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ASSTRACT

The shortage of affordable housing is a growing problem ín 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 Mar:.itoba housing cooperative situation relative to Èhese

trends. In fact, an integral relationship between th.e concepts of citizen

parËicipation and cooperative housing r¡ras demonstrated which served as

the central theme for the study.

An empirical study of eighty-nine (89) survey respondents ? víer¡s

rras used to identify satísfactions, dissatisfactions and ínsights into

the cooperative housing development process. The data was analyzed, fac-

tors affecÈÍng the process r¡rere identified and suggesÈions to ímprove

Èhe proeess \reïe made. AspecÈs of the development process mosË widely

eonsidered -";ere financíng, land acquisítion, excessive ti;ne delays and

the delivery and organízaLional systems.

The main finding demonstrated Èhe need for an improved development

manual and a mod.el of the housing cooperaËíve development process. An out-

line for such a manual and a model were developed. These were aimed aË

providing a basis upon which new cooperative developments could be more

conducive to member participation and continuaËion in the developmenË and

operating sËages
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INTRODUCTION

The purpose of this thesis is to define and analyze the problems

faced by continuing non-profit housing cooperatilr.l d"rr.lopments in Manítoba.

Factors will be ex¡mined which have affected emerging housíng cooperatives2

Ín the Past or v¡i1l so in the future. Factors and views attained. from

lndividuals highly involved in housing cooperatives wíll be synthesized

to demonstrate the direction of Ëhe cooperative movement and its impact

on Ëhose affected. Based on Èhese findings, the author r,ri11 matce a case

for a housing cooperative manual and development model intended to aÍd

problen solving for groups involved in this process.

I Principal Research Questíons

This thesis centers on a basic theme of conflict. Conflíct beËween

the housing cooPeratíves, Ëhe various government agencies and external

Persons or grouPs involved in the cooperative development sËages. I^IiËhin

this vein the following questions will be answered

what is the sËatus of housing cooperaËives in canada and Manitoba

specifically?

Do cooperatíve Housing Association of Manítoba (CHAM) employees and

other persons involved in housing cooperatives recognize problems,

lssues or dÍssaËisfactions encountered durirrg trr. d.evelopmenË of

a housing cooperative?

Do participants of the cooperatÍve movement propose methods to

allevíate any of the staËed problems" issues or dissatísfactions?

Do cooperaÊive Housíng AssociatÍon of Manítoba (CHAM) employees

and other persons involved in housing cooperatives recognize

satÍsfact.ions 3encountered during the development of a housing

cooperative?

r)

2)

3)

4)
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5) Is there adequate communication among those involved in housing

cooperatives?

6) f{hat conmunícation lines need to be esËablished to alleviate

any inadequaeies?

7) Is CHAM, as a resource group, in a posiÈion to assist emergíng

cooperatives in their effort to establish an improved communícation

sysÈem?

This list of questions has of course been li-rnÍted ín the interest

of simplicity. However, as the thesis progresses, Ëhe readerrs attention

l¿ill be drarn¡n to numerous sub-questíons thaË will be either ansr^rered

fn this work or may give rise Èo further research. The ansr{ers to Ëhe

above questions will provide insight into the inÈernal dynamícs of housing

cooperative developmenË and the basis upon which the auÈhor makes

suggestions for ímprovement of communicatíon in the cooperative developrrent

process

II Methodology

The paraneters of this study were deterrnined early in the investigation.

The author attempted to avoid conclusions regarding cooperative development

whÍch would be based on personal viewpoints or opinions. Those who

were or are currently involved in the housing cooperative developmenË

Process r¡¡ere considered Ëo be in the besË position to evaluaËe its

effecËiveness in meeting needs and expecËatÍons

The methods employed in Ëhis research evolved as the invesËigation

'proceeded. The foundation for this research is based on meËhods employed
416

by Cu11 ¡ Davidson- and Finnigan" ín their studies on housing cooperatives
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and resource groupsT. Also an rexperience survey¡ of users and participants

1n this development process r¡ras utilized, wiÈh the premise thaË by

obtaining and comparing views of índividual Manitoba housing cooperators,

problems and satisfactions within the process could be identified and

lmproved" Upon commencing the research program the author became a

member and later presidenË of the board of directors of College Housing

Co-op Ltd., an existing hlinnipeg housing cooperative. Subsequent Ëo

Ëhis he also be¿ame a dÍrector of Brandon Housing Co-op Ltd" and CHAM.

Through this involvement, the author acquired " "or'rrrd 
grasp of the

problens which are generally inherent in housing cooperatives in ManiËoba.

The rapport which r.¡as esÈablished with the various groups and indÍviduals

fnvolved in housing cooperatives proved invaluable Ëo this sÈudy. This

tinmersÍonr inEo the housíng cooperatÍve movement is supported by Cu118,

9 -. 10
Davidson- and Finnigan-" in Ëheir research.

The various sources whích were us.ed in this research included; a

review of records 
.of 

varíous Manitoba housing cooperatives, a review of

CHAMTs past board minut.es, attendance and païtícipation at a number of

housing cooperative meetings and conferences, review of cooperaËive

líteraÈure in the Canada Mortgage and Housing Corporatíon (CMHC) I^Iinnipeg

Office, provincial DeparËment of Co-operative Development, Manit.oba

Ilousing and Renevral Corporation (MHRC), University. of..Manitoba, University

of tr{ínnipeg and CIIAM libraries, rtíLízation of the Co-operative InformaÈional

Retrieval System (COINS), personal interviews, telephone interviews,

nail-back and auËhor retrieved questionnaires. The methodological

techniques employed in questionnaire preparaËion and analysis will be

detaíled in Chapter Three.
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III Research Límitations

There has been a growing trend towards citizen participation in

conmunity or city planning over the last few decades" A specific community

based concern for city planners that will be dealt wiÈh in this research

is that of planning housing developments. This thesi.s will argue Ëhat

the housing cooperative development process is one of the besË examples of

utílization of users (ciÈizen participatÍon) in the planning of housing sites

and surrounding environments.

A main research lirnitation r'ras the lack of previous research material

on housÍng cooperatives. Rose has noted in her ínvesËigation of Canadian

housing cooperatives ÈhaË:

...much of the Canadian co-operative experíence to date
is either undocumented, wrítËen in public relations prose,
or buried in files. IË is not readily available for people
Èo use in developing co-operat.ives suited to contemporary
needs.11

She also indicated that when atEemptíng Ëo:

.."create a co-operative information cencre wiËhin
PestaLozzifs library - our efforts at co-op
self-education had convinced us that co-op ínformation
\./as noÈ adequately accessible anywh"r".12

Sínilarly Craig states:

Canadian co-operatives have been handicapped for Èhe
lack of analytical literature on the theory and practice
of co-operation. This tends Ëo prevent serious study
of the co-operaEive system and encourages assuuptions
that differences beËween co-operatives and non-cooperatives
have 1íttle significance.13

Therefore the auËhor has chosen to concentrate hís research on Ëhe

Manítoba, Inlinnipeg - Brandon region"

The vast regional differences in Canadafs cooperative development

patterns also qualifies as a li-mítaËion. Laidlaw related Èhat dÍfferent

regÍons and areas wiÈhin Canada have differenË requiremenËs and growth

characteristics. He noËes that Èhe variety of growth patterns require
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regional rather than nat.ional analysis:

rf housing co-operatives add up to a movement ín canada
today, 'they do so by having little in conrnon among them.
And this is as it should be, for they are based on gro*ps
of people with a wj_de variety of backgrounds, needs,
expectations and resources, and they are locaËed in urban
environments as different as vancouver, ottawa, Toronto,
Thunder Bay, Quebec CiEy and Calgary. The common thread
running through them is clear: group or,rnershíp, housing
at cosÈ, non-profit operation, democratic control and
creation of communíty. In other respects, such as sLze,
desígn, auxiliary services, method of management, internal
regulati.ons and so forth, they differ widely and no two
projects are very much alike. Each group of co-operatoïs
creaÈes its ov,¡n housing environment; each project takes
on its own individuality; each is a special kind of neigh-
bourhood; each has its problems Ëo sôlve'and difficulties
to overco*e.14

To substantiate Ëhis argumenÈ for regional raÈher than national

analysis, the auÈhor has also noted that many Canadian cooperatives have

tended Èo develop on a províncial or regional basis due in part to legis-

Lative differences. As a result e standard netional growth pattern of

cooperatíves has yet to develop.l5

The utilization of survey techniques r\Ías necessítated due to limited

historical background on housing cooperative development wiËh housing

cooperatíves in the hlinnipeg and Brandon area used as a. representative

sample" The range of housing cooperatives and experience r¿ithin llanítoba

was vier¿ed as an'idea1 laboratory for investigation as Ëhe ManiËoba

si.ËuaËion provides the opportunity Ëo examíne both. existÍng and ron streaml

housÍng cooperatives. (It ís importanË to note that i^Iinnipeg was the sj-te

of the first housing cooperative in Canada and. was also the site of the

first housing cooperatíve resource group, CHAM)

To aid analysÍs the author seperated the housing cooperaËíve develop-

ment process into four st.ages:
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Housing Cooperative- Development Stages

CONCEPL 
-DEVELOPING 

SIIRVIVAI

D

LOOKING
STRUGGLE FORI{ARD

(the initial (the organizing, (the inirial (rhe inirial
ground work for information moving in stage, problems dealtthe development gathering and recognition of wiËh, now looking
and organízatíon research, finan- financial and to Èhe future andof a housing cing, desígning organízational details of
cooperative) and building of problems of organízaËion

the facility) survival) and menbership)

Because it is generally accepted that a strong fouirdation is necessary

for any .eooperaËive project, this study wíl1 focus on stages fA' and tBt.

To support thís focus, auËhors such as Laidlaw sËaËe:

The evidence shor,rs thaË, with groups having little
or no preparati_on before hand, the chances for
misunderstand+tlg, mismanagement and dissatisfaction
are increasedrb.

Th'e priurary problems associated r^rith these stages including; time

delays, frustrations and díssatisfactions in organization, planning and

consÈrucËion delays, will be discussed in chapter four. That it is
ímporËanË Ëo reduce these problems along wÍth Ëhe cooperators perceived.

inprovements will be demonstrated in chapter fíve.

Mynopsis ,. i
This thesis consisËs of six chapters plus an introduction and a

conclusÍon. The first chapter CÍtv Planníng and CiËizen partícipation -
A Sear-ch for the tCommon Goodf, briefly considers the líteratuïe pert,ínent

to theoretical aspects of ciÈy planning and citizen parËicÍpatíon and

theÍr applications for cooperative housing.

Chapter two" Housing Cooperatives. Theo vs Realit - A Search for
the tconmon Goodt, considers the literaËure pertinent to theoreËíca1
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aspecËs vs the realíty of housing cooperative developmenË

Chapter three, Sqrvev Research MeËhodologv, considers the survey

meÈhodology, along r,rith the sample validity, surveys returned and how

the findíngs will be utilized.

Chapter four, Cooperators ExpectaÈíons vs Problem and Issues, reviews

the cooperators initial expectaÈions upon entering the cooperative

devel-opment Process. It then reviews Ëhe realities of cooperatives and

deËaíls the problems found in the process

'Chapt"t five, Improvements to the Cooperative Development Process,

reviews Èhe improvements cooperators proposed to the system in relaËion

to the problems previously 
.stated.

Chapter six¡ A Guide for thg Systematic Organization of Communication

3nd Reference Material ín the Cooperative DevelopmenË Process, organizes

the information indícating irnprovements into a guidelíne and development

model with pertinent iËems that should be consídered by new cooperators.

The Conclusion revíews the major findings of the Èhesis, presents

reconmendations and suggests future research directions for housing

coopelat.ive developmenË.
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FOOTNOTES TO INTRODUCTION

1-Continuing non-profit housing cooperatives are non-profit
corporaÈions in r¿hich the residents are the shareholders. ". . . iË is
owned by those who use the services provided - it is housing ovrned by
those who occupy iË - and they or^m it as a group, sharing cooperatively
the benefits and advanËages, or the losses and dísadvantages Ëoo as Èhey
conet'. (4.F. Laidlaw, "Co-operative Housing in Canadat', Canad.ian Labour,
vol. rr No. 3, March 1966, p. 5.). The member residents pay a monthry
housíng eharge to the cooperative on an individual basis in order to
cover the costs. No one member ovins his or her individual unit, each
however, has a share in the cooperative. cul1 quotes Laidlar¿ and
says that the term tcooperative housíngr should be dífferentíaËed from
the term thousing cooperativer. "The first is a general term
referring Ëo any of the many T¡rays in which people may get together
co-operat,ively to provide housing for themselves. For example, they
may organíze Ln a do-it-yourself scheme and build houses ¡¿hich they will
own individually ... or they may have houses buílt'for ownership by a
consumerst co-operative of which they are members... or a co-opeïative
organizatíon may provide some form of housing, e.g. linited dividend,
for some of its members. rn all these cases some form or d.egree of
co-operatÍ.ve may not be the end resulÈ. But a housing co-operative is
something different: it is a housing project or collection of housing
units ovmed jointly by the people who oceupy Ëhe housing. The essential
feature of a housing co-operative is joint ornmership and control by those
who occupy the acconunodation..." (Elizabeth cull, "The Rise and Fall
of the Uníted Housing Foundation: A Case Study of a Co-operative llousing
Resource Group", unpublished Master of Arts Ëhesis, School of ComrnuniËy
and Regional Planning, university of British coluurbia, May, r976, p. Bi.

Unless oËherwise stated the term lcooperativer or rhousing cooperaÈíver
trill be used Ëo refer to a continuing non-profit housing cooperative in
this research.

,
Emerging housing cooperatives refer to housing cooperatives whose

members are organizíng, but have not built or moved into this Èype of
residence.

Jsatisfaction 
means a respondentrs measuring to a set of criteria

or requirements and fulfillment of a need or \"ranË. The satisfactions
are explained in chapter five, pages r24 - 131.Also sçe chapter one,
pages 20 - 23 concerning user needs and values.

lL'Cull, op. cit. , p. 79 .

5¡itt Davídson, "Co-operative Housing - A SËudy of User SatisfacÈion",
unpublished Master of Arts thesis, school of communiËy and Regional
Pl-anning, UnÍversiËy of Bri,çlph Coluurbia, May, L976, p. ZO.

6t^t=, Finnigan, "The Role of co-operaËive Housíng Resource Groups
in canada: A case study of the co-operaËive Housing Association of
Manitoba (C.H.A.M.)r" unpublished Master of City Planning thesis, DeparËment
of Cíty Planning, University of Manitoba, January, Lg7B, p. 38.

7'Resource group, refers to an otganization v¡hich specializes ín the
promoËion andfor development of housÍng cooperatives. (see chapter three,
section III),.
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8C,r11, op. ,cÍt. , p. 7g .
o
'Davidson, op. ciL, p. 2L.

10-..E'innigan, op. clt " , p. 38.
llBorrrri. Rose, "The New co-operators", The \Iew Harbinger: cooperative

Housing Journal, Vol. III, No. 4, November,ffi
l2Borrr,i. Rose, rrproaction, Inc.,,, The New Harbinger, Vol. IV, No. 1,

February, L977, p. 37 .

- -,13J-e . craíg, colope-rativ.es in canada, saskatoon, sask. , co-operaËíve
College of Canadar@

P. L2.

15_¡'rom a course given by Diane
Federation of Toronto on ttThe Role
L, 2, 3, 1980 at Village Canadien

16l"idl"r, op. cit.¡ p. 59.

We Chose Something Ne\,/",
Vo1. XV, I,rÏinter L979,

Saibil, of
of Board of

Housing Coop

the Co-operative Housing
DirecLors" on February
Ltee, trIinnipeg, ManÍtoba.

' l4Ai.xander Laidlaw, "Housing you Can Afford:
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CHAPTER ONE

CITY PLANNING AND CITIZÐN PARTICIPATÏON

- A SEARCH FOR THE 'COMMON GOODI

I,Ie cannot take a single step fcrward in àny inquiry
unless we begin with a suggestecl explanat,íon or
solution of the difficulty which originated it.
Such tentative explanations are suggested to us by
something in the subject matËer and by our preçíous
knowledge. -
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The discussíon of particípatory concepts and the search for the
atcorunon goodt'in relation Eo modern theories of city planning and

developmenË are the basic tasks of this chapter. The theoreÈical frame-

t¡ork for this Ëhesis is based on theories related to these areas that

were developed from Ëhe mid 1930ts Ëo the present, with special emphasis

on Ëhe last fift".rr r"".".3 However, Èo see how these theories and con-

cepts mesh rin the fieldr, various viewpoints on user involvemenÈ4 in
the housÍng planning proces"S 

"" ín other areas of living must be

ionsidered.

HisËorical Introduction to Housing andj_lanning

The ínvolvement of government ín the housing field has been an ím-

Portant factor ín the regulation and improvement of enployment, regional

economlc gror¡rth and Èhe quality, quantity and. availabilíty of various

forms of housing. Donnison, an English housing expert, in his research

on European housing, points out Ëhat governmenÈ housing policy tends to

follow three paËterns:6

(1) Assisted Free MarkeË Approach - as Donnison notes Ëhis approach

aims at increasing total housing producËion:

...by way of incentives and inst.ít.utional reform,
governmenf attempts to channel more funds inËo
housing wiÈhout concern for the distribution of
the new housing produced. Techniques such as
income tax subsidies, mortgage insurance schemes,
the creation of special morËgage lendíng institu_
tions, and even direct goverrment lending, red.ound
to the benefit of those who need help least.7

(2) Social Housing Programs Combined with Free Market production

depends on the unregulaÈed private market Eo attend to those r¿ho can

afford privaËe housing and intercedes only to aid. those who cannot:

Its operatíons are designed to meeË particular needs

A. HousÍng Development and the state: canada since 1935
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and solve particular problems; and, whether they
consist of building, lending, subsidy, rent con-
trols or oÈhe.r measures, these operations are re-
garded as exceptional tinterventionsr - often
temporary interventions - wiËhin an otherwisernormalt systern. Thus government is not assumed
to be responsíble for the housing condi-tions of
the whole population, except in the negative sense
of enforcing cerÈain miníma1 standards for the
protection of public health, and it is not expected
to prepare and iqplement a long-Ëerm national
housing program.Õ

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

stage in the developrnent of social housing policy, commiËments are

broadened which can no longer be deemed as tinËervenËionst withín an oËher-

wise Inormalr market. Governments, in this stage, shape and control the

market and their housing responsibilities have assumed. a national or
tcomprehensivet form. This situation develops when:

..fnstitutíonalízation and the growth of citíes
. have reached a poinË at which considerable savings
. can be mobilized f.or house buílding, good urban

1Íving standards are in demand throughout the coun-
try, labour is fully employed and additional re-
sources can not be diverted Ëo the housing program
without compensâting cuts in other sectors, and
government itself has a well trained and reliable
body of administrative and technÍcal staff at cen-
tral, regional and local levels... To Ëhese condi-
tions musE be added a constructive sense of crisis,
derived from severe housing problems, and a determi-
nation .to solve them.g -

The Canadían situation ean be íncluded in Ëhe second of these Ëhree

approaches. However, as this thesis will índicate, canada is quickly

approaching the third stage and will soon have to consider required.

comprehensive housing polícies.

canadían Housing and Federal rnvolvement - 1935 to the present

This revíer¿ will focus on the developmenË and role of Canada Mort-

gage and HousÍng corporation (clGIc) in iËs role as the prime agency for

the federal government in applyÍng housing policy. ThÍs reviev¡ also
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fllustrates: governmentst ínability to cope wiËh Canadian housing pro-

blems on anything other.than a shorÈ term basis, the crisis íntervention

role of government agencies and the dissatisfactions of ciÈizens with

past and present. government policies.

The Dominion Housing Act of 1935 was Èhe first major federal effort

in the housing field and allowed joint loans'to be made for upper and

niddle income housing with financial institutiorr".l0 IË enabled govern-

ment to stimulate housing construction and alleviate some of Ëhe economic

difficulties created by the 1930's depression through íncreasing employ-

ment in Ëhe housing consÈruction secLor.

The National Housíng Act (NHA) in 1938, sanctioned government

enter Ëhe field of low income housing. IË auËhorized the luliníster

Finance to permit 1ow interest loans to 1oca1 housing authorities (pro-

vinces, municipaliÈies and local groups) who would provide low rental

housing for low income families.ll llowever, because of delays in com-

plementary provincial legislation and rnrar time eeonomic conditions, no

.L2uniËs $rere produced.

