housing department to help recruit membership for the S
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Carpathia housing cooperative project, and to provide the orderly develop-
ment of housing cooperatives in Manitoba. In late 1974 CCSM's Co-
operative Housing Development Department (CHDD), began its operation

as a resource group with a $50,000 grant from the provincial govern-

ment. The following year and a half saw CHAM operating solely as a
construction company. In order to remain solvent, CHAM constructed

credit union buildings and Nassau Square, a 95 unit MHRC public housing
project, :

CHDD at this point in time, had great success in encouraging the
development of housing cooperatives in Winnipeg. For example, in July
1975, CHDD organized a public meeting at which three core working groups
were formed for three new Winnipeg housing coorerative projects (Pembina
Woods, Seven Oaks Gardens and Westboine Park). CHDD worked closely with
these groups for about a year. They provided them with technical assis=
tance and advice throughout the housing cooperative development process.
The provincial government's Department of Co-operative Development (DCD)
assisted CHDD by providing these groups with its 'high quality' coopera-
tive oriented educational services.

Despite the competent assistance provided to the core working groups,
time delays were encountered. These were due to conditions or problems
associated with the land made available through MHRC. For example, each
of the three cooperatives accepted land which MHRC could not use because
of zoning or objections by community committees to design or use proposals
MHRC made. Therefore time was spent in zoning meetings explaining to the
committees that housing cooperatives were not the same as the previously
proposed public housing. Also, one cooperative was required to spend much
time in the process of transferring and organizing a useful land package.
Another problem the cooperators faced was that in accepting land from
MHRC, they were also accepting an architect who had previously made spe-
culative designs for MHRC. This violated a basic cooperative principle.
The cooperatives did not have a choice of architect. This problem began
to clear when the designers began to work with the core groups rather
than against them.

4. Why Problems Developed

CHAM, in facing its financial crisis lost view of its original intent
to become a resource group for housing cooperatives. Instead it cultiva-
ted only the conventional capabilities of a turn-key developer, and attemp«

ted to parachute housing cooperatives into Manitoba with limited or no user

input. (see appendix IV for review of turn-key developer strategy, CHAM
has also apparently followed closely the Quebec format, in that it is un-
willing to work with local groups which approach it for assistance and
insists on complete development control itself.1> Some of the author's
survey results point a finger at one or more CHAM employees responsible for
creating animosity between the cooperatives and CHAM. For example:

I think CHAM was set up to be a development company.
a construction company, and a property management
company within Metro-Winnipeg. It conceived of it~
self as such, a three-fold organization exclusively
it, therefore, was misnamed.

CHAM was not interested in anything but the pay
envelope.
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By the middle 1970's CHAM's credibility with the provincial and federal
governments and with the individual cooperators had become seriously
damaged.

Pomerleau points out the warning of the CHAM story. He mentioned
that this is what can happen if too many high powered technical people
are hired by an organization which would promote housing cooperative
development. He said:

It is quite possible that the primary purpose of the
organization will be subverted, since it is very likely
that the organization will have to start undertaking
other constructions in order to sustain itself. Further-
more, in many instances, it won't be able to afford the
membership animation, so that a co-operatively oriented
community is not likely to develop, unless the education
and animation is carried out by someone else.l6

Another observation is that "CMHC understood cooperatives better
than CHAM at this point in time" and this was "possibly true up until
relatively recently with member cooperatives having a greater say in
CHAM."17 As Pomerleau might see it, the organization was subverted
from a cooperative to an inefficient construction and design company.
It was also it seems, a lack of financial control that lead to many
problems within CHAM. But beyond the financial aspects it was a ‘managerial,
attitudinal and public relations problem in CHAM compounded with probable
misdirection/mismanagement.

5. The New Beginning and Future of Housing Cooperatives and the
Resource Group in Manitoba

CHAM again took on the full role of a cooperative housing resource
group in June 1976, when CHDD merged with CHAM. CHAM finally started
fulfilling its original objective to form a federation of non-profit
housing cooperatives, when it invited the developing and existing housing
cooperatives in Manitoba to take up membership. Now CHAM was changing
to be directed by individuals who were directly involved in specific
housing cooperative developments. In 1978 the federation composed
of experienced cooperators created a new statement of belief mission
and objectives. (see following page)

During the summer and £all of 1979, CHAM re-evaluated its services,
staffing, goals and objectives. The high risk design and construction
sections were eliminated. Now the emphasis for CHAM was anticipated to
be solely in the areas of property management, cooperative lobbying.
education and consulting. That is, back on track and following its
original primary purpose. The activity plan for 1980 stated these goals:

To provide independent and unobstructive leadership
to the cooperative housing sector by:

1) The establishment of a co-op housing central
that will respond and meet the expressed needs

of its membership.