In 1940 expansion in Canadian wartime industry. ".

...produced demands for industrial workers which
exceeded the supply in many localiËíes and populaËion
shÍfts \À/ere necessary to support the war effort. Thus
new housíng at crítical centers also became an
essential part of the war effort. No one. at..that time
was fir¡nly convinced that the mushroom expansion
would continue as a pennanent part of our cities,
horrever, and the invesËmerit in housing whích was
necessary to support iË seemed to many a poor risk.
The Federal Government, faced with such a díre need,
overcame its reluctance to provide sËate-owned housíng.
Through the agency of l^Iartime Housing Limíted, one of
the Cror,¡n companies created by C.D. Howe, and using
monies appropriated for the Department of Munitions
and Supply, Ëhe government embarked on a program for
the construction of inexpensi.¡e housing considered at
Èhat tirne to be temporary in character. In that five
years fron 1941 to L946 over 19r000 housing units were
consËructed and psychologically Canadians crossed the

to

of
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hurdle of an almost universal abhorrence of the idea
of state-o¡^med housing. The flor¿ of returning veterans,
mosË of.Èhem clamouring for housing, started in 1945.
By Èhen, government had realized from its wartime housing
experience that direct aeÈion could put housing into place
to serve a partícular need, and the wartime housing aggpcy
lras pressed into service to build houses for veEerans.rJ

In L944, the report

examined housing needs,

the Advísory Committee on ReconstrucËion

target goals for peace time conditions and

atÈempted to analyze, measure and begin to meet the low income housing

,r".d".14 rn thj.s same year, to provide for new row renËal housÍng pro-

jects, Èhe legislation was amended Ëo introduce federal assj-stance for

slum clearance

To adminíster the National Housing Act, CMIIC was esËablished ín

Lg46. From the National Housing Adminístration of the Department of

Finance CMHC inherited responsibility for the admÍnistratíon of joint

loans, the wartime conversion plan, Ëhe home ímprovement guarantee

Program and the wartíme emergency shelter regulaËiorr".15 That year CMHC,

1n an attemPt to increase private housing product.ion developed buyback

guarantees to speculative buílders v¡ho would construct and se1l houses

to veteraris. In addition the corporation was empowered to make direct

loans to primary indust.ri.es for housing

Tn L947, Cl'fi'Cts role \¡/as expanded allowing it to make dÍrect loans

if a joint loan üIas noË available from a lendÍng insti.Ëution. provisions

were made, in 1948 for guarantees Ëo rental developers and Ëhus a resi-
dentÍal lending role for the corporaËion began to develop. In 1949r.wíth

the concern for the gïoüring federal role in housing and its cosË ínpli-
caËions' the governrnent introduced the first provision pernitÈing subsi-

d.ízed. public housÍng under federal-provincial partnership.16

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

the early L950ts CMHC had ceased to be an iniËíator, developer and part-

of

set
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ner and had moved Ëo become a public funds banker, approving loans for

specific pto3""t".17 This role continued, iËs expansion between 1950 and

l-969 and resulted in three major legislative amendmenËs and administrative

polÍcy shifts:

. . . the amendment permitted the CorporaËi.on to
insure loans by approved lenders for rniddle income
housing, Ëhe 1956 and 1964 amendments broadened Ëhe
scope of urban renewal, the 1964 changes permitting
public housing loans to provinces and municÍpalities
as a substiËute for the partnership approach.lS

cMHCrs major role after the 1954 arnendments was that of an approving

authority for Ínsured 1oans. AfËer tlne L964 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

807" of. all dírecË funds for low income housing prrrpo".".19 Even r¿ith

this change in socíal housing ínvesÈment goverrunent emphasís continued

to concentrate on programs and structures designed to cajole private capi-

tal into the housíng market. However this emphasis continued to operate

without a policy context which would balance, bleàd and direct the social

housÍng and market oriented housing thrusË2o and, as Dennis and Físh state,

by L972, CMHC had adapted a strictly reactive role to housing and housing
2L

t-nl-t,r-aËi_ves .

In 1973 social housing legislation which included'regulations for

suPPort fundÍng became available through NHA amendmenËs (see chapter Ëvro

Èable III). Thís legislation, r¿hÍch developed through ciËizen lobbying

reviËalízed j.n part by the Dennis and Fish report, has conÈinued to

evolve but still requires much concerted effort by citizens, bureaucrats

and politicíans to result. in the developmenË of a comprehensive, long range

polícy. As well as affecting the Canadían housing climaËe, Ëhe various

shifts in housing policy also had and r¿i1l contínue to have serious



lmplications for

sectl-on"

-16-

the planning profession as may be seen in the next

B. Canadian Cítv Planni 4nd Citizen PartícipaËion - 1940's
to the Present

The history of Canadian city planníng can be divided into five perioð.t.22

As numerous authors have acknowledged, the third period or rthe period of

postwar prosperity has launched what appears to be a golden age in city
planning."23 This new planning era, and the subsequent development of

cltizen Participation in Ëhe planning process, has ín part been fostered

by the federal governmentts involvement ín the housing sector. As Lemon

stat.es, t'...noË unËil planning T¡/as assumed. by Iocal government after

trIorld l^Iar rr did some citizens show longer term interests.,,24 Rose also

notes that:

It 1s nov¡ clearly recognízed that the great majority
of federal-provincÍal housing projects sínce l94O
have come about as Ehe result of strong pressure
from a united group of ciËízenst organizations.25

From Ëhe early 1950rs to the early 1960rs, canadian city planning

followed the lead of the U.S. and concentraÈed on urban rener¿al. As was

the case 1n the u.S., these programs failed due to their inability to

respond to connûunity goals and interests. These failures forced planners

to incorporate cj.tizen ínvolvemenË in the planning process. This involve-

menË no\¡¡ plays a large part in American and canadian city planning.

The early and nid 1960rs savü the formal emergence of ciËizensr groups

1n the U.S. with values which they sought Èo impose upon the American urban

landscape. These citizens were seeking an alternative to the traditional
allianee of politicians and entrepreneurs with a new voice which represented

user values in Ëhe community. As Axworthy notes:

The idea of cornmunity planning in Canada o¡¿es much to
Èhe community acÈion programs arising out of the Anerican
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civil ríghts movements and the vrar on poverty of the
Kennedy-Johnson administration. These ídeas were quickly
transmitted across the boarder during Ëhe rnid 1960fs and
picked up by Canadians working in the field of social
development. ¿o

AÈ the forefronË of change was Davidoff, an American planner, who

challenged some of the preconceptions held by Ëhe planning profe"=iorr.27

Davidoff argued Èhat plans prepared for, or by governments, did not

necessarily serve all interests in the city equally we1l, and that

planners should become advocates for unrepresenËed interests. Following

this, BreiÈbart and Peet observed thaÈ: t'Since the early nineteen-sixties,

many planners of diverse backgrounds have engaged in advocacy rork."28

In Canada early efforts to escalate citizen involvement and publicly

recognize citizen concerns did not occur unËil the late 1960's and early

L970's.29 This period saw the increased use of terminology such as 'useï

input.r and rparËicipationr in the housing planning process. The use of

these coneepts roused both positive and. negative reactions from designers,

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

cance for the planning profession.

II The Plannerfs Role in the Participatorl¡ Process

The role of the cíty planner in the participatory process is vital

Ín thaË the planner serves as an ínformation link beÊ1reen citízensf groups,

the "developer" and government. As Needleman points out:

Unfortunately, having no direct control over Ëhe cityrs
resources, he cannot prove his value and conmitmenÈ
to the couununity by producing actual facilities and ser-
vices on demand. All he controls is information about
the operatíon of cit¡ government and his own training
in planning skills.ru

Prior to the development of citizen involvement the city plannerrs

responsibilities were limited to Èhe physical and locational aspects
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of a local governmentrs jurisdiction. As trrlebber notes, Èhis liníted
perspective was derived at least in part from the concepÈ of environ-

mental and architectural determinism and the belief that paramount

values are intrínsic to the physical city.31 l^Iithin this perspective

planners assumed that the physical envíronmenE rùas Èhe only major cietermi-

nant of social behavior and a direct contributor to the individualts

welfare.

Ï,Ihen the.planning professíon accepted responsíbílity for the physical

environrnent Ëhey were also accorded the role of age.nts for human welfare.

That isr the prescribed therapy for the various social pathologies was

Ímprovement of the physÍ.cal setting.32 Needleman supports Ëhis view and

argues:

..roldert planners tend Ëo express their concern for
urban problems in physical Ëerms. When they set out to
anaLyze the cÍtyrs needs, they look at. its use patterns
rather than its service sysLems. The improvements and
solutíons_lhat occur t.o them involve structures not
progr*".33

Based on these assumpÈions, the planning professionrs role seemed

sinple and clear at first, but as planni-ng research developed, this role

was gradually clouded by complexity, díversity and uncertainty. Hester

states that afÈer trIorld irlar II, many planning and design Èheories ïüere

found Ëo be impractical and invalid.34 TheorisËs began to see that users

would not accept the effects of rarchiËectural det"rrniii"r',35 the planners'

ultimaËe word or the politíciants final decision.

The advent of active cit.izen partÍeipaÈion brought a deeper under-

standíng of the implications of planning actions and a wide gulf bet¡¿een

the planner and the citizen r¡ras recognized. The complexity, remoteness

and rnystery surrounding Ëhe process by which planning decisions were made,

created concern among cíÈizens. Thís concern, coupled with bewilderíng

planning presentations and reports composed of arcane technícal language
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and jargon and the cítizens inability to influence planning processes,

created alarm and suspícion vis-a-vis cormnunity planning.

In the late 1950ts and early 1960ts, citÍzen concerns vrere expressed

publicly when users began to demand a more individualized approaeh to

envíronmental and housing problems through public hearings Ëo air their

Ídeas and values. The physical orientation which had ignored the concept

of neighbourhood. changed drastically to respect social aspects of design i
as.planners, designers and elected officials were asked to do a better job

ln the creation of quality neighbourhoods and communities.

The users, however, often perceived site and housing characteristics

differently frour the desigrr.t.36 To the citizen, housing should noÈ simply

be a rubber stamp based on oËher developments, but rather, should be consis-

tent with the values and desires of users. These demands are sumnarized by

Bacon who points ouÈ that:

It ls no longer accepted that the expetË should make
a sÈudy of what the people need and then give it to
them. I,rIe need to find ner¡¡ r¡rays to release the energies
of the people themselves so that they can play a new
roLe.37

DespiÈe the growing acceptance of Baconr s view, an importanË question

seemingly remains ,rrr"rr"*.r.d. Ilow do r,re Èap professional and user re-

sources Èo yield the besË produet? trIilson claims Ëhat:

...t¡hile the devotion of some planners to the concept
of rplanning with peopler - that is, citizen parËicipation
in neighborhood rehabilítation - may be an improvement
over old-style urban redevelopment r¿hich ígnored or took
little account of neighborhood inËerests, the enthusiasm r¡ith
whlch the new doctrine is being advocated blurs many imporEant
problems. The most important in these is that rplanning with
peoplet assumes on Èhe part of the people involved a wíl1íng-
ness and a cagacity to engage in collaborative search for the
common good.J0

lhe search for Ï^lilsonts tcomnon goodt, placed the onus on the planner

to identify the needs, values and saËÍsfactions of the user. This, in turn

has forced the planner out of hís deterministic shel1 into the qrorld of
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the psychologíst., sociologist, politícal scientist and cormnunicaËions

expert. In shorË, the planner must consider the toËal environmenË.

A. The User and the Housing Envirorunent

The first sËep in the search for the 'comrñon goodr is the mutual

understanding of user need.s and values. trrlhile Harris noËes Ëhat, "many

people tknowr far more than they will ever be able to communícate,to

other individuaJ-""39, there must, be a certain leve1 of cormunication and

mutual understanding among all acÈors involved in the development process.

Needs may be defíned as basic biological and psycho-social require-

ments which musÈ be met if individuals and groups are to survive and

grow" Krech and Crutchfield state:

Needs... are essentially what we might call "deficiency
drivest'. They are in Ëhe service of removal of unr¡ranted
condÍtions; their aim is to re-establish a condition of
quiescence, sufficíency, equilibríum, which has been
¿emporarily dísrupted. Needs persist only as long as the
dÍsrupted conditíons cont.inue to be perceived.40

Maslow conceptua1ízed five levels of needs, arranged Ín a ladder, from

tLower needsr Èo 'higher needsl. Maslow argues that tlower needsr must

be adequately satisfied before the next need in the hierarchy can ful1y

energe in the individual. (note: Maslow indicaËes that a tlower needt

need noÈ be completely gratified before the next need in the hierarchy

.*"tg."¡.41 Maslor¿ then goes on to divíde his need hierarchy into basic

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

metaneeds are growEh needs (note: the meÈaneeds have no hierarchy and

consequenÈly can be easily substítuÈ 
"d) 

.42 Table r and Figure rr illus-

trate Maslowrs theoïy.

Maslor¡r argues that metaneeds are as inherent in man as are the basic

needs, and when Ëhey are not fulfilled they produce feelings of "rro*i..43
l'faslow also mosË imporËantly notes that Ëhere is litÈIe dífference beÈween
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values:

difficult to differentiate
They have even been des-

In most.respects it is
metaneeds from values.
cribed as virtues.44

Maslor¿ts notions of basic needs, metaneeds and thus values, have

been incorporated inËo the literature on housíng environment and commu-

nity planning. For example, Coop.=45 and Inlard46 identify human needs which

they similarly ranked on a hierarchy of scale. They argue that shelter,

security, eomfort, convenience, socializing and the need to express oners

self all rank over the need for an aesthically pleasing environment

However I:eLð,r47 and Jacob"48 n"rr" identified metaneeds as requirements.for

fndividuals if they are to relate to, or identi-fy with Ëheir livíng en-

víronments.

Human values, 1íke Maslowts meËaneeds, are moTe specífic and less

basic Ëhan the needs identified previously. French and Bell foliow Mas-

l-or¡vian theory Í-n arguing that human values are reflected in those goals

and strívings that relate Èo the individualrs needs and how those needs re-

late t,o the individual's participation as a member of " gtorlp.49 This is

supported by Beaujeu-Garnier who notes, "Among the tvaluesf that we must

consider as essential, are the spirit of personal enterprise and the abili-

ty for personal decision. "50

While human needs can be defined, Warren suggests that. considerat.ion

musË be gÍven Ec the dominant values which guide individuals, groups ani.

cornmunities in achieving their go"1".51 Value systems are unique to indi-

vidual groups and comrunities and therefore no assumptions abouÈ a com-

munityrs values can be safely made príor to enacting the planning process.

For example, HesËer suggest that locational variables do not govefn user

ínteractions wiËh neighbouring users52 
"r,d 

people consciously choose Ëheir

friends, acquaintances and actívÍtÍes based on non-locational factors.
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It is thís choice sËates Hester, that is of major concern to users of

neighbourhood "p""..53 .Beck concurs and adds that the use of space

\t
ln and around a housing site varies from neighbourhood to neighbourhood.-'

In addítion to needs and values, perceived satisfactions are vital

in neighbourhood design. As Turner and Golger note' "...the satisfacËion

of being able to impose onets own will upon one's habitation ouËweighs

a number of apparenË defici.rr"i.""55 (present in the numerous parameters

of housing choice)

Thís would indicate thaÈ the naÈure of the setEing, iËs relationship

through inLeraction with the natural environment and safety are criteria

not necessarily of híghesÈ value t.o the user. It ís within the realm

of satísfaction Ëhat the planner moves from ÈheoreËical analysis Ëo Ëhe

reality of the user and his cournunity. For example, user satisfacËion

according to Kelly is not primarily identified r¿ith details of the house,

buË raËher r¿íËh:

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

environment imporËanË to Ëhe user.

(b) Èhe degree of the farnilyrs adjustment to their environment.

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

(d) the faùily's degree of saËisfactíon r¿ith Èhe tor^m in which

theY live

(e) and the opinion they have of r¡hat people Ëhink of tn.t.

These criteria correspond direetly wiËh the degree to r¿hich each

con¡munity member identÍfies with oËhers, and wiËh his environment. For

Kelly the criteria used to determine what makes a tgoodr house, is dif=t

fícult Èo seperate from thaÈ which measures the tgoodness' in a 
"ot*rrrrity.56

The Concept of Community

is withín the concept of corununity, Ëhat Maslovian meta or user

B.

II
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needse values and satisfactions combine and interact to creaËe the users

perception of his envirorunent. Authors such as Laidlaw note Èhat current

planning Èechniques often create ranti-socialr environments. He indicates

that:

Mile upon mile of single houses ín the suburbs do not
add up to a conrnunity, only a collection of dv¡ellings
often shelterÍng alienated people and lonely indí-
viduals. ) /

He also notes that the noËion of communiËy is not found entirely

ln the architecturally planned environments:

The basic concept emerging is that community is
something more than, something above and beyond
a certaÍn geographical area. It is people who are
conscious of having broad control over decj.ding
their ov¡n living environment and life style. It is
people deciding that Lhey have to and want to take
responsibílity for shaping a certain kínd of
neighbourhood for themselves and their children.
It is people having a deep concern for one anotber,
of connnitnent t.o sharing many things togeÈher.5E

Therefore, comrnunity is not merely a physical development, nor is it

lfvÍng Ín physical proximity to other persons. Fanilies in a sub-divÍsion

of índividual homes or private rental highrise buíldings may be a commu-

nity. However, thís Ëends only to be in a very vague and superficial

sense. Many in Ëhis Ëerritorial cornmunity are total strangers and share

little in coumon. Ic is only with the grorit of decision-making withj-n

the physical environment that true community spirít and thus meta needs

seem to develop.
qo

Boulding-' observed thaÈ there can be no community without people

having some decision-making po\,rer and that it is easier for a small unit

to have some sense of coumuniËy. Dook similarly staÈes that conmunity

development:

...is a change in peoplers attitudes and Èhe growÈh
of confidence. It is the realization that the conmon
man has the porver to solve his own problems through
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his own resources. Very often the solution to Ëhese
problens or the satisfaction of felt needs can be
found in group action.60

In a social setting, where user input is generally noÈ internally

iniËiated, it is incumbent upon the planner to acË as a caÈalyst in the

generation of com:nunity. This new role has, in the jargon of planning,

been terned the advocacy planner

III The Advocacv Planner

In Ëhe past, the planning process has not ensured the correct iden-

tification of individual community values, or tapped the tpeopler resources

thaÈ are usually available. A literature revier"¡ indicates a lack of focus

in linking the roles of the planner with thaË of the designer and user.

Despite each actorrs differing view of his or"m and othersr roles, those

concerned uriËh housing have Ëhe comnon goal of creating an environment

which maximizes living opporËunities.

Any approach designed to elÍcit citizen or user involvement should

be subject Èo continuous scrutiny in order Ëo ident.ify areas for improve-

menÈ. The stress should be on process and flexibility, as Fraser *"rrËior,",61

rather than on structures and uniformity. Fraser conÈinues by arguing that

the presenË reactive, ínward looking process needs to be improved as its

evaluation reveals gross inadequacies in meeting new goals and ideas.

CorrmunicaËion on the part of professionals, politicians, entrepr-

neurs or users themselves is an essential prerequisite in development of

relevant user involvemenË. Organization for public and user inpuË r¿ill be

required, and its nain objective should be to make ít easier for input to be

solicited and utilízed. If the process is to operaÈe effectively, all

acÈors musÈ have some commiËment to the underlying goal of a planning pro-

cess whÍch uËilizes resources wíÈhin a comprehensive concept of the com-

muniÈy.
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There has been a growing reaLizatíon among planners that they are

noÈ meeting user needs. This has forced many socially conscious planners

to move ouËside Ëhe tpower strucËurer. As Needleman poínts out, some:

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

Needleman compares the advocacy planner t.o tradítional planners and

poinËs out that many have:

. . . traditionally assumed thaË planning ià best
done by trained professionals v¡ith a minimum of

. parËicipatíon by amateurs. Comnunity planni-ng,
on the other hand assumes Ëhat meaningful plan-
ning requires Ëhe parËicipaËion of those affec-
ted by the plan, however unsophisticated theír
views maY be.63

Figure III (on the foll.owíng page) compares Èhe role of Ëhe tradi-

tÍona1 planner to Ëhe advocacy planner in the bureaucratic or admínístra-

tlve structure and illustrates the changing relationship.