2) The promotion of co~op housing as an alternative
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choice in today's market place, through the
development and education of truly self-help
groups. '

Becoming financially independent of government
funding.

In the early months of 1980, the CHAM board of directors realized
the following fundamental problems existed: :

1)

2)

3)

4)

5)

6)

7)

8)

9)

CHAM was in a $224,000 deficit position

These monies were owed to the Credit Union
Central of Manitoba (CCSM)

CCSM was willing to continue to keep CHAM going,
even CHAM's $224,000 deficit; in fact the line
of credit would even be allowed to extend to
$400,000. ’

CCSM was it seems, in desperate straights and
hoped CHAM would pull it out of a $1,200,000
over extended loans position. (It seems the
1974 position of CCSM was returning with limited
control or backing for these funds). The CHAM
board of directors felt CCSM was only waiting
for CHAM to help each of these cooperatives
through the interest adjustment and final mort-
gage periods so that CCSM could receive its little
controlled monies. Then possibly CCSM would de-
clare bankruptcy on CHAM or in fact take over, to
attempt to get back monies owed to it.

CCSM was unwilling -to do anything about CHAM's
deficit or the $35 000 + interest accumulating
annually on monies owed. ~

Due to the high risk and lack of foreseeable
jobs in the area, the construction and design
arms of CHAM were wound down. Therefore the
deficit would not be paid off by this means.

The property management arm was making only a
small amount of money and no great increase in
revenue could be expected here.

The 1979 annual audit showed a $35,158 loss
equalling the interest owed to CCSM.

Two Winnipeg housing cooperatives had lost
confidence with the property management arm of
CHAM and were seeking alternative management
resources. This potential loss of the two hou-
sing cooperatives dictated that the management
arm of CHAM could not operate without further
loss (the interest cost for the deficit is equi-
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valent to revenues from over 300 cooperative
units managed by CHAM). The board of directors
decided that this arm of the resource group
should be wound down.

10) If CHAM (as it was presently set up), was to
act as a lobby agent, voice and consultant
for the cooperatives and a dues system to cover
all these costs was set up. the individual co-
operatives could not afford it.

11) Monies, if approved by the board of directors
and spent by CHAM would increase the deficit
(which meant most expenditures above 'normal'
running), each individual director could be
liable under the Cooperative's Act of the Pro-
vince of Manitobs. ‘

12) The board of directors after many hours of con-~
sidering all alternatives, saw no viable way of
relieving CHAM of its present debt load situa-
tion.

The conclusion was obvious, after all avenues were explored, the
only option available was to wind down CHAM. That also to indicate to
the creditors of CHAM that the only solution was bankruptcy. (This of
course with the final approval of the individual cooperative members
of CHAM.) Therefore, as of March 31, 1980, CHAM will close its door
and will have no staff in the office.

However during all this sole searching, two groups of seperate
cooperators came to the same conclusion. That is each could not af-
ford CHAM or a full time manager on top of an on site person(s). But
a shared manager was seen feasible and needed. Thus, in the dying days
of CHAM, a new user formed, desired and needed federation of coopera-
tives is being formed that will driectly meet the needs of each partici-
pating cooperative. The exact form of this relationship is still to be
seen, but the expertise is in place, the need, by a few cooperatives is
seen and they are the ones who are now forming and directing a new user
cooperative movement in Manitoba. Only time can say the form it will
take or how it will evolve. But for the first time in twenty years it
is the individual Manitoba cooperatives desire and needs that will be
satisfied and aimed at. Preliminary discussions have also indicated
the aim, above straight management will also follow various long term
considerations. (see figure on following page)

The demise of CHAM does not mean the early dying of Manitoba housing
cooperatives. In fact it could mean the strengthening and a united front
to face any existing or new barriers to development. The optomistic re-
sult would be new merging cooperatives, organizing and growing in the
Manitoba housing cooperative sector.
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CO-OPERATIVE HOUSING ASSOCIATION OF MANITOBA LIMITED

STATEMENT OF BELIEF, MISSION AND OBJECTIVES

WE BELIEVE

That people should be free to work together to meet thelr economic
and social needs.

That co~operative enterprise provides the greatest assurance of
security and freedom.

That human welfare is served best by an economy in which there is a
place for co-operative, private and government enterprise;
MISSION

To promote and maintain a democratically controlled central organizdfion
that will encourage continuing housing co—operatives to provide housing
developments of good quality, at affordable costs owned by the residents
as a group; in wholesome, lively and creative communities for people of
all ages.