Davidoff summarizes the requi-rements of the planner as an advocate

representing and aiding in the self-actu aLization of an individual group

or organization.

If the planning process is to encourage democratic
urban government then iÈ must operate so as to include
raËher Èhan exclude citizens from parËicipaËing ín Ëhe
process. rlnclusiont means not only perrnitting the
citizen to be heard. It also means ÈhaË he be able to
become well informed about the underlying reasons for
planning proposals, and be able Ëo respond to them in
Ëhe technícal language of professional planners.64

From Èhe conmuniËy or the advocate plannerts perspective:

They (the advocates) are concerned r¡íth activating
. cortrnunity residenÈs, linking them up with ciÈy hall,

giving them a voíce in deciding polícies thaÈ affect
theír neighborhood - in effect, bureaucratic enfran-
chísement. They hold thaÈ "you have to work with the
coumunity to get anything accomplished" and "to know
peoplets needs you have to consulÈ them".65



-27-

Flgure III The Plannersr Changing Roles
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This role cannot be reaLízed without citizen or user parÈicipation

1n the housíng and environment.al planning process. Participation according

to Verba and Nic is imporÈant, not only because it communicates the citi-

zenst needs and desires to government, buË because it has a number of

direcr benefiËs Eo the ,r".r.66 Gribbs r¿ri'tes, "...the advanËages of citi-

zen participation are clear: a scheme accepted and rnodified by Ëhe people

ends by satisfying them."67 Siurilarly, RoËhuan, after surveying and

studying the works of numerous'auËhorities on groups, concluded that:

Participation in voluntary assocíatíons yields a number
of personal internal benefits for individuals who par-
Ëicipate. ...practitioners, may increase individualsr
desires to participate in volunt.ary associations by
demonstrating the benefits of such parËicipation. The
pract.itioner may also deliberately use participation
Ëo promote greater tolerance of dívergent vievrpoínts,
enhance self-image, an increasing sense of mastery...
and a decrease in feelings of power1esstt."".68

At Èhe Delos Ten Conference, Halprin caucioned:

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 avoíd po-
Latízatíon and disenchantmenË. Chaos can occur in
participation as in any oËher field unless there is
some systemization. The ímportant thing ís Ëo start
at, the right time before people become defensive about
Èheir plans. A1qo, participation always includes
accountability.6 9

These observations clearly point out thaÈ tfuturet as well as current

residents in the cornmunf¡t, should be actively involv.ed in the planníng

process. Therefore Ëhe planner must essenËially become a link within

a communÍcatíons interface (see figure III). In this interface the

planner provides an inÈerpretíve fu;rction through his expertise. The user

on the other hand, provides credibility for the planner in addíti.on to

assisting in understanding the tnonscientifícr needs of the communÍty.

One avenue in the search of the tcormon goodt through Ëhis inËerface is

via the housing cooperaËive development process, the subject of the next

chapter.
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IV Conclusion

In the search for. the tcommon goodt there is a definite need for an

improved planning process whích reflects user values, takes suitable

consideration of Maslor¿ts basic needs, is flexible, satisfies the user, and

most importantly provides a stïucture which includes re-evaluation and

refinemenÈ of the process and its objectíves. In this way the users at

large will benefit financially, socially and psychologically. In the pro-

cess s¡hich utilizes true user part,icipation, the user gains a sense of com-

rnunÍty and achievemenË through undersËanding. The. requisite of course,

is that the professionals guiding a new process must understand j-ts under-

lying concepts and principles, increase communication, and reduce jargon.

Problems arising in the planning and designing process of housing

cooperatives are similar to those thaË arise in other community develop-

menËs. That is, how to j-nvolve the useï to íncrease the information

sharing and user acceptance in order to reduce frustrations, delays or Èotal

rejection of a project. This need justifies further development of re-

search material to guide the successful integration of user values with

user ParLicipaËion in the housing planning process. The following chapter

will consíder Ëh.e concepËs of housing cooperatives in light of the concerns

expressed in this chapter toward the housing environment
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CHAPTER TI,IO

HOUSING COOPERATIVES

THEORY vS REALITY

- A SEARCH FOR THE 'COMMON GOODI

Hístory has shown that, when necessary, people will
co-operate together to achieve a coûtrnon goal or objec-
tÍve" Combining together for defence against a common
enemy is perhaps Ëhe most notable example of this phe-
nomenon. Simílarly with the development and growth of
cities came a greater and greater need for people to co-
operaËe - without the v¡idespread 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 inÈeresting 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. lühi1e in
most primitíve societies, people often goË together
comrunally to work on agriculturally related activities,
lt qras unconmon for them to do so when it came to the
construction of housing. Then, as is still generally
t.rue today, tta mants home vras his casËlel and as such,
he r¡as responsible for iEs construction.l
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Cooperatives and cooperative action"2 h"rr. been evident in Canada for

over t\¡ro hundred ,""r".3 l^Ihile consumer cooperatives have existed in

Canada since L765, housing cooperatives are a newer phenomena.

Five types of cooperative housing organízations that have been seeded

|n the Canadían fabric are: cooperative building (sweat equity), coopera-

Èive purchasi-ng, builderst cooperatives, cooperative financing and con-

ËÍ-nuing housing cooperaf-ives. (see appendÍx I for a review of each)

The INTRODUCTION of this thesis stated e series of basic research

quesËions to be ans¡¡ered. This chapter will ansvrer Ehe first of these

questions, that is:

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

and Manitoba specifícally?

Continuing housing cooperatives in the Canadian and Manitoba set-

ting will be examined. The reader will be farniliarized wiËh Ëhe under-

1-ying purpose, theories, and prerequisites of housing cooperatives, along

\,i"iÈh Ëhe realities they are encountering in the search for the ?couìroon

goodr.

The tmodernt concepË of the world cooperative movement began as a

reaction to rising costs, prices and unscrupulous marketing practices

r¡hich r¡/ere prev"l"rrt in England during the early nineteenth century.4

The movement, which developed as a tool for the tworking classt to

better their lives, is best exemplified by the Rochdale Equitable Pio-

neers Society, a consumerst cooperative founded in 1844, ín Rochdale

England. This group formulated the modern principles and mêthods of
.5

operaÈÍon which have guíded cooperatives since that point in time.-

Tn 1966 Èhe International Co-operaÈive Alliance enumerated the

following as being the essenËial principles of cooperatíon:6

(1) Open Membership - membershíp should be voluntary and
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' avafl-able without artíficíal restrictions for any
social, political or religious discrimination to any-

ïï;-"i: :::.iî-:n:" :.:;"i: ;, :îî:l::".?T.il3,li,îi'-
(2) Democratic Control - participation in decision-making

should occur on the basis of equal rights in voÈing
(one member, one vote) regardless of the extent of
the memberrs investment;

(3) Linited Return on Capital - cooperatíves 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 limiËed rate of interest if any;

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

(5) EducaEion - cooperatives should provide for the edu-
. cation of members and the general public in the prín-

ciples of cooperation;

(6) Cooperation Among Cooperatives - all cooperative organí-
zaÈions, in order to best serve the interests of their
rnenbers and their comrnunities, should actively cooperate
in every practícal way with other cooperatives at local,
natíonal and international levels

These principles provide the theoretical basis upon which cooperatives

should operate and be understood.

Some criËics have argued that in pracËice, these principles are given

only cursory consíderatj-on. AuÈhors such as Valko claim thaÈ Èhe prínci-

ples of cooperation are only followed j-n developing countries where coopera-

tives are promoted by the state. He argues that in the United States and

many Western European countries, where cooperatives have reached a high

level of development, cooperatÍves are sinply teconomicr institutions per-

forning services for members on a non-profit basis.T

I{hile Ëhis criticism has some validity, Lloyd like most Canadian

wriËers on cooperatives, sees their development as having both a socíal

as well as an economic basisl This 'social purposet becomes evident when

analyzing Èhe Canadien housíng cooperative situatj.on"
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Housing Cooperatives - Theorv9and Principles: The Canadian Experience

The available literature indicates four reasons for the development

of housíng cooperatives in Canada:

(1) economic: housing at cost - minimizes Ëhe affordability problern.

(2) social: concept of neighbourlíness - developmenE of community

and social activities, help at hand when needed.

(3) responsibílity: group and individual ovmership - democraËic

control in operational decisions.

(4) security: tenure, safety for children.

In theory housing cooperaËíves combine Ëhe positive cooperative fea-

tures of business practices with social objecËives, services and activi-

tÍes" They are a vray of approaching bargaíning povrer for individuals

from a perspective of group strength and are a practical method of dis-

ËrÍbuting profÍts and losses for the mutual benefit of Ehose involved.

Housing cooperatives are composed of compound complex aspects of

business versus soeial consideratíons, sometimes aÈ odds vliÈh each other

in atÈempt Ëo respect personal and group interests and freedoms. Through

this dualism the members who use the cooperaËivers services value the

ownership and control of the business, whíle on the other hand value is

placed upon developing soci.al and educational opportuníËies for the mem-

bers" AlËhough dífferent, their aims attempt to pull together for the

tcott-on goodt as many activities Ëhat satisfy busíness interests also

satisfy social and educational aims. Housing cooperatives may then be

seen as a hybrid organization, taking the best from each world and

-10resulting in something unique and hopefully betËer.--

A nu¡nber of Canadían wriÈers have eloquently arËiculated the con-

cepts and purposes of the Canadian housing cooperative movement. Housing

cooperatives are seen as attempËing to acconplish three things:11 '4
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(1) Provide housing developments of good qualíty, owned
by the residents as a group.

(2) Operate housing projects in such a \,ray that people
ç¡i1l be paying shelter costs they can aff.ord, with
public subsidies for fa¡nilíes and individuals who
need assistance.

(3) Develop r¿holesome, lively and creaÈive communities
f.or people of all ages.

It has been also indicated thaÈ housing cooperative programs follow

a relatively clear phitosophy and seE of guidelines:12

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

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

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

Pomerleau staÈes thac whaË is:

.fundamental to the housing cooperative concept ís the
educational process by which people come together and
prepare themselves for the responsibilities of ovming
and running a project. Experíenee shows there is no way
to circumVent this process and end up with a víable
successful cooperative conmunity.13

The most imporËant aspect of cooperativism, state ¡turi1114 and Laid-

1ttr15 is the g4oup control over the project not the actual ovmershíp it-

se1f" A number of authors have noted Ëhat cooperatives represent much

more than just places Ëo live. To Laidlav¡r16 V"lko,1'7 ,orn"r1.".r18 
"rrå

1gPinskyr-- cooperatives represent a voluntary association of private indi-

víduals for theír muËual support and these cooperaËors are the essenËial

componenË of a cooperatÍve.

The cooperaÈors must realize, states Zeddies, that the movement is

for the muÈual benefiË of people rather than the immedíate relief from

economÍc probl.*="20 For example DavidsonrzL cuLt?2 and Finnig^n23 
^LL

indicate that mosË people become involved in housing cooperatives primarily
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,II
out of financial- necessity. But, as Cull-' indicates, most later become

interested in and committed to the philosophy and benefits of cooperative

living.

The Dennís and Fish report quotes a CMIC memorandum which states in

parÈ:

Perhaps the sLrongest claim for preferential atËitude
towards cooperatives springs from an evangelícal point
of view associated with the cooperative movement. The
cooperative movement is based on a genuíne admirable
socialistic view that people should be able to conduct
their ovm affairs for their ornm r,rell-being, without
the element of private profic and without being pre-
judiced by outside economic interests...25

Laidlaw has commenËed on the economic philosophy of cooperatives

when he states:

In a society where capitalism is virtually a r"ligìorr,
we are accustomed to think of all business and essential
services being fragmented among investors, managemen!
and consumers, that is Ëhose who o-*m, those who control
and those r¿ho use. CapiËalísm is essentially a disjointed
system, wíth each of the three elements looking after its
own interest. Cooperatives are the antiLhesis of thís, f.or
they are enterprises in which ovTners, Ëhose who control and
those who use are all-the same people; this is essenÈÍally
an integrated syst"*.26

Thus, this antithesis of the capitalistic system atËempts to buí1d

an order in society Ëhrough the utilízatíon 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 creaËe corununity environments that are satisfying for the individual:

Social events, participation in decision-making, living
as close neighbors on a common turf, conmon goals, coopera-
Ëive projects and services - Ëhese all facilj.taËe the
development of a sense of community and do away with much
of the social alienation and loneliness oËherwise íntrin-
sic to conËemporary urban Lívíng.27

Cooperatives for Laidlaw are a way of revÍtalizing the spirit of

neighborliness and community which has disappeared from many low and

mlddle income neighbourhoods. He feels that cooperatives create a sense
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of permanence and sociability%'%d an environment $rhere citízens have the

opportunity to participate fu1ly in the growth and direcËion of their
)a

comunr-ty.

In mosÈ Canadian cities, communities are basically collections of

individual home owrì.ers having lirnited community commiËments " Neighbours

may only be bound by a set of common ties - church, schools, cÍvic or

service clubs, recreation facílities, conrnuniEy affairs and government.

However, housing cooperative neighbours, beyond these relations have a

cornmon interest in their home and surrounding envirounents.

Theoretically Ëhe cooperative as a couununÍEy, develops a mechanism

through rrhich citizens of a social unit can undertake economic activity

which serves both their economic interests and social well-being. Graham

feels that:

... Ëhis form, of housing is a genuine attempt to forge
a new definition of community ...r¡hat thís housing is
all about is really Ëhe formation of small self-contained,
ttdemocratíctt commuttiti"". 30

The concepts of cooperaËors and their relation to comnunity may be

sunmarized this way:

Because of the philosophical basis of the association,
which iurplies the buíIding of coumunity and not sÍmp1y
housing, iË must be accepted that members will not have
the freedom or security given by straight privatê o!ürr€ï-
ship. 0n the other hand, they should be assured of
considerably more than Ís available to tenants, and should
be assured of sufficienË power (via the decision-making
process) within a community contexÈ Ëo balance Lhe perso-
nal restrictions. In other \,rords, the individualts power is
exËended geographically in that he/she now has real decision
making po$¡er over what happens in the r.¡hole neíghbourhood,
but the por.Ier is restricted in the sense Èhat he/she must
make decisions on the basis of the needs of a much larger
populatíon than the household unit.31

Theoretically, a housing cooperative is a busíness enËerprise linked

wíth a social purpose open Èo all citizens but fat armrs lengËht from the

bureaucracy of government. This concept has been adopted by a handful of

Canadians who promote iÈ seriously, enthusiastically and effectívely.
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There ís Ëo date a lirnited but gro\^ring body of literature available

reflects the Canadian philosophy about housing cooperaEives and sets

principles uníque to the Canadian situation.

II Housing Cooperatives in Practice: The Canadian Experience

Housíng cooperatives are affected by social, economic, political and

cultural forces. Because Ëhe movement is in iËs early stages of develop-

ment in Canada, housing cooperatives are also influenced by inevitable in-

ternal changes that occur during growth

Dineen notes that, "...Ëhe non-profit housing movement, ís a chrysalis
' 10

attached precariously to the troubled housing market in Canadian ciËies.""

Iühile 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 signifícantly.

A view of this new force is supplied by Laidlaw who views the housing

cooperative movement 
"" 

r33

(1) gaining in Canadían public inËerest, though not without 'tuzzy'

thínking and attitud.es of opposÍtion and indifference.

(2) lacking strong public supporË and firm, well understood polícy,

legislation and adequaËe budgets.

(3) possessing a unique Canadian home-grown flavour v¡here ideas and

methods borrowed from othercountries have been combined wiËh

Canadian meÈhods and preferences.

(4) denonstraÈíng flexibility, experimentation, commonalíties and

indÍvidual differences in its patËern of development.

An example of t f.uzzy thinkingt on housing cooperatives is Ëhat they

are only suiËable for the lower or middle class in soeiety. In

Laidlaw believes that cooperatives are for any group who chooses

that

out

contrast,
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cooperative philosophy to meet their goal or expecEations. In fact in

the rnid L970t s he observed spans in incomes which avoided the creation

of low income ghettos and high income preserves:

...wiÈhin one large housing cooperaËive in Canada,
fanily income is said to vary frorn $4,000 to $30,000;
in another 10 percent of the uniËs are reserved for

' f.amilies elegible for public housing and the cooperative
is acting for the housíng authority whíle providing for
these low income farnilies who, nevertheless enjoy fu1l
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 cooperaLors. As well, Laidlaw found housing coopera-

Ëíve members falling into tto gtor.rp"r35

(1) those who are more or less temporary and hold membership for only

a few years and Ëhen move on, either by necessiËy or preference.

(2) those who hold permanent sËatus and have found the environment

and lifestyle they wish to retain.

Laidlaw divides potential cooperative members into six categoti.",36

(1) . . . those who prefer. Ëo or are obliged for one reason
or another to rent accommodaËions... Many who do not
enjoy living under the usual landlord-tenant relation-
ship,'or r,rho wish to escape the control of rapacÍ.ous
landlords or the overbearíng managers of rental pro-
jecÈs, would prefer accornmodaËions where Èhey share
proprietary rights r¿ith other residents.

(2) Low-income and oÈher disadvantaged people r¿ho have r¿eak
bargaining power and little choice in the housing market
w-ill normally welcome the opportunity for membership,
but Ëhe terms must matcir their abílity to pay.

(3) Young people who aspire to home-ownership often join a
cooperat.ive while saving money for a dolrn paynent on a
home. Some r,uíll remain when they find it to their liking.

(4) Many famílies now in public housing would prefer living
where Ëhey have decision-making and community responsibi-
lities, especially if the publíc housing project carries
a stigma.
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(5) Minority and ethníc groups having difficulties securing
decent rental accommodation would likely find the co-
operative attracEive.

(6) ...nany senior citizens and couples facing retirement
wish to be relieved of the everyday burdens of home or¡Iner-
ship, and would like to sell large homes Ëhey no longer
need and move to more suitable accommodation where
they have security of tenure. ".

These síx.groups have as their basic community goals that of offering

a less rigidly sËructured environmenË 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-operaÈive too
.7

much for them."''

The Canadian approach also deals with socieÈyrs inaccurate accusaÈion

that cooperators are out to purchase low cost land with public funds and

sell for a profit, for this land v¡ill for ever remain in the public do-

main. (In Scandanavia where over 301Z of the housíng is cooper"ti-.r"r38

the cooperative concept has formed a framework for a \tay of life. Develo-

ping a cooperative for the sake of financial profit is not contemplated).

The publicts hesitaËion to accept cooperative housing is reflected

in political barriers. Both Hair.39 
"rrd 

l-aidlaw4o idenËify fínancing and

land and building acquisition as major problems in the movement Ëhat must be

solved before the movemenË can gror¡/. They argue for example thaË high

priced land can only lead to high cost housing for the members. This is

contradictory to the cooperative concept since housing should cost less

for people who are willíng to build and run the housing complex. AËtempts

to cut costs through the applied expertise of a group is blockaded by

niddle men whose objective is to make a profit. Government must asseit

itself states Laidlaw, through a partnership arrangement \,rith all three

levels of government to make land available Ëo cooperaÈives. Presently,

cooperators are acceptíng an tinËerímr soluËion by leasing publíc 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 uraybe attracted by slightly

1ov¡er than market housing charges and then become involved gradually

until they recogníze the social responsibilities and benefits. Most

tmemberst hor¿ever, remain inactive

The reality therefore is Èhat a few members assume much responsibility

and gain the benefits of partnership and feeling of community ín Ëhe ven-

ture" This situation translates inËo severly compromised ideals for mem-

bers thaË strive for Ëhem, that is only slightly lower housing charges at

the low end of markeË, security of tenure dependent on Èhe survival of

the cooperative, Ëoo much responsibilíty and a less ¡¿holesome, lively

and creaEive comnunity than would be possible wíth even a 50% rnember in-

volvemenË under gooci management. High1y involved members do however re-

ceive a tfreer education in how to ruri meetings, the financial management

of a business and communícations wiËh governmenË agencies. As nighÈ be

expecËed, largely because too few aÈËempt Eo assume responsibility for a

cooperative, the cooperatíve developmerit process i-s very prolonged.

Physical development and financÍal survival must be Ëhe priorities and

poÈential resident educaÈion prior to theír becoming members seems impos-

slble. Housing cooperatives ín the early development stages exist in the

minds of their initiators buË not in wide practice. Therefore, in reality,

Canadian housing cooperatives do not operate as effectively and efficiently

as they night. Too uany barriers exíst to al1ow cooperators Èo reap the

valued benefits of the concept without experiencing Èhe hardships of a

píoneer. BoLh Laidlaw and Pomerleau vier.¡ the efforts as worthvrhile:

A successful housing cooperative is not just so many
units of shelter. It is also a couununity of people
who have come through a time consumíng 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'41

Canadian .oopetafors are at,tempting to find acceptable v/ays to apply

cooper:ative principles in housing. Canadíans, as Laidlaw has observed,

have experimented with new \.¡ays to apply a unique combination of BrÍtish,

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 i-ncomes, internal subsidy-surcharge system,

the non-profit elemenË, emphasis on user involvement in planning and de-

sign and the concept of co**rrnity.42

Some examples of concerted efforts ín reference Ëo improvement of

housing cooperative structures are supplied in a variety of early reports,

(see appendíx II). Authors mosË concerned with improving the social and

economic benefits of cooperative and non-profit housing include Dennis
tL?'

and Fish'".

The Dennis and Fish report of L972 invest,igated the roles of the federal,

provincial and munícipal governments in reference to low íncome housíng,

examined the relationshíp between inflation ahd housing, and pointed to

problems and suggested solutions in public housing; namely assisted. home
)

orunership' rehabilitation programs and cooperaËive and non-profÍÈ housing.

Many recommendations were noË ner¿ (see appendix II), but Dennis and Físh

maintained that the former recouìmendatíons had not been acted upon because

of the laxness of federal and provincial governments. They concluded that

inefficient administration and a l-ack of social planníng are leading to a

housing chaos for 1ow income carradiarrs.44 (see appendix rïr for back-

ground to Ëhe affordability crisis in housíng)

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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enactment of nev¡ federal regulations to permit the follorirrg,45

- non-profit cooperatives became eligible for 100% loans,
capitai grants up to L07" of costs, and start up funds
(grants to finance prelimínary organizations)

- the loans could apply equally to nevr construction or
rehabíliËated buildings and if rehabilitarion occurred
addiÈional loans and grants vrere available under a special
rehabilitation program.

'- members of housíng cooperatives became eligible for home
ownership grants and subsidies previously only available
for public housíng tenants.

Since L973, further reporËs and efforts by cooperators have led to more

changes in NIIA legíslation along r,/ith aËtempts to develop a betÈer

undersËanding of cooperat.ives.

The Haire Report of L975, summarized the activities of cooperatíve

groups across Canada, identified the constraints under which they operaLed

and suggested programs for the development of a third s"ctor.46 The re-

porË concludes that if an esËablished and thriving third sector in housing

ís to become a reality, government must become more involved ín the physi-

cal delivery of housing and work more directly with comnunities that are

having housing difficulties.

Pomerleaut s L976 report, consi.dered the various cooperaÈive develop-

menË strategies.that had. been applíed across Canada. (see appendix IV

for a brief review of these strategies). He reviewed housing cooperatives

from a social science perspective of instítuËional innovation and indi-

cated that:

A co-operative must Temain a venture which is
undertaken by the adopters ít cannot be an
institutional innovatíon which is imposed upon
unwilling people.47

In June Lg77, the Cóoperat.ive Union of Canada, as a reaction to the

federal governmentrs document, The l^lay Ahead: A Framework for Discussion

and the L976 October throne speech, sËaËed:
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Cooperatíves, as representatives of a distincE
economíc sector, have developed unique concepts
of social responsibility which minimize the need
for government intervention. Despite the proven
suceess of these approaches, little attention has
been paid to their possibílities by governments
and other large institutions.+Õ

In one of their conclusions they state:

Cooperatives, due to their basic nature are already
experienced with involving people in the economic
and social decísions which affect them. Such expe-
rience is unique at a time r^rhen it is increasingly
needed in Canada.49

In August 1978, the Co-operative Council of Manitoba reported on

cooperative development in ManiEoba and stated that governement had a

special responsibiliËy 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-thírd of Manitobafs resídents

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

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

.50cooPeratr-ves,, .

In 1978 NHA amendments Ìll-ustrated that the third sector housing

has been selected as Ehe basis for the future federal social housing pro-

grams. The Manitoba Îepresentation and experience was importanÈ in influen-

cing the 1978 changes Èo make them more appropriate for cooperative housing

delívery. 51

Thus in recent yeaTs experts have recornmended cooperative housing as

an alternative to single faraily, apartment and publíe housing dwellings.

Since the government enacted legislation in Lgl3, the housing cooperaËive

movement has been seeded and is beginning to be recognized as a viable

option in Canadían social housing polícy.

Ithile a policy shift has occured it has not resulËed in high growth

fn the cooperative sector. As of SepËember 1980, two hundred and fífty
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seven (257) housing cooperatives totaling 13,882 units either existed

or ürere under construction and in the near future 385 Canadian housing

cooperatives v¡ith L9"440 uniËs will be in operation. (also see tables II

and III). These figures represent minimal growth in cooperative housing

following the 1973 changes in government policy. The nexÈ sectíon vrill

idenÈífy why growth of the housing cooperative movement continues to be

slow" Discussion will center on how cooperators may further promote

housing cooperative development through improvements in Ëheir ovm delivery

system.

Table II Statístical Summarv of Canadian Housing Co-ops (Septernber 1980)

Province
Occupied

co-ops units

Undcr
Const¡uctlon

co-ops units

Planning

co-ops units

Unknown
Sl¿lus TOTALS
co-ops co-ops units

Ncwfoundland
Nova Scotia
Ncw Brunswick
Princc Erlward lsland
Québec
Ontario'Manitoba

Saskatchcwan
Albe rta

. British Colunrbia

. CANADA

OTIIER:
Mobile Honres
Floating Homes

. Stu<Jcnt Co-ops

l
4 135
r0 738
r t0

t20
ó t56
t94

60 t.472
42 2,859

228
23 410
296
l4

tó8 4,404
il t 8.185
t4 1.28t
4 t69
t7 1,0ó9
ó I 3.ó94

403 t9,740

8ó 2,797
59 4,588
l] 1.271
3 145
15 892
l8 2.226

233 t2.179

t'l
I

I

zso
2
4

j

ItI
I

I

ló

24
27

80ó

l8

l8
7 662

24 1.703 t28 5.458

227932251ó504
ró01ó0

t2

Source: Co-operative Housing Foundation of Canada, From the Rooftops,
The Cooperative Housing Foundation of Canada, OËtawa, Nov./nec.
1980, Vol. 7 No. 6, p. 4.

Canadats total occupied private dwellíng units is about 7,L66rlg5
units. ManiËoba hasz 6.57" of. Ëhe Canadian housing Co-ops, 4.67"
of all forms of Canadian Housing Stock, 0.57" of Manitoba housing
stock is cooperatives.

Note:
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Table III Number of Continuing Co-operative Housing Uníts in Projects
Whose Mortgtg.t Ha.te Bee

a) Canada

Year

Number of
UniÊs
(by year)

By Province

Province

Newfoundland
P.E.I"
Nova Scotia
Nernr Brunswick
Quebec
0nËario
Manitoba
Saskatchewan
Alberta
B. C.

Total

1. DaËa for
elderly
loan for

L973

191

r974

1002

r975

1481

Lg76L

1685

L977

LBL2

Lg782

l-270

b)

Totals
by Province
t973-1977

11

160
6

L705
2467 

"998'
2LL
303

1580

744L

1976 new housing includes 2 loans, 118 units of
persons. Data f.or L976 existíng hornes includes I
35 units of elderly persons.

2. Data fôr 1978 New Housing j.ncludes I loan for 18 units of
elderly persons

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

Source: CWIC Index, Statistical Ilandbook, Section B-39(e) "Mortgage
loans approved for new and existing housing under the
National Housing Act, Canada, by area, 7973-L978, Co-opera-
tlves (section 34.18). Dated 2/10/79 (475)
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III Closing the Gap - The Deliverv Systen

The theoretical .picture qf housing cooperatives assumes several

prerequisites including available low interest financing for interim

charges and long term mortgage, land and building acquisition' a

government support of the concept and an effícient rlelivery system. It

is not the intent of thís thesis to dwell on the first three prerequi-

sites though reference is made to Èhem as they relate Ëo internal aspects

of housing cooperative strucËure and function. Rather, the delivery sys-

tem or the means and organizatíon to facilitaËe the cooperatíve 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 thaË the delivery system is the weakest link in the

\2
cooperative stTucture.-- He indicates that priority musË be given Ëo a

body to funcËion as a resource and facilitator for the decision making

cooperative members and as a co-ordinator of all developmenË activities

and ageneies. Despite the limited research on resource groups, authorities

agree on their usefulness. Cull identifies four advantages of a central

or resour". ,torrp r 
53

(1) They relay experiencial learning of one group to another and

therefore prevenÈ each group from expending energy and time re-inventing

the wheel.

(2) They can be the voice for cooperators in submiËting proposals

Ëo governmental institutions or in educating the public for example.

(3) They can provide an element of contÍnuity through planning

and development stages of each cooperative.

(4) They could represent the cooperative movement and Èhereby be ín

a better position to negotiaËe with contractors than would an individual
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cooPeraËive.

Experience 
_r,¡arns 

however that a resource group may be detrimental to

their cooperaEive groups, unless the organizational sËructure is in

keeping with the phílosophy of cooperatívism. Haire54 emphasized that a

sËate of subordination (as opposed to domination) should exist for re-

source groups relative Èo membership with Ëhe resource group management

fnvolving input by rnembershíp. Cull found that the United Housing

FederaËion (UHF), frustrated several individual housing cooperatives by not

meeting expectations. She staÈes:

There are many services a cooPerative resource group
níght offer; there are many that will be demanded by
cooperatives. The experience of UHF has shown that

' one group cannot provide all Èhppe services \,rithout
becoming a massive bureaucracy."

Flnnigan in hÍs research identified three basic principles leadíng

to a theory of cooperative housing resource groups. They are:

(1) . . . it is virtually irnpossible for one group effecËively
Ëo handle, in a direct manner, all aspects relating to
the cooperative housing developmerit process. (i.e. all
of the activities ranging from the facilitation of core
group formatíon and cooperaEive education to Ëhe acËual
consÈruction of projects)

(2) Viable cooperative housing p.Tojects are more likely to be
developed if the formation of fairly autonomous core
qTorkíng grouPs is encouraged by resource groups.

(3) In order to ensuïe that members of a resource group all
tpull together in the same directionr, they must share
a conmon commitment to\,7ard cooperative housing as well
as have consensus in their thinking regarding theír
organizationts role and goals.56

ClearlylidentificaËion cf priority goals by cooperaËors and their

resource groups is essenËial. Pomerleau concludes that resource grouPs

can function more efficiently and minímize unnecessary complexity if

they to not att.empt to develop their or^m design or construction depart-

menÈs. RaÈher, this kind of readily accessible service may be obtained

from Ëhe .oo*rlrrity. 57
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As indicaÈed previously, financial concerns often dominate the

minds of cooperaÈive eore members during the development stages. If

however, more emphasis was placed on education ôf incorning members and

on the development of working commiÈtees, financial burdens may be

lessened and user satisfaction íncreased. As well, sound coordination of

comnittee functions will iltustrate to the public that there is economic,

social and aesthetíc merit in the application of cooperaËive prínciples.

A.resource group could direct Èhese important conrnittee functions by in-

forming cooperators of anËicipated needs and ín this way facilitate a

growing sense of group control and responsibility, community and achíeve-

ment.

Another major area of concern for all cooperatives and therefore of

a resource group is publíc education. Such education must have two aims:

reducing the stigrna currently attached. to cooperaËive housing; and fos-

terÍng easier development through more supportive government policy. These

kinds of programs, aimed at educatÍon of members and the public become

most effective when all cooperatives are involved in contríbuting 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

sËrengthened and the public image improved since the resource group may act

a liaison betr¿een all cooperatives and their surrounding coumunities, oËher

agencies and government bodies.

If growth in the housing cooperative movement is Ëo occur the varíous

government agencies involved will have to provide the necessary funds

and the financial advice Eo 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-

"orrrr"1.58 
Timely advice andfor assisËance however depends largely on

as
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identification of the need for it. Here again a resource group intimately

ínvolved ín a cooperativets development may anticipate such needs and re-

duce the costly delays ¡¿hich so often affect the ultimaËe success of the

cooperative.

Manitobars Delíverv Svstem Devel-opment

The. formation of an association (delivery systern) of like cooPera-

tives (e.g. agricultural or credit unions) has tradiËionally occurred when

the need for provincial centrals for support, guidance and coordinatíon

of development has been voiced by the cooperative members. In the tËra-

ditionalf model the birth of the central takes place when a group of líke

cooperatives with expertise or an outside group with expert.ise in the co-

operativest particulat aÍea of ínterest is imported

In Èhe case of a nelü style of cooperative this model is clearly

ineffecLive due to Ëhe lack of expertise available in the service secËor

the cooperative serves. Manítoba is a case in point in that it was the

sfte of the first Canadian housing cooperative resource group or central

Co-operative Housing Association of Manitoba (CHAM). Then, in the mid

1960ts, it saw the creation of Canadats first continuing housíng coopera-

tive, trIillor¿ Park'Housing Co-op Ltd. (see appendix V which briefly re-

views this reverse sequence). r.

. The hÍsrory of CHAM 1960-1980, (see appendíx V for a more eomplete

outlíne) can briefly be described as an iniËial "naÏve group of p"ople"59

vrho ventured optirnistically inÈo r'he housing cooperative field. The con-

tinuing naï.vety of CHAM ruanagement resulted in dissolution tr^lenty years

later amid allegations of mismanagement and mistrust on the part of the

individuals it was orÍginally designed to serve. The following list

brÍefly revÍews the history and some of the many problems encounËered

or caused by CIIAM personnel during its existence.
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L960 - L973

(1) At the time of forrnation of CHAM, governnent, the public

and the cooperative movement in general had limiÈed knowledge and

understanding of cooperative housing.

(2) The early CHAM lacked knor¿ledge of the housing d.evelopment in-

dustry, and expertise in areas of cooperative development vras not

easily .-accessible.

(3) CHAM had no money to buy and hold land and no NHA legislarion

r¡as available which would allow housing cooperatives to obËain a

blanket mortgage

(4) CHAM had not developed community animation and cooperative

educaËion capabilities even by the early L973.

L973 - L976

(5) CHAM initiaÈed the develcpmenË and acred as loan instigator

for Carpathía Housing Co-op LEd. CHAM was nalvely not acÈing 'at

armst length' from this cooperative which was against CMHC regula-

tions.

(6) The CHAM Èendering procedures and projected costs for Carpathia

Housing co-op Ltd. r¿ere questioned by CMHC. The most important ques-

tÍoned aspect however, was the lack of an independent representative

core working group seperate from CHAM 
i.

(7) Tn L974 little revenue Tiras entering CHAM and it conËinued to

keep and pay a large technical staff, many of whom eontributed little

to iÈs physical operation as a cooperatíve resource group.

(8) CHAM had a large bank overdrafr sítuarion in L974 wirh the

Central Credit Society of ManiÈoba (CCSM).

(9) Tn L974 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 capabiliËies of

a turn-key developer (see appendix IV) which v¡as a subversion of the

origínal inÈent. CHAM had attempted to 'parachute' housing cooperatives

ínto Manitoba r¿ith 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 objecËives Ehat CHAM held.

1976 - 1980

(10) Tn L976 CHAM resumed the role of a full resource group but the

misËrust of Ëhe past still prevailed in Ëhe minds of cooperators.

(11) In l97B one trIinnipeg housing cooperative terminated their

management contract wi.th CHAII because:

(a) ...Ëhe financíal accounts r¿ere in disarray, bills and
invoices were missing and proper accounÈing procedures
were apparently not pracEiced.

(b) ![hile C.H.A.M. was in charge of the management ...
(of the cooperative) someone in the organízation
(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 ... (cooperaEive) back
to . . . (the cooperatj-ve), a caveat whích had been
filed against the properËy in 1968.

(c) (the cooperative was) adamant that in view of the
. facÈs, C.II.A.M. riras being paid for a service, which

. to say the least, rnras poorly performed.60

(fZ¡ By 1980 CHAMTs deficit position had risen..to some ç224,000 and

due to the high riskythe architecËural and consLruction deparËments

vlere terminated. Also due Ëo uristrust and Èhe cooperativets non-

support of CHAM management services the deficiË continued to rise

with no relief in sight

(L3) Thus CHAM closed its doors in 1980.

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

efficient, organízed resource group. CHAMTs inadequacy in the area of
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member education as r¿el1 as the excessive length of the development pro-

cess discouraged those experiencing severe housÍng needs and the result

lras a lack of social benefits. rt r,¡as found that a more systematic

approach to cooPerative promotion and development must be undertaken,

and Èhat change is required so that housing cooperatives will have access

to the assistance they need. A shorter d.evelopment process would encourage

volunteers to commit time and energy to the housing cooperatÍve since the

result,s of their efforts would be more readily apparent and thus the state

of housing cooperaËives could be made even more v.iable in Manitoba.

The only time it seems, that Manitoba had effective tresource groupt

capabilitíes occured in 1974 ¡¿hen Ëhe Co-operative Development Department

(CHDD), a past departmenr of the Co-operative Credit Society of ManiËoba

(CCSM) Ëook over the developmenË services of CHAM and insÈigated three

housing cooperatíves in tr^Iinnipeg. rt proposed one viable method for

housíng cooperaLive developmenË and suggested Ër¿enty-nine sËeps that a

grouP should follow in order to bring a housing eooperatíve ínto operatiorr.6l

(see fígure lV) It notes LhaË the process, from initial formation of a core

working group to confirned full occupancy could take up to tT/¡enty-four months

Ëo compleËe.
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IV Conclusion

This chapter has evidenced the evolving theory, philosoPhY, guide-

lines and underlying principles of housing eooperatives and their resource

group. Practical applicatíon of these in Canada's housing cooperative

novement have been described. A parallel relationship may no\,r be seen

betwen housing cöoperatives, city planning and citizen participation in

Ëhe area of housing and environment. This relaEíonship must consider thaÈ

the user must not only be consulted but be intensely ínvolved in Ëhe areas

that affect his life arid communiËy

ThÍs chapter has answered the first research quesÈion:

(1) What is the status of housíng cooperatives ín Canada
and Manitoba specifically?

It has illustrated that only slíght advances in Canadian liEerature

and acÈual project development over the last twenty years have been ac-

complished. Cooperative housíng as far as it has advaneed presently

only touches the fringe of the Canadian housing fabric. The mere

existence or need for cooperative housing resouïce groups in Canada hinËs

at a resisËence in Canadian Housinfl ao cooperative development. Cer-

taínly'today, resource groups are required to help reduce the excessive

length of the.development process and increase the requíred education

of cooperators and the public in general.

This chapter also illustrated that the stages'þ.iot 
.to 

construction

of physical facilíties were not soundly set in.the literaÈure. It was

not unÈil following the comprehensive review of housing in Canada by

Dennís and Fish (L972) that the federal government enacËed enabling

legislation .for "oop"t"rive 
development.

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

.X Canadian Ìlousing means the housing índustry as a whole and relaËed
ínsÈítuÈions, e.g. CMHC, HUDACT Buildersr Associations, etc...
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.

Canadian housing fabric and be of benefit to society or are they rjust

housing for the poort ?
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CHAPTER THREE

SURVEY RESEARCH METHODOLOGY

Probably only a small portion of existing knowledge
and experience ís ever put inËo writLen form. Many
people in the course of their everyday experience
are in a posítion to observe the effecËs of alternative
decisions and actions with respect to problems of
human relations.l
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The dÍscussion to this point has centered on planning, cÍtÍzen par-

ticipation and housing cooperatíve actívity in Ëhe national and provin-

cial franeworks. The emperical research presented in this thesís has

endeavored to document Ëhe insights and experience of the indívidual

cooperators who have participated in the developmenÈ of housing coopera-

tives in Manitoba. It is imporËant Ëo know the cooperaËorsl needs, êx-

pecÈations' problems as well as the successes and failures experienced

by the housing cooperaÈive in order Ëo propose improvements of that

function in the future. This chapter will íllustrate Ëhe methods used

for the data collecÈion, rhe validity of írr. 
""*pte 

and uÈilÍzaÈion

of the findings.