OBJECTIVES

To serve member housing co-operatives by providing services so that they
can achieve their objectives.

To influence national and provincial policies on co-operative housing.

To act as a representative to various governmental agencies. (On
behalf of members)

To provide members with centralized services, including education’
leadership and training for maximum economic advantage.

To further the understanding of co-operative housing with the general
public and various government and civic agencies.

To develop co-operative housing at cost, using co-operative methods
as an alternative to private.and public housing. :

To operate as a viable, competitive and effective organization.

To provide employees with a work environment and compensation levels
that encourage professional growth and participatiocn in decision
making.

To operate according to the principles of co-operation:
Open ana Voluntary Membership
Democratic Control
Limited Interest in Shares
Return of Surplus to Members
Co-operative Education

Co-operation Among Co-operatives

Approved By The 19TH Anuual
General Membership Meeting
April 29, 1978.
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Housing Cooperative vs. Resource Group

- A Role Divergence

Internal to Cooperative
and Cooperative's Concerns

External to Cooperative
and Resource Groups Concerns

Day to Day Concerns

Long Term Concerns

~ cats, dogs

- flowers, trees, grass

~ parked cars

- snow removal

—~ cooperative books and records

- cooperative maintenance

- explaining concerns to members
and prospective members

- keeping the cooperative full

- run cooperative on a day to
day basis

- dealing with CMHC, MHRC,
Winnipeg Regional and Brandon
housing authorities. As a
coordinated voice for the
cooperatives.

— to keep an eye on provincial
and federal programs as they
may affect housing cooperatives
in Manitoba.

- dealing with city of Winnipeg
and Brandon in name of co-op.

- working with cooperative in
Tripartite Agreement (federal,
provincial governments and
individual cooperatives.)

~ considering and advising
cooperatives on SAFER program
of the provincial government.

- lobbying factor in terms of
politics in housing cooperatives.

~ negotiating mortgages and refi-
nancing - looking at figures of
$100.000 and more.

- marketing on behalf of all co-
operatives.

- research and information on all
cooperatives.

— continuity in planning and deve=
lopment stages of new cooperatives.
(mass vs. individual strength).

-~ encouragement of new cooperatives.

- education - facilitator/animator
in cooperatives.

~ link between all cooperatives
and government.
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FOOTNOTES TO APPENDIX V

1 .
A response to the author's survey by a Manitoba cooperator.

21pid.

3A.F. Laidlaw, "Housing You Can Afford, We Chose Something New:
A Short History of a New Movement", The New Harbinger: A Journal of
the Cooperative Movement and Cooperative Housing Journal: National
Association of Housing Cooperatives, Vol. V, No. 4, Vol. VI, No. 1,
Winter, 1979, p. 8.

41pid.

2 Ibid.

§L.X. Pomerleau, "Willow Park: A‘Beginning", Cooperative Housing
Journal and the New Harbinger: Special Joint Issue on Cooperative Housing,
Vol. XII, No. 2, Summer, 1976, Vol. III, No. 3, August, 1976, p. 41.

7Pomerleau, op. cit.,, p. 43,

8Ibid, p. 44.

9L.X. Pomerleau, A Strategy of Development for the Canadian Housing

Cooperative Movement, Proaction, March 16, 1976, p. 14.

10

H. Finnigan, "The Role of Co-operative Housing Resource Groups in
Canada: A Case Study of the Co-operative Housing Association of Manitoba
(CHAM)", unpublished Master of City Planning thesis, Department of City
Planning, University of Manitoba, January, 1978, p. 17-18.

Mipid., p. 18.

2From the audited statement for the Co-operative Housing Association
of Manitoba Limited as done by the Department of Co-operative Development,
dated September 23, 1974, as at June 30, 1974, Exhibit A, Balance Sheet,
Liabilities.,

13Annual Financial Statements and Auditors' Report, December 31, 1974,
for the Co-operative Housing Association of Manitoba Limited as done by
the Department of Co-operative Development, Winnipeg, Manitoba, dated
May 31, 1975, p. 8.

4 . . . .
A response to the author's survey and interview with a Manitoba cooperator.

5Michael Dennis and Susan Fish, Programs in Search of a Policy: Low
Income Housing in Canada, Toronto, A.M. Hakkert, 1972, p. 260.

l6Pomerleau, op. cit., pp. 15-16,

7 . . . .
A response to the author's survey and interview with a Manitoba cooperator.
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APPENDIX VI

‘Letters of introduction to cooperators
and Co-op Housing Questionnaire
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Co-operative Housing
Association of Manitoba
Limited

525 Kylemore Avenue Winnipeg Manitoba R3L 1B5 (204) 284 9730

October 6, .1978

Dear Co-operator:

This letter is to introduce David Rapson, who is working on his
Masters Thesis in City Planning at the University of Manitoba.
His study concerns emerging co-operatives and the development of
a manual tc help your fellow co-operators.

One of C.H.A.M.'s basic objectives, as you may know, is to promote
continuing co-operative housing and the improvement of housing
conditions in Manitoba through the use of various co-operative
techniques. As part of our overall plan this coming year, we at
C.H.A.M., are attempting to organize, with your help, a series of
operating and procedural manual-form guides, for your co-operative.

David's study, although not part of the original concept 1is a
welcome extention to these manuals. It is, as well, an attempt
by another experienced co-op member to improve our situation in
Manitoba. : ‘

The findings, as indicated by David, will be available to C.H.A.M.
for our and your fellow co-operators use. We at C.H.A. M., are very
encouraged by the possibilities of this work and would appreciate
you giving your full co-operation to this study.

Yours co-operatively,

E. Henschel,
Chief Executive Officer

/giw
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Department of Interior Design
Department of City Planning
Department of Environmental Studies
Department of Landscape Architecture

University of Manitoba Winnipeg R3T 2N2 Canada Faculty of Architecture

204 474-9286

October 6, 1978,
Dear Sir or Madam:s ‘

I am a student in my final year of the masters program 1n
City Plamming at the University of Manitoba. For the last 3%
years I have lived in a housing Co-operative and built up an
interest in the varied problems encountered in starting or running
a Co-operative, My thesis, which evolved ocut of this interest,
is aimed at orgainizing a manual which could probably iron out many
of the problems referred to above.

To determine whether or not I am right about some of the
problems and solutions, however, I need your input. Therefore, .
I am asking for your help and participation by answering a question-
naire. The information which I hope to receive from you will
be kept strictl; confidential and used only for my thesis

I particularly need information from those experienced in the
development stages of housing Coeoperatives, That 1s why you are
among the people I have asked to participate, The questionnaire
itself is interesting, and completing it would be a means, on
your part, of contributing considerably to Co-op hou81ng itself;
and I personally weuld be grateful,

A copy of my findings will be presented to CesH.,A.M. in a few
menths for its usé by C.H.A,M. and yeur fellow Comoperators.
So you can rest assured that the effort that you put into this
exercise will not be wasted - something will come of it,

I have consulted with C,H.A.M. officials, your pre81dent and
various members of your Board of Directors and they have given
me permission to carry on my studye I would very much app$e01ate
your assistance and coesoperation in this matter,

Yours truly.

David L. Rapson

Kent Gerecke, PheD,
head, department of Cisty Plannlng
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Department of City Planning
University of Manitoba

Co-op Housing Questionnaire

33036 3R RS

This survey contains three (3) sections.

Section A, asks six (6) questions on your background in co- -operatives

Section B,

Section C,

and should only take a few minutes to answer.

is the longest section and asks questions on your ,
experiences with emerging Co-ops and C.H.A.M. It is.
broken down into five % parts.

Part I, the longest part in this section, asks you about
C.H.A.M. and its relations with emerging co- op
clients.

Part II, considers the various co-operatives and cllent
groups that you are or have worked with through

C HOA-OMI N
Part III, asks about the emerging co-operatives themq
selves.
Part IV, asks you about your personal feelings on co-op
hcu n.go ;

Part V, is a final comment about co-op housing.

asks ten (10) short questions on your personal back-
ground and should only take a few minutes to answer.:w

It any questions requires extra space please use the back of the
previous page to answer.

All information will be kept gtrictly confidential and will be used
only for the purposes of my study.

This survey should take you about 45 to 60 minutes to complete.;so
pPlease read each question carefully and answer the best you can.

This is not a test, and no answers are right or wrong. The
questionnaire is simply a tool for gathering your opinions and
experiences about emerging co-operatives.

If you have any questions, please phone me at 269-0975; or 01rcle
the question giving you trouble so that those difficulties may be
cleared up when I collect the questionnaire from you.
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Department of City Planning
University of Manitoba

Co-op Housing Questionnaire

R EREFERREN

GENERAL INSTRUCTIONS

This survey contains three (3) sections.

Section D, asks a number of questions on your background in
Co-operatives and should only take a few minutes 4o answer.