The research model used Ín this Ëhesis is based on a framework pro-
2')

posed by McAfee' and utilized by Davidsorr' in which the opinion of the

user of a program under eveluation is subsËantial. The rationale be-

hind the adapted model along with the apÞroach used in the emperícal

research concernin$ the queètions asked during data collectíon, meÈhods

of analysis, sample returns and validity will be discussed.

I Research Model

McAfee has created a meËhodology ín which the user and the researcher

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

unlike Davidsonts study which "concentrat:es on the perceptions and ex-

pectations of Co-op members"4 Ëowards an und.erstanding of user satisfac-

tion, this thesis, beyond consíderíng user expectations and perceptions

of satisfaetíons, also deals with user perceptions of cooperative develop-

menÈ problerns and insÍghts towards their solution. As we1l, this thesis

considers not only cooperative members buÉ utilízes the experíence and

insights of the resource group and oËher involved persons in the process.
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This has allov¡ed the researcher to consider tboth sides of the fencet

ín developing the final conclusions and recommendations of this thesis.

The following model (see figure V) illustrates the various steps

in the emperical research. Following the initial problern definítÍon

and setting of sÈudy limitaticns, a survey was conducted of user reci-

pients and cooperative system delivery agents. Upon completion of data

collecËion and its prelíminary review, a case study of CIIAM (the re-

source groúp or system delivery agent) was utilized. Finnigan ín L9775

had used a case sLudy approach to study CI{AM as,a resource group. How-

ever the basic methodology and approach was somerrrhat limited as vier¿ed

by Èhe present auÈhor. This limitation stemmed from the fact that Èhe

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

FIGURE v Evaluation Model

INPUT (PÁST



-69-

that time and subËle but important biases crept in as a result of

linited exposure to I those who fell in disrepute with the dynasty

CHAMI .

To avoid these pitfalls the authorts case study consisted of a

slightly different focus and considered the growth of CHAlvl and the

numerous problems Ëhat developed for iË as a resource group" This

took into account the views of CHAM employees (pasË and present), char-

Ëer members, past and present board of directors and other cooperators

who had close assocíation wiËh CHÄM. The historíc relaËions of CHAM to

housing cooperatives helped to develop an understanding and may relate

to specific cooperators perspectives of their experiences with CHÄM"

Research Design

A. The Tools

In the preliminary research sÈages (and throughouË the research)

most peïsons enthusiastically shared Èheir Ídeas, feelings and expe-

.6riences on housing cooperatives.- It was recognízed that intervíews
-'

alone would be very tíme eonsuming/ and possíbly inadequate as Ëhe only

data gatherÍng tool. Therefore four tools !üere used Ëo ensure a com-

prehensive data base was available:

(1) Self-administered questíonnaire was developed in order best to

utilize the time and resources of all concerned. I^Iith the ease of dis-

tribution, less time woul<i be required by the researcher to conduct Ëhe

data gathering while at the same time those filling out the questionnaire

could allot their time frame to its compleËÍon. In addition this method

allowed for discussion or consultation among fanily members ín order to

:tion and return of the questionnair.;8

a

of

II
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and gave the potential chance for respondents Èo be anon¡mous (completed

questionnaires could be left by the respondent at CHAM offices, theÍr

housíng cooperative offices, mailed to the researcher or picked up at

Ëhe respondentrs place of work or home)

(2) The follow-up intervier¿ with a represenËative sample of

respondents from'each housing cooperative. This method allorved the re-

searcher to gather greâter detail on the development process of each

cooperativå and obtain clarification on ambíguous or conflicting state-

menÈs

(3) In depËh inÈerviews r,rith rknowledgeablet and experienced per-

sons involved in the early stages of the movement and Ëhe individual

housing cooperatives I¡rere interviewed after most questionnaires rÁrere

returned. This allowed the researcher to revier"¡ the development and

growth of each cooperaËive and. clear up any questions thaË Èhe author

had regardíng contradictory statements or unclear ansvüers; it also gave

respondents the opporËuniËy Ëo discuss sensitive issues ín detail to areas

not considered in the questionnaire potentíally pertinent to this thesis.

(4) Interviews with various Dersons- ín government.agencies, the co-

operatives and Ëhe resource group. This meÈhod allowed índividuals not

intervier¿ed buË involved in housing coopeïatives to comment on and ratl-

fy the survey findlngs and conclusíons, Ëhus províding for further inpuÈ

and validity to findings and conclusions.

B. Questionnaire Design

The questionnaire survey (see appendix Vï) und.ertaken during the fa]l

of L978 and wínter of L979, mây be termed an experience survey or purposive

sample. This method Ì,/as utilized in order to obÈain provocative ideas or

useful insights Ínto the relationshíps between variables rather than to pro-
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duce a picture of currenÈ practices or a simple consensus of best proce-

dures. In this research a random sample of the general population in-

volved in housing cooperatives r^¡as avoided. Instead, respondents for

the survey vrere found iniËially through such records as incorporation

papers and boards of directors lists which identifierl cooperators high-

ly involved ín the development stages. An increasing number of res-

pondenËs r"¡ere added when primary respondents and cooperative adminis-

trators recommended others who were highly involved tpeople to Èalk tor.

Respondents with a diversity of experiences from -d.ifferent housing co-

operatives in Manitoba were then contacted.

This rreputation' sample !¡as not predetermíned or rigíd, but grew

as the sample was being surveyed. The sample \¡ras comprised of two

basic groups: CHAM employees and other cooperetors outside of CHAM.

The guestionnaire was devised to extract concrete illustrations

from the respondenÈrs ovm experíence in the cooperative movement. It

qras expected that this would enable the researcher to correlate a variety

of experiences and ídenËify individual and prevalent views and insights.

The questionnaj-re was divided into five major sections. SecÈions A,

B and C were answered by CHAM employees. Sections C, D and E were

answered by persons outside of CIIAM who were oï are presently involved in

Ëhe development of housing cooperatives. Each sectio.n consisted of

speeific and open ended questions. The specific quest.ions gave the

researcher some control and therefore made it easier Èo quanËífy answers.

However, wherever possible open ended quesÈions vrere used in conjunction

with specific questÍons Ëo allor,r for alternative choices by respon-

dents.

SecËion A consisËed of six quesËions which examined the degree of
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Ínvolvement and commitment of CHAM employees in various types of co-

operaÈÍves. This seríes of questions illustrated the length of time

CI{AM employees were related wíth housing cooperatives and validated the

personal first hand experience on the observaÈions asked for in the

rest of Èhe survey.

Section B consisted of 40 questions divided into five parts to be

answered by GHAM employees. part r (18 questions) questioned CHAM

employees abouÈ theír vÍews on CHAM!s structure, functíon and their

or¡n and cHAMrs relation with emerging and operating cooperatives. rt

r'ras expected that GHAM ernployees, if they were involved r¡¡ith other

cooPerat.ives 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 Ëhe process previous Ëo the construcËion stage. The

fmpact thaË resulced from out migration on the particular cooperatives

was also investigated. It v¡as expeeted that the severity of the problem

(as stated in the prelíminary research) could be verified and possible

methods for alleviaÈion of the problem stated.

Part III (7 questions) considered the amount and kind of informa-

tíon that cooperators should have ín ord.er to start a.. cooperative,

as vre1l as the present qualíty of communícations between housing

cooperatives. It v¡as expecÈed that a fairly detailed list of information

needs would ba arrived at including comments on method.s to improve the

delívery system.

Part rV (9 questions) consídered the deveropment of housÍng

cooperatives in Manitoba. It asked for an indicaÈion of satisfacËion levels

on the development process from CHAM respondents and their perceived
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satÍsfaction levels of cooperators along v¡ith informational requíre-

menËs in the development process. It r¿as expected that Ëhe 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 v/as expec-

ted that the success or lack of success of the present process would be

stated and needs for evaluation considered.

Section C consisted of ten questi.ons on the socío-economic back-

groundä of all respondents. It rn¡as expected that these questions would

supply information for a profile of persons involved in the early stages

of the cooperative development process and vrould lead, in part, to a

target population to which information on the process could be airned.

Section D consísted of 14 questions and was similaï to section A in

content. The quesËions examined the cooperators involvement with all forms

of cooperatives. It T¡/as 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 observat.ions asked for in the

rest of the questionnaire

Section E ctnsisted of 35 questions which were divided into fíve

parts. Part I (3 questions) considered ho¡¿ members b.ecame aware of

housing cooperatives And why Ehey pursued cooperaËive membershíp. It rnras

expected Èhat Part I would give Èhe author the expectation levels (reasons

for persons pursuing and moving into the cooperative).

Part II (9 questíons) considered aË what, stage the members became

involved in the cooperative development process and their degree of

ínvolvemenË. It also considered the satisfaction levels and problems

or issues which developed v¡ith various actors in Ëhe process. rË was
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expected that this would verify the cooperatorsr experience and illus-

trate the associated relations with oËher acËors in the process.

Part III (12 questions) considered the membersr satisfaction vrith

theír cooperative experience and possible improvemenËs. It was asked

if they ever considered leaving the process, and if so why. This sec-

tion also questioned the reasons others left the process and the per-

ceived impacË on the cooperaÈive of these people leaving. It was

expected ËhaE through this expressed level of satisfaction wiÈh the

cooperative experience problems and Èheir possible. solutions could be

identífied.

Part IV (11 questions) considered the development process stages

and specifíc satisfaction levels. It also asked r¿hich stages reguired

more information and were the hardesË Ëo undersEand. Through these

questions specific problen areas in Ëhe process could be identified.

Part V consisted of one question asking what informaËion should be

included if a manual was to be made available to assist in the devel-op-

ment pïocess. It was expected thaÈ through this questíon a lÍst of

required inforrnation headings could be arranged and priorized. (see ap-

pendix VI for survey questíons and leËters of introduction).

C. !arpþ_E"ieg!i9"

CHAM empl.oyee respondents: CIIAM was the first cooperaËive housing re-

source group organized to apply cooperative techniques and buildíng

technology to develop continuing housing cooperaËír¡es in Canada.9 Since 1960

CHAM has maintained associations wiËh each Manitoba housing cooperative,

government agencies and the Co-operative Foundation of Canada (Cnf¡. Em-

ployees of CHAM were therefore seen as importanË resources for the authorrs

experience survey. The criteria for selecting CHAM employee respondents

I¡Ief e:
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(i) those ernployed by CITAM in L97B or earLy L979 (at tirne of

survey) "

(ii) those v¡ho are currently or r¡rere previously involved in Èhe

developmenE process or operation of one or more existing or

emerging housíng cooperaËives. (See appendix VII for pro-

cedure of respondent selecËion and giving ouÈ questionnaires)

Cooperative Member Respondents: One of the functions of CHAM vras

to acË in an ädrri"oty capacity for people who had decided to form a

housing cooperative. Due to the potentially varied perspectíves and

insights on coopeïative developmenÈ of these Èwo groups, iË was thought

that cooperaËive members involved in the developmenÈ of one housing

cooperative, at one point ín time, may have gained a dÍfferent set of

views and knowledge from others involved in a different cooperative at

anoËher point in time. Emphasis was placed on findíng people involved

in the planning, desj-gn and construction sÈages of the cooperative se-

lected. The selection criteria for Ëhese persons v¡ere:

Ji) those who have been involved as members in the development of

one or more housing cooperaÈives

(ii) individuals who have acted as resource persons for developÍng

cooperatives.

(iii) long-time active residents in housing cooperaËives. Note that

poËential respondents had to meeL one or more of these cri-

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

tion and giving out of questíonnaires)

III The Sample

A. Sample Returns

There r¡rere ten questionnaires distributed to the persons who met
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the criteria as cHAM respondents. All ten questionnaires r¿ere returned
and only one part of section C on socio-economic data vras deemed too
personal to be answered by one respondent.l0

There vrere seventy-nine (79) questionnai,res returned by past or
present cooperative rnembers of the following thirteen (13) operating,
emergíng or dissolved housing cooperatives: Ascot park HousÍng co-op

Ltd., Brandon Housing co-op Ltd., carpathia HousÍng co-op Ltd., college
Housing co-op ttd., New village place Housing co-op Ltd., pembina l¡oods

co-op Ltd. ' Red crocus Housing co-op Ltd., Ross pacific Housing co-op

Ltd- ' seven oaks Gardens. Housíng co-op Ltd., village canadien coop Ltee.,
trrïestboine Park HousÍng co-op Ltd., wilrow park Housing co-op Ltd., L{í1-

lot¡ Park East Housíng co-op LÈd. Respondent association r¿ith housíng

cooperatives is distributed as follows: g2.22 wete members of their
first housing cooperative; L6.5% had been members of two or moïe housing

cooperaËives; and 1.3% had been involved in varíous boards of directors
but held no membership.

The number of respondents surveyed. varíed from housing coooerative
to housing cooperative. Respondents who were involved with cooperatíves

on a first membershíp basis varied from one to eleven persons surveyed.

Those ¡¿ho r¿ere involved in more Èhan one housing cooperative varíed from

one to six persons for any one cooperative surveyed. The largest nuu-

ber of respondents surveyed associated r¿Íth any one partícular coopera-

tÍve was fifteen.

The author vras unable to conËact nine persons mentioned by other
respon'dents. Ten poËential respondents were interviewed but were dís-
qualified by the author. .The main reason for disquarificatíon was that
persons were not involved in the stages of cooperative devel0pment con_

sidered for Èhe study or Ëhey had. Èoo limíÈed an involvement Èo fully
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undersÈand the development stages. One peïson mentioned, "r have not

had thaÈ much experience or background to ansvrer a questionnairet'. Also,

Ëhere were thirteen refusals to ansr¡rer the questionnaire. Some examples

of refusals r¡ere:

...don't r¡rant to talk any further abouÈ it. I am no
longer ínvolved with it

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

..could noÈ ansv¡er the questions you really want to
know. The others could be a little personal for all
concerned.

...have not been ínvolved for a while and have forgotten
most items you \.rant.

Therefore of one hundred and Ewenty-one (121) subjects attempted,

eighËy-nine responses \¡/ere reËurned f.or a 73"551l average. other than

runable to contact' or disqualifications there ïüas an 87.25,% response

rate (89/LO2) or L3/I02 = L2.747. refusal rate. There r¡¡as a 100% return

rate from CHAM respondents. The response rate from other cooperators

in the field was 79/LLr = 7r.r77". other than those who were 'unable

to conÈacÈr or were dísqualified, Èhere !üas a 7g/g2 = 85.89% response

raËe.

B" Sample Validity

CHÄM employees including properËy managers and development, desÍgn

and construction persons have had a close and unique insight into the

developmenÈ, organízation and operation of housi.ng cooperaÈives. hlhile

not every employee has been dÍrectly ínvolved with every housíng coopera-

Ëive most employees shared their knowledge iÍr regular and soecial

meeËings. Therefore the extensive experience of CIIAM employees was
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considered valuable and informative in the authorts experience survey.

Cooperative members experience ranged from the beginnings of CHAM

in 1960 thru 1979. Almost a1l these respondents have been illustrated

as highly active in theír cooperatives and with CHAll. Data from tables

IV and V indicate that 68.4"/" of the respondents \dere or are involved

in the first organizing stages of one or more housing cooperatives and

that 84.8% of. respondents were or are involved in the preconstruction

stages of the housing cooperatives.

IV UÈilization of Findings

The results of Ehe questíonnaires were coded and compiled on tables

and a complete list of all written ans\^rers per question rnras developed.

The compiled results were anaLyzed in order to recogníze the cooperatorst

perceÍved needs, expectations, problems, successes, failures and pro-

poded improvements to housíng cooperative functioning in the future.

The written responses \¡rere compiled eliminating similar ansr¡rers,

however the number of simílar answers r4ras noted j-n order to priorize

the numerícal responses for any question. The findings \¡rere then divi-

ded into problems and issues (chapter four) and insights on how to ímprove

the situation (chapter five) along with Ëhe need. for and type of reference

material required (chapter six). . i.

Upon isolation of the study findings (problems and issues, Ínsights

to ímprovement) a further set of interviews r,ras set up with key parËici-

pants in the pto""""11 in order to solicit comments and/or ratification

of these findings as well as Eo supply a source of feedback Èo respon-

dents. Cornpletion of the above process resulted in a series of problems

for considerat.ion and insights to improvements r,¡hich lent themselves to

furÈher computation into an ouÈline of reference material for the develop-
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TA3LE V

Development stage
involvement of
members (fírst or
other cooperatives)*

Number of
cooperative
respondents
involved

7" of
total
cooperative
respondents

Cummulative
d/

Number of Respondents Involved in the Various
Stages of ManiÈoba Housing Cooperatives

l-
2
3
4
5.
6
7

8
9

54
I
2
2

8
5
4x*
2***
A ¿I¿&

68 "4
1.3
2"5
2.5

10.1
6.3
5,1
2.5'
1.3

68 "4
69 "7
72"2
74"7
84.8
91.1
96.2
98.7

100.0

TOTAL 100.0

NoÈe: * - see legend on the previous page for details

:k* - ¿þsse four persons (5.I7.) !¡ere not involved in the development
stages but were among the first to move into the cooperative(s)r,
all four persons are presently living in a cooperative.

'iíä'r - these t\,ro persons (2.5i¿) have had l0 and 13 years experience
in housing cooperatives and are presenËly líving in a housing
cooperative "

**'å* - this person, although noË 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 cooperaËives

79
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ment of housing cooperaÈives"

V Conclusion

This chapter has presented Ëhe framework within which this research

r'¡as underËaken. The methodological proced.ures, evaluation model and

questionnaire design have been addressed. IllustraËed is Èhe high sam-

ple reËurn and sample validity with 84.8% of cooperative member respon-

dents involied in the preconstruction stages of various Manitoba housing

cooperatives. InterpreËations of the results of. this survey shall consËi-

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

1-Claire Selltiz et a1. Research Methods in SocÍa1 Relationsr New

York, Holt Rinehart and Wínston, 1959, p. 55.

?'Ro".*"ty Ann (Pickard) McAfee, "Irrteractive Evaluation: A User-
OrienLed Process Ëo Assíst Housing Program Reformulation", unpublished
Doctor of Philosophy thesis, School of CommuníËy and Regional Plan-
ning, University of British Columbia, L975, p. 263.

3ritt Davidson, "Co-operatíve Housing - A Study of
unpublished Master of Arts thesis, School of Community
Planning, University of British Colurnbia, May, I976, p.

User SaËisfactionfr
and Regional

20.

L'Davidson, op. cit.. p. 2L.

5.'Harry Finnigan, t'The Role of Co-operative Housing Resource Groups
in Canada: A Case Study of the Co-operative Housing Association of
Manitoba (CHAM)l'unpublished Master of City Planning thesis, DeparË-
ment of City Planning, Uníversity of Manitoba. January, L978, entíre r¿ork.

6_"In the early stages of this thesís development, a three hour inter-
view was held r¡ith four or five CHAM employees to develop a thesis focus
and consider problem areas and development stages of the Manitoba housing
cooperative movemenË.

TPreliminary estimates for the number of possible persons to be
interviewed r,¡ere 130 to 140 persons (13 housing cooperaËives tirnes l0
persons involved in each = 130 + 10 CHÄM employees involved directly
with the housíng cooperaËíves = 140 persons).

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

o
'B.tilding cooperatives had been arouncl since the mid 1930rs Ín Nova

Scotia but CHAM was the first to potentially offer conËinuing aid and
help develop continuing housing cooperatives (see Appendix f for various
forms of cooperative organízaËions).

loIt 
"ho,rld 

be ,roa.å that emphasis was placed on informing respondenÈs
thaÈ their ansviers would be treated confídentially (i.e. no one person
would be identifiable in the studiesr resulËs).

t1--K"y participanËs !¡ere selected by two means: (i) Èhose who after
being ínËerviewed (CHAM and cooperative members) indicated a great deal
of experience in their housing cooperative. One or two respondenËs from
each cooperative and the resource group were randomly chosen from those
wÍth the greatest experíence. (ii¡ persons not intervier¿ed before but
were involved in housing cooperatives at various stages in the Process
(e.g. CMIIC, Provincial Department of Cooperative Development' etc...).
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CHAPTER FOUR

COOPERATORS I EXPECTATIONS

\¡S

PROBLWS AND ISSUES

...people do not begin to acË in new ways untíl
they have formulated the ideas of them in their
minds... It is simply a fact of human nature
that you do noË get what you do not want, and
you do noË r¡ork for rnrhaË you cannot irnagine.l
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The intent of this chapter j-s to present the results of part of the

survey administered Ëo members of thirteen housing cooperative projects,

and the resource group (CHAM) in Manitoba. The TNTRODUCTTON of rhis

thesis (see p. L - 2) staÊed a series of basic research questions to be

answered. This chapter is organized Ln order to ans$rer tr,ro of these

quesËions, thaÈ is:

(2) Do. cooperarive Housing Associarion of Maniroba (CHAM)

employees and other persons involved in housing co-

operatives recogníze problems, íssues oi díssatisfäc-

tíons eneountered during the development of a housing

cooperaÈive?