Section E, is the longest section and asks questions on your
experiences with your Co-op in its emerging stages. It is
broken down into five (5) parts.

Part I, contains three (3) questions about your first
experiences with Co-op housing.

Part II, asks you about your housing Co-op and its early
development stages,

Part III, asks you about your satisfaction with the Co-op
development process and your fellow Cosoperators that
helped or are helping build the Co-op.

Part IV, asks about your experiences with the information
that you received when developing your Co-op.

Part V, the final comment, asks you to list what you feel is
important in a manual to guide emerging Co~operators,

Section C, asks ten (10) short questions on your personal back-
ground and should only take a few minutes to answers

If any question requires extra space please use the back of the
previous page to answer. -

A1l information will be kept gtrictly confidential and will be
used only for the purposes of my study.

This survey should take you about 45 to 60 minutes to complete,
so please read each question carefully and answer the best you can.

This is not a test, and no answers are right or wrong. The -
questlonnalre is simply a tool for gathering your opinions and
experiences about emerging co-operatives. .

If you have any questions, please phone me at 269-0975 or circle the
guestion giving you trouble so that those difficulties may be cleared
up when I collect the questionnaire from you.
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5. Which age group do you fall into?
16-19 20-29 30-39 Lo-49 50-59 60-69 70+
() ) () () () () ()

6. How many persons live in your household? (a household ig the
person or group of persons occupying one dwelling)

7, Are all persons in the household related by blood, marriage or

adoption?
Yes ()
No })—

If no, please explain-

8. How many children live in this household?

9« How many of your children live away from this household?

10. %hat is the occupation education and income (if any) of all persons living in this
household (including yourself)? . .

Yotes Fiease indicate for income ranges the letters 4,B,C,D,E,F,G,H, or I, as indicated
in guide at bottom of page.

First Nane Sex Age Re1:21on leing Occupation Ed;:32§°n Income
respondent home attained range
Yes § No
3
I ¥l s G )
less $1,001 $6,001 $9,001 $11,001 $13,001 $15,001 $17,001 $21, 000+
than to to to to to to to
$1,000 $6,000 $9,000 $11,000 $13,000 $15,000 $17,000 $21,000
(A (8) (c) (D) (E) (F) (¢) (1) (1)

~~ THaNK YOU FOR YOUR CO-OPERATION ~w
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APPENDIX VII

Procedures for selecting questionnaire
respondents,
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1) Procedures for Selecting CHAM Employees

i) An interview with the manager of CHAM's property division was
sought where the researcher described the proposed research,
the implications it may have for CHAM and asked for comments
or criticisms.

ii) An interview with the Chief Executive Officer of CHAM was
sought where a similar interview to that in item (i) took
place.

iii) A cover letter was obtained from the Chief Executlve Officer
indicating CHAM's endorsement of the research. (see appendix VI)
This letter was used as a partial introduction to the questionnaire
for respondents. (Another cover letter was obtained from the
Department of City Planning, University of Manitoba, and used
with the above letter, see appendix VI).

iv) The manager of the property supervision division was asked to fill
out a questionnaire. An appointment was made to obtain any comments
on the study.

v) Short, individual meetings with ten CHAM employees were held
where the author explained the research and requested the
employees to fill out the questionnaire,

2) Procedure for Selecting Other Cooperators

i) Incorporation papers and lists of past and present boards of
directors were obtained from CHAM and/or the Province of Manitoba's
Department of Co-operative Development.

ii) Names of highly involved persons not included in the above records
were obtained from CHAM employees or members who had attended
CHAM meetings.

iii) In instances where the above information was incomplete or
inadequate, meetings with the individual cooperative managers
were sought.

iv) Potential respondents were initially contacted by telephone or in
person at meetings held by a housing cooperative, That the
potential respondent met the criteria was confirmed. The
respondent was then asked if he/she was willing to complete a
questionnaire, which would assist the author in completing his
thesis. 1If the potential respondent indicated a willingness to
complete the questionnaire, an appointment was made for the
author to deliver the questionnaire. In instances where the
potential respondent was asked in person, and qualified, the
questionnaire was presented at this point.

v) When the questionnaire was delivered to the potential respondent,
the researcher reviewed the cover letters and the questionnaire
with him/her. The potential respondent was also asked if there
were other highly involved persons that the researcher should
contact.

vi) In instances where highly involved cooperators had moved from
Winnipeg, the above interviewing was done by telephone only. The
questionnaires, with stamped self-addressed envelopes were mailed
to willing respondents.

vii) Most questionnaires were picked up at the respondent's home or
work place and a few mailed back to the author.
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