(5) rs there adequate cormnunication among those involved ín

housing cooperaËives?

The findings rhar will be illusrrated in this chapter link

respondentsr socio-economic data, cooperaËive backgrounds, the cooperat,orst

expectaÈions (that is their íniËial and continuing reasons for pursuing

cooperatíve housíng) and the perceived realities they saw in the process.

These perceived. realities and their closeness to Ëhe actual reality depen-

ded upon the cooperatorrs degree of involvemenÈ, experience in the process

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

not move in or left the cooperative.

The realities r¿ill be expanded upon through a more detailed account

of acÈual problems or íssues thaË were encountered in the process. A1-

though many tables r,.'ere produced from Èhe daÈa only a few will be presented

in this chapter in order to enhance the readibility.
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I The CooperaÈors - Expectatíons vs Realities

A. Respondentsr Background

Analysis of socio-economic daÈa generaËed by the survey indicaÈes

thaË v¡hile the initÍal participants in the housing cooperaËive organíza-

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 .gooperative was aspirationally oriented tornrard a middle class

lifestyle. Significant data illustrated that 76.47" were married. Of

that totaL 54"Á were middle aged (30 to 59 years of age) with families,

and 51.8% of those fanilies contained three Èo five persons per household.

The formal educational achievement indicated tlnat 29.27" lnad university

degree(s) wíth onLy 29.27" nav'rng hÍgh school or less education. Also 40.47.

held professional, technical, managerial or administrative posit.íons. Cor-

respondíngry 23.6% earned over $21,000, 35.g% earned between $11,000 and

$21,000 and 25.8% earned less than $11,000"

The sample generaËion subsËanËiated that the second person in a house-
2

hold- I¡ras an imporËant consideraEion. Many respondents referred to spouses

(their or^m and others) who were active in the cooperati.r.i" d.t.lopmenÈ"

Therefore in the analysís Ëhese people r¡rere considered an importanË ele-

menË. The sígnifícant data reported sËated that 827" of respondenËs had

a second person (adult) in the household (3.47" had no second adult, onLy

children) 78.L7. were f emale and 72.6% were housewives. Also 41.62 \rere

middle aged (between 30 and 50 years of age) rrith 16.8% having some

university or post graduaËe ed.ucatíon and 37.1% having hígh school or less

educatíon" Occupatíonally, 18% had professíonal or technical occupations,

25.8"Á had miscellaneous occupations (most of whom were housewives) and
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LL.27" had clerical and related occupations.

earned less than $15,000, 34.82 earned less

less than $61000.

Correspondingly 5L "77.

than $9,000 and 23.6% earned

The cooperatl-ve member respondents interviewed r¿ere actively involved

in atEempting Ëo improve, in aCdition Ëo their economic conditions, their

housing circumstances. SignificanÈ data stated ËhaË these cooperators

had a variety of experiences in one or more housing cooperatives. That

as well the êarlíest involvement in housing cooperatives carne in 1960

while 78.57" were involved in housing cooperatÍves.since L974 wítln 40.5%

becoming ínvolved in L975. However only L6.57" of respondents were (in

the past or presently) registered members of more than one housing coopera-

tive. AssociaËed with their involvements, 68.4% of all respondents r¡rere

involved in the first organízaxional stages of a housing cooperative and

only 8 "97. were not involved in Ehe 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 cooperaËives) 
"

It was considered significant thaÈ only 32.9% of. the respondents

resided in housing cooperatives at Ëhe Ëime of the survey.3 However 53.2%

staÈed that they presently hold positions on their board of directors of

which 4I.7% have had three or less years experienee. Also 9.9% presently

hold positions (e.g. board of directors) or are directly involved in CI{AM

(e.g. committee work) r¿hereas 6.6% have held positions with CHAM in the

pas t.

Those who have been associated with non-housíng cooperatives (55"7"/")

have Ëhe greatesË involvement with credit unions and food cooperaËives.

Their involvement spans one to 35 years wíth 21.57. havíng held posítions
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wiEh non-housing cooperatives in the past and 11.47. presently holdíng

positions in non-housing cooperatives'

At least one of the ten CHAM survey respondents had been involved

with each housing cooperatíve involved in present study. Also, eighÈ

of the CHAM respondents had been involved r¿ith housing cooperatives from

fi,/o Èo fifteen years. However, only three CHAM respondents have lived

in a housing cooperative, with one person having ÈT¡Io to five years of

residency. EighË CHAM respondents are presently involved with non-housing

cooperaËíVes (credit uníons or food cooPeratives) for beÈween ten

to fifteen years, aS members or on board of directors. In the Pastt

nine respondents have held membership in non-housing cooperatives, five

held staff positíons and tT¡lo were on the boards of directors.

Therefore Èhose cooperators who started or joined a housing cooperative

in íËs developing stages vrere attempËíng to improve their economíc, occu-

paÈional and housing conditions with the aid of resource group employees

having cooperative experÍence. In the pursuit of these desires, coopera-

tive member respondents had cerËain expectations ín the early stages of

their organization, which r¿ill be considered in the following section"

B. Member Expectations - The Pursuit of Housing CooperaÈives

In the pursuiÈ of cooperatives as an accommodation alternative,

cooperators held a number of expectations. These expectatíons may be

utilized, in part, to assess the potential characteristics of the average

tenant or member. The following seven priorized reasons rnrere considered

most ímportant by respondents:

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

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

(4) liurited 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 purchasíng

a single fanily house.

The reaèons can be subsumed in three categories as arguments as r,¡ell

as expectaËions for moving inËo a housing cooperalive.

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

keep. Many stated that they moved ínto a cooperative because of the in-

creasing cosËs of home upkeep and ovmership, or the rising rents in apart-

menËs. IË was felt that Èhey would not be overcharged for their housing

in a relaËively stable cooperative situation. Others pointed out that. no

one fanil-y would íncur a large financial loss if a mechanical or sËructural

problem occurred in their home as costs would be distributed throughout

the cooperative., It was felË that Èhis rhousing at costt \,/as ideal for

those on fixed incomes and a good housing alËernaËive with minimal required

investment.

(2) Responsibilítv concerned the appeal of democratíc conÈrol

regardíng the future of the cooperative in both the physical and social spheres

(home and communiËy surroundings). Being one's or.m landlord, along with

other cooperatíve members produced a feeling of responsibílity and príde

v¡ithin the community context.

In addition, the sense of communÍ.ty was particularly ímporÈanË for

harmonious interpersonal and intergroup relations. Some respondenÈs ex-

pressed the concern thaÈ fnormalr suburban living (í.e. síngle farnily

dwellings) produced feelings of isolation and alienation. Many saw the
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cooperaEive as a positive alternaËive social environaent"

(3) Regarding the qualíty of housing' mosË respondents sar¿ the

cooperative as an opportunity to obtain high qualiËy accommodatÍon with

secure tenure. Many felt thaL having member input into how Ëheír nonthly

paymenË was utilized, increaseC satisfaction wiËh the already relatívely

low housing charges. Also a posítive feature was the advantage of apart-

ment style living (".g. limíted capital outlay, professional maintenance

service, mobiliËy) without long term financial cornmitments.

Two groups ËhaË found the cooperat.ive appeal ing \¡rere young and older

married couples. Some younger couples stated that their present home was

becomíng too smal1 for their existíng family and that the cooperative

would be an ideal place for their children. Older couples vrith children

beginning to leave home felt Ëheir home had become too large and the co-.

operative v/as an ideal solutíon in the need for less space. Housing

cooperatives ireïe as well seen as a sËarter home before some respondents

purchased a single family dwelling.

It should be noted thaË some respondenËs had iníËially nalve exPecta-

tion levels regarding life in the cooperative. The basic expectatíon whích

most felt were satisfied or would be shorËly satisfied (when rhe projects

rnrere compleÊed) was Èhat of high quality housing which would be at l-ow

end of market. However other initial expectations r.rere not met or viere seen

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

perceived realities found in the cooperative development process.

II The Realities and Perceptions - Magnitude, Reasons for and ImpacË
of People Leaving Cooperative Housing

One of the more important aspects of this research revolved around

Èhe assessmenÈ of levels of frustration and/or dissatisfaction perceived

by respondents involved in the development process. About one-third of
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the respondents indicated that at some poinÈ Ín the process, païticularly
during the pre-constructíon stages, they consídered. reducing their ín-
volvement r¿ith the cooperative and in facË knew of individuals who had

terminaËed their involvement.

The main reason many respondenËs (457 of those who planned t.o leave)

did not move into or thoughË of leaving the cooperative after a period of

involvement in the pre-construction and/or the construction stage r^ras

relaËed. to ti*. delays in completing the project. For example one person

sÈated:

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

some respondents observed thaÈ many potenËial members ,,...werenrÈ

really interesÈed or commiËted beyond looking for a place r,¡ith low rent.,,

Other reasons staËe.d Ìrere: the pressures in the development process

caused. pressures in theÍr personal lives to leave; poorly run meetings;

the increased expense to live ià the propo".a 
"oof,"raËive or small size

of the units; farnily size Èoo large; family illness; job required moving

or purchased a home"

However of the respondents who did not move into the cooperative be-

cause of various círcumstances, many indícated a readiness to contínue

working wiËh the cooperaËíve. The maín reason stated for this willingness

to sustain a helping hand r¡ras a belief in cooperative concepts (see chapter

two, p" 36 to gg ai¿ 45). atso their continuÍng suppoït stemmed from their past

personal growth and participation. However, ah."" respondents could not

agree wíth the present situation in the Manitoba housíng cooperatives or

the cooperatÍvest development and organization r¿as just taking Èoo 1ong l

to aid in their acccmmodation problern. The remaj-ader of this section

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

A. The M"gnitrrd" of the Probl.* - Methodology, Esti*ates and
Implications

To determine the number of people leaving the housing cooperatives,

two populaËions \^rere considered: GHAM employees and highly ínvolved

housing cooperative members of the d.evelopment stages. Table VI indícates

high estiÌnates for persons leaving in both CIIAM and cooperaËive members

observations due to Ëhe Larget number of duplícate perceptions of the

same peoPle leaving. Therefore a method was deveïoped to reflect the

numbers involved in order to provide a betËer understanding of the

magnitude of Èhe problem.

IË was assumed that CHAM respondents would know many persons r¿ho left

the housing cooperative movemenÈ. Therefore, to arríve at an estimated

number of those who left, the following method was employed for evaluatíng

CHAM responses:

(i) Revíew each CHAM respondenÈ, considering their workíng involve-

ment with each housing cooperative.

(li¡ Dívíde respondenÈs into categories in relaËion to their

involvement with each cooperative.

(iii) Use the highest estÍmate for any one or combination of housing

cooperatives.

The cooperative member respondents v/ere involved. Ín a total of

thirteen (13) different housing cooperatives. It was stated that nost had

limiÈed associatj.on with other cooperaÈives. Therefore, it was assumed

that the members of any one cooperative knew the same persons who left

and that the most experienced kner¿ more members. To arrive at the number

of persons involved the following meÈhod was employed for evaluaÈing

member responses:
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(i) The respondents from each cooperative \rere categorLzed Èogether.

(ii) The respondents from each cooperative r¡rere revier¿ed seperately"

(iii) The estimate from the respondent with Èhe most experience andfor

the largest estimates from each cooperative were used.

The refined estimaËes for those leaving the development process for

CHAM respondents r.rere 90t to 1731 (see Èables VI and VII) and for coopera-

tive member respondenÈs were 265! to 292! (see tables VI and VII). There-
'9

fore, considering the high and 1ow figures from CHAM and Èhe cooperative
r-+

members, there r¡ras a ïange of 901 to 392-. (The guthorts survey of co-

operative members (79) represents 207" to BB7" of the estimated Èo have

left by the two groups of respondents). hlhile duplication from any one

cooperative has been eliminated the reader should noÈe that over or under

estimaËíng may sËí11 exist due to potential inaccuracies in the responses.

These estimates indicate thaÈ a fundamental problem exísts within

the early stages of the development process. (For example, the number of

rrentablet cooperative units ín Manitoba is L442, however total vacant

units - 304 on AugusÈ 1, 1979 and 2L9 on January l, 1980). Most if not

all vacanÈ units could have been occupied by those who werç involved in

the development stages if all had mainÈained their origínal commitment.

B. I^Ihy Cooperatíve Members Lefç

The next question Ëhat musË be asked is why respondents thought others

had Ieft. CHAM respondents stated eight major reasons for people leaving

the developrnent process. (see table VIIa) These, in order of priorÍty

glere:

job required movfn

purchased a home

developmenÈ process too slow

(1)

(2)

(3)
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(4) housing charges too high

(5) physical features of Ehe unit

(6) felt that they could not continue

(7) ímprovement in financial siÈuation

(8) personality conflicts with other members

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

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

As one respondenË noted, a eharacteristic of the person who leaves is "one

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

could be attrÍbuted to a linited cooperatíve and development process

undersÈanding resulting in a minimal commitment to the cooperative movement.

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

trated and tended noÈ Eo be good representatives for the cooperaËives).

The cooperative member respondents priorized eight Teasons for people

leavíng the d.evelopment process. (see table VIIb) These ï¡rere3

(1) things (the development process) going too slow

(2) job required moving

(3) housing charges too high

(4) felt thaÈ they could noË continue

(5) improvement in financial situation

(6) physical features of the unít,

(7) pe'rsonality conflicÈs r,¡íth other members

(8) insufficienE grasp of what a housing cooperative is/1or+ commit-

ment.

trrlhile the reasons are símilar to cHAMrs, the major item missíng Ís
rpurchased a homer. This may be a rresultt and more than líkely is not a

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

of dissatisfaction or frustraEion with the development process.



T
A

B
T

E
 V

T
I

a)
 

C
lll

rll
 t

rp
lo

yo
o 

V
lc

vr
,o

ln
ts

re
as

on
 f

or
 lo

av
ln

g 
nt

un
bo

r 
of

 
nm

bo
r 

of
. 

t'o
sp

or
do

nt
r 

po
ns

on
g

'h
o 

an
su

or
ln

g
rn

en
tlo

ns
d 

l¡l
th

rs
ns

on
 

nu
¡n

bo
r 
of

p0
rs

on
s

lo
av

ln
E

S
un

m
ar

v 
T

ab
le

 o
f 

W
hv

 P
eo

pl
e 

Le
ft 

C
oo

pe
ra

tlv
e 

H
ou

sl
ne

 ln
 th

e 
D

ev
el

op
m

en
t 

S
te

ge
s

l. 
ad

dl
tlo

na
l 

fa
n1

ly
 m

on
be

rs
2.

 f
el

t 
th

at
 t

he
y 

co
ul

d 
no

t
co

nt
ln

uo

1.
. 

fr
np

ro
vo

m
on

t 
1n

 f
ln

an
cl

al
sl

tu
¡t

to
n

4.
r 

Jo
b 

ro
qu

lre
d 

m
ov

ln
g

J.
 lo

ca
tlo

n 
of

 c
oo

po
ra

tlv
e

6.
 p

e¡
so

na
l1

ty
 c

on
fll

lc
ts

 v
tth

ot
ho

r 
no

m
bo

rs

?.
 p

hy
sl

ca
l 

fe
at

u¡
os

 o
f 

th
e

un
lt

8.
 p

hy
sl

cd
. 

fo
at

r¡
re

s 
of

bu
lld

ln
g 

sx
to

rlo
r 

or
gr

 o
ur

d 
s

9.
ph

ys
tc

al
 f

¿
¡a

tu
ro

s 
of

 th
e

ne
lg

hb
or

ho
od

10
. 

ho
us

tn
g 

ch
ar

go
s 

to
o 

hl
gh

11
. 

th
ln

i's
(t

he
 d

ov
ol

op
rn

en
L

pr
oc

os
s)

 ¡
;o

ln
6 

to
o 

sl
ov

12
. 

ot
he

r 
re

ûs
on

s
. 

a)
 p

uc
ha

s€
d 

a 
lìo

in
e

b)
 f

m
lly

 b
ro

at
<

 u
p

c)
 s

ub
si

dy
/s

ur
ch

a;
¡o

 
sy

st
en

r
d)

rn
ts

Ic
ar

Jl
ng

 o
rl¿

ln
aL

nw
nb

sr
 o

f
po

rs
on

s
an

sw
o 

rln
g

rlt
ho

ut
sp

ec
i 
fIc

nu
nb

or
g

6 I l+

lrr
l 

I 
c 
at

ed
nr

¡ll
le

r 
of

po
rs

 o
ns

le
av

ln
g

) b 5 )

lru
la

bl
o 

to
 n

sn
tlo

ne
d

es
tln

at
sr

 P
on

so
ns

nu
nb

sr
 o

f 
lo

av
ln

g
po

rs
on

s 
bu

t 
no

(s
om

og
av

e 
nu

m
bo

rg

up
P

ro
x 

f)

2 ) 1

20
+

 
r 

(2
0Í

)

15
-1

8 
1(

20
,f)

52
+

-5
i+

 1
 (

zo
f)

5o 16
+

 
o

zt
f -

2f
 

o

30 5*
o

25
-2

? 
0

??
+

 
1 

(4
e,

)

) ? ? 3 1 1

I 
nd

 lc
a 

ts
d

I 
so

ne
 I

pe
rs

on
s

lo
av

ln
g

2 6

(l)
ln

dl
ca

te
d 

rs
vl

so
d

I 
nu

m
or

ou
s 

I 
es

tln
at

e
po

rs
on

s 
od

 n
un

bo
r

Ie
av

ln
g 

Is
av

tn
g

1 1

Ì¡
ot

e:
 (

t)
 T

hi
s 

co
l,u

¡n
n 

co
ns

ld
er

ed
 

ro
sp

on
-le

nt
s 

w
tth

 t
he

 n
os

t 
ex

pe
rle

nc
e 

an
d 

).
ar

go
st

 n
u¡

nb
sr

s
fo

n 
th

os
e 

lo
av

tn
g 

th
e 

ho
us

ln
g 

co
op

or
at

lv
e.

1 2 I

2 0 0

,t0 10
+

L2

0 0 0

0 10 t0 25

J r0 l0 3 5
10

25
()

+
-2

6?
+

0 0 0

I 0 0

0 0

0 0 0

0 0 0

20 40 l0 LZ

I \o O
r I



b)
 

C
oo

pâ
ra

tlv
o 

lfo
m

bo
rs

 V
ls

w
rlo

ln
t

ro
as

on
 f

or
 le

av
ln

g 
nt

nb
er

 o
f 

nu
m

bo
r 
of

ro
sp

or
rle

nt
s 

Þ
or

so
ns

uh
o 

nn
su

or
ln

l
rn

en
tlo

n.
rl 

!¡
1 

th
ro

îs
on

 
nu

ob
or

 o
f

pe
rs

on
S

l. 
ad

dt
tlo

ro
l 

fa
nl

ly
 

nø
ba

ra
2,

 
îs

lt 
th

at
 t

hø
y 

cæ
-ld

 n
ot

co
nL

ln
ue

l. 
ln

pr
or

om
en

t 
ln

 f
ln

an
cl

el
rlt

ue
tlo

n
It.

 ¡
ob

 n
oq

ut
nø

J 
rn

w
ln

g
5.

 lo
ce

tlo
n 

of
 c

oo
po

ra
tlv

e
6.

 p
or

so
na

llt
y 

co
nf

llc
ts

 w
lth

ot
ho

r 
m

em
bo

rs
7.

 p
hy

sl
ca

J.
 f

€a
tr

¡.
ro

s 
of

 th
s

un
l 
t

B
. 

ph
ys

lc
al

 f
ea

tu
¡e

s 
of

bu
lld

ln
g 

ox
to

rlo
r 

or
gr

ou
rd

 s

9.
 p

hy
st

ca
l f

oa
tu

¡e
s 

of
no

t 
gh

bo
rh

oo
d

10
. 

ho
us

ln
g 

ch
ar

go
s 

to
o 

hl
gh

11
. 

th
tn

gs
 (

th
o 

do
ve

lo
pn

en
t

pr
oc

es
s)

 g
ol

ng
 t

oo
 s

lo
u

12
. 

ot
ho

r 
ro

as
on

s
a)

 p
ur

ch
as

od
 
a 

hø
e

b)
 f

sn
fly

 b
ro

ak
 u

p
c)

 s
ub

sl
dy

/s
ur

ch
a¡

¡o
 s

ys
te

m
d)

 c
oo

pe
ra

tlv
o 

po
llc

le
s

o)
 g

rn
du

at
.o

 a
rr

l 
no

vo
 o

n
f)

 J
ol

ne
d 

ot
ho

r 
co

-o
p 

ln
 e

re
a

ne
ar

 u
or

k
g)

 m
ov

ed
 o

ut
 o

f 
pr

ov
ln

ce
h)

 lo
st

 ln
Lo

ro
st

l)p
so

pl
o 

af
ra

lri
 o

f 
ta

kl
n¡

1
pa

rt
 ln

 t
h€

lr 
ow

n 
af

fâ
lrs

an
d 

vl
th

 t
lro

 g
ro

up
J)

 o
lo

ct
rlc

 l
ro

at
k)

 1
11

no
ss

I)
 g

on
er

al
 f

ru
st

ra
tlo

n
rn

) 
ln

su
ffl

cl
cn

t 
gr

as
p 

ol
w

he
t 

a 
ho

us
ln

ß
 c

o-
op

ls
/lo

r¿
 c

om
,L

ltt
rn

en
t

nt
rn

bq
r.

 o
f

F
or

so
ns

n 
nr

H
o 

F
 ln

,l
ul

 t
ho

ut
sp

ec
l f

lc
nu

rb
or

s

)0 50 9

2L

lrr
l I

 c
a 

te
<

J
nu

nb
or

 o
f

p€
rs

on
s

lo
av

 I
 n

¡3

L5 L5 2L
1

14 7 1 0

14 zl

lu
nr

bl
.s

 t
o 

ne
nt

lo
no

d
os

 tl
na

 t
o 

I 
po

rs
on

s
hr

u¡
bo

r 
of

 
lo

av
ln

¡;
po

rs
on

s 
bu

t 
no

(s
on

og
av

e 
nu

nb
er

ß
ûp

pn
ox

 Í
)

t5 29
I

4 )\ 4) 4 1 2 ) 1 I 1 I 1 t 1 1

6) 58 67

2

25

lrr
l 

I 
ce

 te
d

I 
so

no
 r

ps
rs

on
S

la
av

 I 
ng

5 lt

L7

(r
)

tr
rlt

ca
te

d 
rs

vl
.s

od
I 
nu

no
¡o

ug
 I 

os
tln

at
e

po
r8

on
8 

of
 n

un
bs

r
Ie

av
ln

g 
lo

av
ln

g

)5

0 0 o I 0 0 0 0 0 o 0 0

11 2?
6

5B

4 I ?. 2 I

I 5

1

0 I 0

l!o
t: 

(1
) 

T
hi

s 
co

lu
nn

 c
on

sl
<

lo
re

d 
re

sp
on

lc
nt

s 
r¡

tth
 t

ho
 n

os
t 

er
,¡

)o
rlo

nc
e 

nn
t 

lo
rg

es
t 

nu
nb

or
s

. 
lo

¡.
 th

os
o 

lc
nv

tn
,, 

th
o 

ho
us

ln
rl 

co
op

or
:r

ilv
o.

)
12

0 0 0 0 0 0 0 0 0 0 0 0

I I 1 I

l¡0 Itz 2

0 0

4 1 2 I l

)4

0 0

0 0 0 t 0 0 0 0 0 0 0 0

0 )B

0 0 0 0 0' 0 0 0 0 0 0 0

1 t I 1

r4
5 I

I ro { I



-98-

Further reasons for persons leaving housing cooperatives r!¡ere:

(f) A few did noË lÍke outside agencies, other Ëhan the cooperative

controlling things.

(2) Slow action on the goverffrentrs part v¡as distasteful.

(3) The inherent idea that single family housing is better.

(4) Some reasoned that never to be able to or^m the uniË outright as

compared to a house or condominium, was suffj-cient cause for

leavíng.

(5) Some were used to a higher standard of.living and Ëhe cooperaËive

project \¡ras to them lÍke low cost (í.e. public) housíng.

(6) One person mentioned that siinilarly to his ovTrl move from a

housing cooperaËive, others also left as a result of poor desÍgn

of the houses, lack of parking spaces or a lack of understanding

, and appreciation of the cooperative ídea"

CH.A¿rf and the cooperative meuber responses as to why people left the

development sEages (see table VII), can be subsumed in three caËegoríes -

frustraËion, dissaËisfaction, employment and other reasons.

(1) FrusËration may be seen as either obstructing the satisfacËion

of a felt need or the feelings Ëhat result from such obstructiorr"4. ThÍs

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

not continue rvith the cooperative in the developmenÈ stages; personality

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

slow in the member's cooperative; losÈ interest in the cooperative"

(2) Díssatisfaction is something that does r,ot bring pleasure or

conËenÈment or fulfill needs, desires or requirements. Thís could

closely 1ínked to housj-ng and organizatíon of cooperatives or the

response areas of: locaËion of the cooperative; physical features

unit; physical features of the building exterior; housing eharges

be

indicaÈed

of the

too
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high; cooperative policies.

Tr¿o oËher reasons r,lere considered under this headíng. One was addi-

tional faurily urember(s). One person indícated an increase in family size

and was dissatisfied with the amenities and location for hÍs new fanily.

Only one case sras found where Ëhe fanily size had increased beyond Ëhe

eapacity for housing of the particular cooperative. Most of the other

cases índícating an increase in the family size (one, tl"ro or three chÍldren)
_l

r^rere not beyond the housíng capaciËy of the índicated cooperatives"

The other reason categotízed as a dissatisfacËion was the ímprovement

in the financial situation of the índividual. As one person sÈated, "the

cooperative r{as only a ttay.staÈionr, 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 belÍef in cooperaËive principles.

(3) EmploymenË or locational changes to find work, vüas one of the

most pïomÍnent reasons for persons leaving, over which the cooperative

had no ínfluence. Table VIII is a summary of percepËíons indicating that

a high number of persons díd perceive frusÈration, dissaÈisfaction 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 presenË in other memberst reasons for leavir'g. It as well finds t-hat

each category is equally represented as reasons for leaving Ëhe develop-

menÈ process. The next section considers Ehe impact of people who left

the cooperative development process.

C. I*pa"t ot Coopur"tilt.s of

The impact of people leaving cooperative housing was seen as some-

what negaÈive. For exampLe 22.87" of. cooperative member respondenÈs felt
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TABLE VIII IndicaËions of Frustration. Dissatisfaction and Other
Reasons for People Leaving Housing Cooperatives

Note: of the respondents r¿ho indicated any of the above categories:

- 56 or 62.9% of all (89) responses indícated frustraËion as

reason for members leaving.

- 56 or 62.9"/" of all (89) responses indicated dissatisfaction as

reason for members leavÍng.

- 51 or 57.3"Á of all (89) responses indicaÈed job or oÈher, as

reason for members leaving.

Category
Number of
CHAI,I employees'
resPonses

Number of % of total
member member
cooperatorsl cooperatorst
responses resPonses

frustration
indications
only

0 5 6.3

dissatísfacÈion
indications
only

0 2 2.5

job and other
indications
only

0 3 3.8

frustration and
dissatisfaction
only

2 11 13.9

frusËration and
job and others 0 s 6.3

dissatísfactíon
and job and
others

1 8 r0.1

all threê present
wíth at least one
in each category
- frustration
- dissatisfaction
- job and other

35 44.3

answers left blank I 10 r2.7

TOTAI 10 79 100.0
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a negatíve imPact ar,d.24.I"/" were not sure, whereas only 38.0% felt that

there vras no impact from persons leaving. The explanations for respondentsr

vievr of a negative ímpact ü/as stated as:

Psychologically 1oss of membership v¡as depressing.

rt was very disruptive when people were lost from the
board and found hard to replace. This caused further

. slow dor^ms of the dertelopment process.

Government inaction caused some friends and probably
other prospective members to shy away from housing
cooperatives, along with causing adverse publicÍËy

Itrhile not particularly relevent to this thesis it should be noted.

thaË a number of respondents indicated thaË some individuals leaving the

process created a negative publÍc image which contributed to further

problems in developing a viable membership.

There was felt some severity of impact from persons leaving. For

example Ëhe severity was stated as severe by 7.67.", moderate by LS.ZT" anð,

12.72 T^7ere not sure whereas only 22.87" stated very 1iÈt1e or none aË all"
The negative impact of persons leaving or thinking of leaving the

process as a result of frustrations or dissatisfactions, point to the

realiÈies that problems can and most líkely vrill occur. The following

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

development process,

III Problems and Issues in the process

The evidence of problems, issues or cooperatíve diffículÈies during

the developmenÈ process were revealed for each stage. A frequent problem

stated by respondents rvas that of ineffective communications and d.írec-

Èional guidance or their absence causing frustratíon and dissatisfaction

in the process. Typical concerns dealt r.¡ith: financing, architectural or

technícal development, construction, member involvement and interest, co¡n-
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municatÍon difficulties and aspects of completion of the cooperaÈive"

Figure VI illustrates three essential levels in the development process

and the inter relatedness of various actors. The remainder of thís sectÍon

deals wiËh each of these basic groups: (A) external agencies - govern-

menË, architecË, Èhe cooperative's neighbours, other cooperatives and co-

operative organizations; (B) cooperaÈive members; (C) the resource group;

along with (D) the delivery system.

Problerns ín Dealing with Ëhe External Agencies

1. Government Agencíes'

The most difficult and frustrating area for cooperators and the

resource group (CHAlf) to deal with was the various government agencies.

Many of the problems r¡rere seen to be traceable to the federal governmenÈ

agency (CMHC) and to a lesser extent to the provincial and civíc levels.

There were four basic problems which respondents felt underlay afunost all

other related problems for thís group (primarity aiured at CMIIC). These

are:

(1) The lack of coordinated, cohesive and communicative government

agencíes which resulted ín increased time delays in ímplementÍng

decisions for a cooperaËive project.

(2) The lack of ccmplete governmental understanding of the coopera-

tive phílosophy, concepË 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 lirnited

the cooperatívers ability to hire Ëop management early in the

cooperativets life (at the beginning of construction or príor

to it).

A.



Figure VI
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The Housing Cooperative DevelopmenÈ
CommunicaÉion Proeess

Cooperative - core working
group, cooperative membership
(members, spouse, f aurily)

Resource Group
- employees

Government - Federal (CMHC), Provincial
(MHRC), City Council/Administration;
financial agencies anC legal council..

Architectural, planning, Ëechnical
consultants, conËracto

0ther groups - other housing cooperatives
and cooperators future neighboursr'
other cooperative organizations (e.g. CIIF)

PoÈential members (relatives, friends,
f ellol¡. r¿orkers, present neíghbours, etc. . "
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(4) The resistance to cooperative development resulting in part,

from Èhe strong lobby by privaËe enterprise and the noËion that

housing cooperatives will only be permitËed to expand on the

condítion thaË Ëhey do not even marginally effect the private

(profít oríented) sector.

CHAM for example, stated that they always had to start from scratch

r¿hen dealing with each government agency and Ëhat the development of new

cooperatives has always been difficult and frustrating. Símílarly, co-

operators saw the development process lacking a smoothness and conformity

in iËs relations with government agencies. Both the resource group and

cooperators found ÈhaË dealing wiËh unconcerned or tuneducaËedr goverilnent

officials was frustrating, confusing, emoËionally draíning and at. tímes

counter-productíve

Resistance to cooperaËive development was constantly íllustrated by

cooperat,ors r¿ho sËated Èhat, "...there rnras too much tback sÈabbingr and

undermíning of hard working cooperative indivÍduals and groups" by govern-

ment. CWIC was continually found hard to deal with and cut plans due to

finances, but never sÈaËed exactly how much they would a1low at the begin-

ning, so plans could be made to fit a budget. As one cooperator sËated,

"just as vle seerned to be understanding what CMHC was after and their rul-es

of the game, CMHC changed them so vre had to start all over againtt.

It was felt that government 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 basís with limited knowledge of the l-ocal

needs and condítions and therefore members T¡rere felt to have liÈtle input.

The uncertainÈy of funding and the accompanying delays in the projecÈ

resulËed, cooperators sËated, in'the s1o¡¿ development of membership.

A major problem r¡ras staËed as government lacking the understanding
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that top management is needed in a cooperative at the beginning to hel-p

smooËh out the process. Government seemed only desirous to keep ínitial

costs dor,¡n and did noË 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 dissatisfactj-on was also found by cooperators wiÈh

negotiatiorr's r"gardÍng financing and land acquisitíon, cooperatorsr pet

projects being turned dov,rn, insufficient funds available, Ehe Ëime it.

took to move from one stage of development to the next, the time needed

to push through cerËain decisíons, the inaction and indecision of various

governmenË agencies, and the more than necessary workload added by govern-

ment administrative procedures.

The Manitoba Housing and Renewal Corporation (MHRC) had limited

direct criticísm levelled at iË. However upon the authors further inves-

tigation, íË was found that many respondents lumped Èhe federal (CMHC).

and Provincial (MHRC) levels of government together. The major problems

found r¿hen the cooperatives dealt with MHRC were land and undersÈand.ing

of loca1 needs.

(1) Land: For three cooperatíves (Ín 1975) when firsË organizing,

MHRC offered three pieces of land for their use. Hor,¡ever I'IHRC

had originally at,Èempted to use these parcels of land for other

purposes but r¡¡ere unsuccessful (e.g. public housing). These

pieces of land had architecÈs rattached to themr. MHRC had

an architect do speculative work on these sites for no fee, how-

ever if the projecË \nrent ahead the archiÈecÈ r¿ould get the job.

rf the project v¡as unsuccessful, no matter what happened to the

land (so1d, leased or an other proposal) the architect would
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be given the job for the project that was to

on this land. Therefore the cooperative had

Ëects for these cases

be

no

developed

choice of archi-

These were, accordíng Èo one respondent, ttleft over pieces of

land whích MIIRC. could not use and they sar¡r a good chance to get

rid of themr'.

(2) U¡derstanding of local needs: As another respondent stated

"l,ftIRC did not seem to follow our findings with the study of

local needs". Because the cooperatíve \,ras leasing the land

frour MHRC, MHRC wanted a say in the design. "They insisted

on a large number of three bedroom units (tovmhouses) which

r¡rere counter to our f indings of needstt. A survey of vacancy

rates for hiinnipeg and various areas of the city found three

bedroom units or more, wíth the highest vacancy raËes5 and

experience has found Ëhese units the hardest to fill. . Also the

various cooperatives r¡rere not allowed to build more aparËmenË

blocks as MIIRC vetoed any attempts along this line. (presently

Ëhe cooperatíves with aparËments have a waitínþ list for these

typqs of units as opposed to toronhouses where, in most cases none

exists).

The Provincial Department of Cooperative Development, iË was stated

was always available and helpful even with its limited manpower resources.

However, it was felt that more input into Èhe ManiÈoba cooperaËive move-

ment \¡ras needed.

As stated in the TNTRODUCTTON (p. 5 many canadian cooperaÈives

have terided to develop on a provincíal or regional paËtern due in part,

to legislative differences. As a result of Ëhese differences, a standard

naËional grorrth paËËern of cooperatives has yet to come. However Èhe
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federal governments housing policy (as stated in chapter II, p.L2), is

quickly approaching the comprehensive form of housing responsibilitÍes.

This dicotomy along with various resErictive governmental operational

policies and procedures, leaves the Provincial Department of Cooperative
Development fíghting 'the bush fires I and noÈ guiding or helping develop

the provincíal *o.r"ment.6

There \¡Iere very fer¿ corments concerning the munícipa1 or civic levels

of governmenÈ. The only one that was received concerned the lack of

understanding of cooperatíves by other Ëhan some officials and Èhe Èime

it took to reducatet Ëhese persons

2. Archítect - Design and Construction

This external area had four basíc problems underlying all other

related problems. These \^rere:

(1) A fundamental lack of dialogue betr¿een the cooperative and Ëhe

architecË.

(2) some architects r¡rere perceived as being inexperienced in

housing design"

(3) The lack of understanding of cooperative ideals and goals by

the architect.

(4) The lack of control of construction costs and timing along

with a. lack of consultaÈion wíth CMHC, re budgets, regulations,

etc. .

The menbers felt that the relatíonship with Èhe architect vras very

satisfying (43.0"/.) or moderately sarisfyÍng (3r.6"/"), as rhey proceeded

through the developmenÈ stages. However, about one third (3I.6"Á) of the

respondents sar,r problems or issues arising when they were working wÍth the

architect ín their cooperative.
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A number of cooperators found a fundamental lack of dialogue between

Èhe cooperative and the architect with Ëhe archiËect wanting to press his

o¡n¡n víews over those of the members. Cooperators f elt a lack of mutual

understanding of the process and the problems each r^7ere encountering

along with a lack of involvemenÈ in Ëhe concept stage. This lack of

dialogue resulted in the architect seeming to have conÈrol over the de-

sign and uraking some changes without consulting the cooperative. There

T¡ras a feelíng of take over by Ëhe architect for at. leasË one cooperative

where most information and recommendations came from him.

Some CHAM respondents indicated that many architects that r^rere en-

gaged by cooperatives rÁiere normally lacking experience in house design.

Engagíng inexperienced architecËs resulted from many cooperatíves selec-

ting their owrt architect rarithout properly checkíng his expertise. This ín

Èurn led to coordinat.íon problems, along with numerous change notíces or

orders and subsequent over-runs in boEh cost and length of construction

tíme.

The architectural task difficulÈies were divÍded by CHAM respondents

into two parts. The preliminary design stage and the review of other

architeets drawings. The difficulty in the prelímínary design stage r^tas

seen as a lack of understanding of the cooperaÈíve nature of the develop-

menË by both mernbers and architect. By the tlme ¿he drar¡ings have pro-

gressed to the final stage, in many cases, litËle input from the coopera-

Ëive in major architectural decísions had been supplied. There vras no early

input and explanation of the potential problem areas r+hich could have re-

sulted in construction savings. But once the design had been completed

and ¡¿orked through by Èhe board of directors and its archiÈect, changes

or potential improvemenËs v¡ere difficult to make.

The assuming of the leadershÍp role by the archÍtect v/as a conten-
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tious issue and basic Èo role conflict. This seemed to stem from the

limited experience of the board of direcËors and the design committee

where it was stated that the board \,ras not being tough enough in sup-

porËing its viewpoint. From this it could be summarized that a leader-

ship vacuum on the board of directors vras evident and that there vras a

problem differenËiating sufficiently between the roles of the direcÈors,

management and the architect. This resulting vacuum, left the manage-

ment duties to the architect in at least one housing cooperatíve.

The architect for one projecr, was felt to be enËhusiastic and

willíng to 1ísËen to suggesËions buË Èended to be unrealistic in cerÈain

issues. For ¿¡:mple, the architects seemed only interested in promoËing

a unique design at increased cost to the cooperatíve. In another co-

operaËive, the architecË seemed to have preconceived design ideas along

with linited experience and undersËanding of cooperaËive development,

life and goals.

AnoÈher area of constant conflíct was beËween the aspírat.ions of

members and the archiÈect in relation to budget limitatíons. ThaË is,

tailoring the design Ëo meet membersr aspirations r^rhile sticking Ëo the

budget and CMHC requirements. Conflíct vras apparenË between the design

notions of CMHC wiËh regard to budget and regulations (e.g. size and

amenities) and some of the cooperatives' a.rchitects' and membersr aspira-

tions. One case resulted ín Ëhe original designs being rejected because

"...they seemed too fancy and above memberst means". From CIfi{Crs point

of view as one respondent stated:

CMHC seemed determined not Èo have monuments Ëo any
archiËect, even though we, the members of thís co-
operaËive worked the architect to the bone. We some-
Ëimes had up to 30 different designs on each aspect
of the design until \¡re r,/ere satisfied all alternatives
were invesÈigated and met our requirements"
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The archítecture of the buildings it was stated, could have been of

a much higher standard. There seemed to be a lack of supervision of

conEractors 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, consËrucËion

was delayed"

3. The Cooperativers Future Neighbours

This external area had one basic problem underlying all other

relaËed problems. This was:

The lack of a positive public image for housing coopera-

tives and misunderstandings regarding the concepts and

aíms of housing cooperaÈives"

The cooperative members indícated thaÈ the relationship wíÈh per-

sons ín Ehe neighbourhood was not as satisfying as it v¡as wíth the arehi-

tect. 0n1y 12.77" were very satisfied with 19.02 uroderately satisfied

and 31.7% perceiving litÈle or no satisfactíon. Many respondenËs (46.8%)

saw issues arising when Ëhey were ínvolved with neíghbours in the develop-

menË sËages"

Many of the issues had their basis in the public image of housing

cooperatives. It was mentíoned that at zoning meetings, neíghbours \¡Iere

hostile Ëowards cooperative development entering Ëhe area. It seems that

opposiÈion usually came from single family dwe1língs who resented higtr

density on the grounds of properËy value concerns. Essentíally, iÈ was

expressed thar the single famíly owners did not líke rental 'low incomer

housíng r¿iÈhin their neighbourhood. It left an impression of an rínstant

slum' and the immediate dovrn grading of their neighbourhood.
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4. Other Cooperatives and Cooperatíve Organlzations

This external area had one basic problem underlying all other re-

lated problems. Thís was:

The lack of coordination and conËact between housing

cooperatíves.

There were strong feelings ÈhaË support from oÈher housing coopera-

tives was lacking. Only 12.7% of respondents felt Ëhat a great deal of

help was received, r¿hereas 25.37" stated a moderate amount of help and

2L.5"/" staËed little and 15 .2% said none at a1l.

The rnajority of respondenÈs who indicated little, none at all, or

not sure, felt that a lack of direct conËact amongst housing cooperatives

existed. One respondent said that his cooperaËive had problems of their

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

B. Problems in Dealing wiËh the CooperaËive 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 .laek of top management ín the early st.ages of

the cooperative to help seË a slnooth course for de-

velopment and grotrth.

The five other related problems to this major problem vrere:

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

ment process and the need to increase understanding.

(2) The lack of educatíon and oríentation in order to understand,

develop and run a housing cooperative.

(3) The lack of communications and ínvolvement within Èhe

cooperative.
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(4) The time factor in order to get things accomplished in the

development of the cooperative.

(5) Personality problems among members"

CHAM respondenËs described the cooperators that they dealt with

in the start up sËages of varj.ous housing cooperatives in the following

r.7ays:

They usually need someone to help organíze and guide them.

They often lack the abiliËy Èo think like a cooperator.

Most are unfamiliar with all aspecËs of cooperative housing
and r¿hat faces them.

Most are unfamiliar with CHAM and its role.

MosË are usually unfamiliar r¿ith Ëhe governmentst role.

Most have problems rlearning the languager - jargon.

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

They lack technieal skills

Most lacked any knowledge or ability Èo market their producÈ"

These observations are -critical to understanding the basis of the

problems in the internal cooperative setting. CIIAM for example, stated

that Èhe maintenance of adequate communication by both CHAM and Ëhe co-

operators v¡as far too much for individuals Ëo handle who lacked communi-

caËion expertise with the process being seen as an "incredible drav¡n out

decision mal:ing .procedure which needed vast improvement". Many coopera-

tive members Ëhrough lacking expertise or being unsure of themselves,

seemed Èo e:<pect Ëoo much of their management (board, manager and CHAM)

in the settlement of conflicts and the development of the cooperatíve.

CHAM as well stated a díffículty ín maintaining an on-going interest

and involvement of directors and members óf a new cooperatíve throughout

the development and consËruction period. The lengthy process and linÍEed
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physical progress for the first tvro years r¡ras seen as a major frustra-

tion. The cooperators r¡ere viewed as moving ín rspits and sËartsr.

That is progress v¡ent ahead very quickly, then everything would stop

due to an unseen problem. The accompanying frustration and time de-

lays took Èheir toll with blame sometimes being directed, with or

without, cause at CMHC or CHAM.

Members in this hígh pressure, complicated period were clearly

pressed for time, as Ëhe "cooperative was usually only a small part of

their overall activities in life and demands in other areas compeËed

for precedencett. This period found many members of each emerging or

operating cooperative developing isolaÈionist tendencies. They tended

to be concerned with their or^rrr projects and liÈËle time was allocated

for association wíth other cooperatives to draw upon their expertise.

Association \¡/as liníËed to Ëhe iniËial physical project review of oÈher

cooperaËives wiLh limited follow-up inter-cooperative member consulta-

tion. The cooperat.ive member respondents felt that communications and

Èhe lack of cooperaËive education and orientation \,zere at the base of

theír problems"

Concern was constantly expressed about Ëhe lack of ínvolvement of

Ëhe general membership. Most members, it was staEed, should have given

more support to the various committees or become more involved in other

$/ays. Problems occurred when some board members and others who were

rínvolvedt in varíous conmittees, accepted positions thaË they failed to

fill adequately. Thus most of the work r¿as left Eo a few dedícated per-

sons v¡ho r¡rere soon tburned outr.

The lack of interest and involvement þy other than a core group

resulted in large part from a lack of cooperatíve education and actíve

recruitment of members where: members vrere not generally being informed
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on the principles of cooperation; there \¡ras a lack of understanding on

what a housing cooperaËive vras; there was the notion thaÈ all members had

to do r.ras attend meeÈings; there \das a lack of understanding of the total-

picÈure through lirnited time allo\¡rances to communicate the problems ef-

ficiently and fully inform Èhe board of directors. Respondents stated

that as a consequence of the many delays and what seemed to be the extreme

tíme needed to have the project compleËed, other members or poLenËíal mem-

bers lost interest or r^rere generally discouraged from involvemenÈ. IË

was felt thaË the extended time factor and the resulting loss in enËhusiasm

for the whole project resulted from a lack of information (reporËs not

being on Ëime or available at all and input ín order to anticipate potentÍal

problems) abouÈ the present sÈatus of the development or information on

specific areas of the development process "

OËhers sa\¡/ a constanË problern of getting people out to meeËings and

informing all members. Many felt discouraged in their efforts to develop

understanding of vrhat was being attempËed and what was required to accom-

plish the task,

The reduction of members through resignation \¡ras also a problem" d

cooperaËive, it was felt, could not function properly if it was run by a

few people who do all the r¿ork. If there is only a core of people dedicated

Ëo the cooperaËive philosophy and a díverse group looking for ínexpen-

sive accommodation, the future of the cooperative should be considered in

jeopardy. Resignations r.rere seen as decreasing coumuníty stability while

at the same time reCucing democratic control and opening the cooperative

Èo the criticism that it was conÈrolled by a small relitet group.

Many respondents sÈated that there v¡as a lack of efficient decision

making during board meetings (the debaËing socíeÈy syndrorne). They saw a

lack of understanding of parliamentary procedures at meeÈings and strong
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leadership (a stated vacuum on many board of directors) to províde direc-

tion. As a resulË respondents indicated that arrival at a corrsensus (or

direction) was a constanË concern. They ¡¿ere "a11 nel¡/ at this type of

dicision making and everyone just poured their ídeas out on what they ex-

pected in the cooperative to live comfortably and reasonablytt.

Some respondents sËated that rrno one seemed to geË down to earth

and tell the board what committees \¡rere required and vrhat must be done by

the members". Due to this it was felt Ëhat a board really didnr t involve

as many people in the oríginal effort as Ëhey could have, thus failing to

keep up the high ÍnÈerest

As a result of Ëhe lack of direction, limíted information received

about cournittees Èhat 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 gre\^r. Some even felt excluded from

Ëhe process"

Another problem was Ëhe inability Ëo develop an efficient organizatÍon

through setËing parameters for design of the development" Many respondents

felt that the design committee members did not have the experience of

living in a coo.perative or other types of multi-unit housing to guide Ëhem

in their design decisions. Some felt that the basíc standard of housing'

developmenË suffered and díd not meet the needs and desires of all the

individuals involved.

C.

LIhile

Problems in Dealíng with the Resource Group

secËion III)

cooperatives

the resource

travíng examined some problems with CHAM (see chapter two,

this secÈion will- consider CHAl"t as a delívery agent of housÍng

and the problems that occurred. The cooperaËors as well as

group revealed one underlying problem:
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The lack of sound managenent abilities and pracÈices by

CIIAM to coordinaEe and direct operations.

They as well pointed out three other associaËed problems which

essenËially deal with íneffícient cornrnunications

(f) A lack of directíon, purpose and understanding of cooperatÍve

life and developmenË by CHAM staff"

(2) A lack of leadership and coordinated cooperative education

approaches.

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

delivery system"

There r¡/as a relative saËisfacËion expressed by 65.87" of cooperative

member respondents towards CHAM throughouÈ the development stages of theír

cooperative. However, 55.77" of the respondents saw problems arisíng when

they were workíng with CHAM in the development of their cooperative.

Some cooperative inember respondenËs stated that CHAMTs repuËaticn

r¡ras a rbig zeror with only Willow Park around at that time for help.

Others stated that in their early stages few posiËive comments T¡zere men-

tioned by other housing cooperative regarding CHAM.

Many felt the maín problem originated from Ëhe way CHAM was set up.

It r,ras stated that CHAM seemed to lack a definite and percepÈible direction,

control, drive or purpose (especially aÈ Ëhe staff level). One respondent

s taËed:

The organization seems Ëo be in a state of acquíescence
r,rith 1itt1e dríve or purpose being instilled into Ëhe
organlzaiion by iËs management.

Some respondenËs felt that CHAM did not aim at housing for people but

rather at mortgage money to pay the salaries for iËs large staff.

RespondenËs stated that some CIIAM staff lacked knowledge ofihow to

run a business, managerial and financial skills, and leadership abílities
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for guiding inexperienced board members in carrying out the cooperativets

and CHAM's objectives. A few staff, it was fe1Ë, even required increased

knowledge and understanding of cooperative philosophy. As one respon-

dent sËated, "I had a lack of knowledge of how to go ahead and felt that

the resource people kner¿ even less". CHAM eurployees however, menÈioned

that Ëhere \¡¡as no training program for staff other than ron the jobf and

no source for informatíon on successful cooperative developnents"

CHAMTs sÈaffing procedure \,rere as well seen as a problem. CHAM

staff felt that there \¡ras a lack of adequate manpower for the workload.

CHAM respondents related this to the lack of established procedures and

guidelines. They felË that every step of the delívery process seemed Èo

require the development of a new system, form, program or procedure. As

well they sËated that there \¡ras a consistent lack of funding. for staff in

the development area r¿hich tended to put a heavy work load on other

staff and l-ead tc an excessíve turnover resulting in a lack of continuity.

A few cooperative member respondents felt thaË the lack of informed board

of directors v¡as a direct result of understaffing at CHAl"l as wel-l as com-

munication problems that resulted from changes in personnel at CHAM"

It is importanË to note that many respondents felt that time and

energy could have been spared if better information \,üas available to the

cooperative as a whoi-e and to its membership índívidually. Respondents

found a lack of good informaÈion available frorn Èhe outset of the develop-

ment process. The ínabílity to obtain the information during the organi-

zaEional and planning stages vras perceived as CHAM wantíng to take control

of the cooperative, instead of helping its members. One respondent felt

Èhat based on CllAMts vague development agreement, CHAM was pressuring his

board of dírectors Èo make decisions r¿íthouË knowledge of the alternaËives.

Essentially a trust probleur emerged with "Èhe almost total dependence of
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our organizaÈion on CHAMT'. As well laËe or non existent rePorts, problems

of accounÈing and poor record keepíng vrere identífied as needing considera-

b1e írnprovement

Many communication problems or issues can be traced to the long

developuent process where "nothing seemed to be happening"" It was fel-t

thaL CHAM vüas not letting everyone know what was happening or would be

happening. CHAM gave only liniÈed explanations of the pitfalls and the

process cooperaÈors \^7ere to undertake. As well there were very few

meetings in Ëhe eaï1y stages of development in which CHAM explained the

pïocess and Ëhe potential problems

Inlhen questioning CHAM staff on these points it r¿as evident that there

\¡ras poor communications between the cooperaËive members and CHAM. IË was

found Ëhat CHAM tended to underestimate cooperatives and perceiveld that

they lacked both the dedication and the ability to understand and cope

r¿iËh existing or potential problems. Varíous CIIAM respondenËs Ëhought that

if the whole truth of the required lengthy and detailed process complexi-

ties were tol.d (e.g. land negotiations, site selection, interior and ex-

terior unit design, site layout, financíal negotíaÈions, tendering,

constructíon, etc...) it would make prospective members anxious and

hesiËant to proceed"

However a fevr cooperaËors and one CHAM respondent stated that most

CHAM employees had no concept regardíng the preparations and presentaËion

of informaÈion on the development process and about CHAMi s structure,

consÈitution and role. Some felt that CHAÞ1 nust be explained often and as

one respondent said, "...one gets mixed up by all the referrals to

organizations by initials only". Many as vrell felt that Èhe teducationrr

program and relevant literaËure that related to the cooperaËive memberst

responsibiliÈies v¡ere in neeci of greater explanaÈion.
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Turning froro CHAM to other cooperativesrmany CHAM respondents staËed

that there r¡/as only minimal contacË and exchange of information between

cooperatives r,¡hich helped emerging cooperatives. They f elt that this

r,¡as due to the lack of a coordínatíng body for the disËribution of infor-

mation gained by experienced cooperators. Cooperative respondents agreed

with thís point and felt that they should have ínformatíon from other coopera-

tivesr experiences so thar many delays could have been avoided. CHAM reb-

pondents hoinrever felt Èhat even if a coordinaËing body existed, the emerg-

íng cooperative usually is so involved with its ovrn development program

that they have líttle time Ëo consult with established cooperatives. This

again seems to point to the insensitiviÈy of CHAM towards the need of co-

operators along with the inability to organize formaLly or even informally

a cooperative advisory board to help or even convince cooperators of the

need for such a body"

I^Ihile CHAM was the delivery agenË for housing cooperatives in

Manitoba many problems occurred. IË is the intenË of the following sec-

tion to briefly illustrate the problerns in the system.

, D. Problems in the Deliverv System

As the p'revious section points out many respondents felt less Ëhan

satisfied wiËh the cooperaËive delivery system" Some saw it as ineffec-

tive and inefficíent for the following reasons:

(1) government inacËion or slow progress

(2) governmenÈ agencÍes changing the ground rules in mid strearn

(3) Ëime d.elays in - land acquisition, financíng, rezoning"

construction, fill up

(4) increased costs due to Eime

(5) increased cost due to poor

delays

design and constructíon supervision
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As one respondent stated, "AÈ Ehis point, Èhe form and method of

the delivery for information needs a 1ot of imp-rovement". Although all

forms of communícation methods were uËilized in the delivery system, there

seemed to be a lack of consistent coordinated information dispersed in

order to organize a cooperatíve project. The cooperative member respondents

emphasized the need for greater explanation and guidance through the pro-

cess as indicaÈed in the followíng table"

TABLE IX Areas Requiring More Explanation and Guidance for Emerging
CooperaEors

stages number of times mentioned
initial organization . ...... 36
early preparations 28
educatíonal stage 29
investigation stage ... 34
design stage 22
buildíng stage 15
oËher ...... 23
refused Ëo answer l-

("ot"t respondenËs checked all responses that were appropriate)

The specific areas in the development process that respondenÈs

felt were the hardest to understand or achieve r¡rere:

(1) the start up stage (investÍgaËion and design stages)

(2) the'development of goals and objectives and turning them
ínto meaningful plans or specificaÈions.

(3) dealing '¡ith the 1ega1 and government departments (negotíatíons,
policies and politics).

(4) loan commitments and al1 financial aspects especially in the
early stages where problems occurred

(5) the pre-construcEion stage and acquisiËion of land, zoníng,
tendering of the project, Èhe conËract and building specifi-
cations along with problems of working wíth the archiÈect in
the design sËage.

While respondents were relatively satisfied with the material Èhat

was received, many indícated that this r,/as especially insufficíent fn
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the early stages of development. This lack of material iË was stated

"acted somewhat to the detrímenÈ (of the cooperative) and may have been a

deterrent (to development) in the early stages". For example a few res-

pondents indícated that they received just enough informatÍon for incor-

poration and r¿ith no sense of direction Ëhey "floundered for the rest"

of the development process"

The information that was received generally arríved too late and as

a result respondents had a hard time explainíng particular problems to

the members. As one respondent sÈated "...when we finally received all

Ëhe necessary material we \¡¡ere very satisfied with it, but it Èook in

our case, about two years". The lack of continuous or regular information

lead to some membersr dissatisfactíon, and.near loss of interest. Some

sËaËed that the only on-goíng information received rsere board minuÈes.

However, one person sËated that unless members could make all board

meetíngs (which \47ere numerous in the early stages), they knew very little

of whaË \"rent on.

It should be noted that some respondents sÈated that they received

a great amount of information (e.g. organízational guidelínes and finan-

cial information, slides and speakers on philosophy and other successful

housing .cooperatives) and were very satisfied \,¡ith all information re-

ceived. These persons as well felÈ that the training.sessions, facl-li-

tators and the Provincial Department of Cooperative DevelopmenÈ \47ere

helpful and saËisfying. The information that they did receive was seen

as encouraging and enlightening for the cooperators in the development of

Èheir project. The satisfaction resulting from the received information

did not occur from the efforts of CHAM sËaff. Tt resulted from efforts

of cooperators going beyond the resource group and directly utilizing

the services of CHF and the Provincial DeparÈment of Cooperative Develop-

menf.
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In point form the problems expressed by the coopexators in relaËÍon

Èo the information distribution system can be outlined as follows:

(f) The reality of the situation r¿as held back from the group

(no information on how long the development would take or the problems

rhey could fall into) "

(2) A fer¿ felt that the education !üas badly planned and executed

and that there \¡ras Èoo much to be learned as they wenË along and rhey

were lefË mostly on their own.

(3) Too long a time elapsed between meetings and Ëhe follow-up

material (e.g. r,rorkshops and a manual on how to run a cooperatíve and

the board of directors - well after they v¡ere organized) "

(4) There \^ras not enough detail to help anyone and a lot of maËerial

was not touched upon or it r¿as so complicated that no one could follow iË.

(5) One person stated thaË rr...too much was throvrn at me at one

time and I really did nct r:nCerstend it all, coming in as a layrnan and a

new board member. A good trainÍng session and informed talks r¿ere lackingtt.

and "...informaËion was comÍng in from too many people and it r¿as ofÈen

conÈradictorytt

Thus the Manitoba housing cooperative delívery system has been shown

to be ineffective, inefficient and conËaining numerous communication pro-

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

IV Conclusion

The survey respondents \,rere found to be active cooperators who saw

themselves upwardly mobile middle class citizens striving for improved

housing v¡ithin an environment that they sar¡r as a viable alternative to

single family dwellings. These persons .rrt"r"d the housing cooperatlve

development process wiÈh numerous expectaEions regardíng economic aspects
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(lower cost housing), socÍal improvements (creation of quality

q.ommunitíes, social activiLies and aid when needed), an increased sense

of responsibility (in ov¡nership and conËrol) and finally the potentíal

for increased security (tenure and safety).

However, as stated in chapter t\"ro, there are differences between

the potentíal theoretÍcal aspects of cooperaËives and the actual

experiences of cooperaËives. Therefore, some of the respondents.r

expectations \Àrere met to a certain degree, but various realities or

problems of the cooperative developmenÈ process decreased or eliminating

the satísfactions many respondents had hoped for.

One of the primary reasons for the decline in satisfacËion levels

were problems in dealing with governmental and non-governmental agenciest

and actors involved in the cooperative development process. In

considering the problems stated, one basic theme emerged: the

uncoordinaied or limited cornmunicaËion processes existing r'¡iËhin or

between the resource group and the cooperatíve. This lack of

cornmunicaLion seemed to be aÈ lhe base of many of the frustrations

and dissatisfactions experienced by respondents. For ex4mple many

respondenËs r^rere frusËrated or dissatisfíed with mosË government.

agencies which seemed to be lacking coordination, cooperative under-

standing and the ability to communicate useful informatíon concerning

government programs. The cooperatÍvets architects vüere 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 wíth cooperators and resulted in many internal communÍcation

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 comnunicate to the inexperíenced

cooperative members what should be done or hor+ to go about it. Thus the

cooperatíve developmenË systen vras seen as i-neffective and inefficient

wiËh cooperators í11 infonned, ill prepared and ill managed.

Therefore the six basic teneËs upon which cooperative housing is

based: Open Membership, Democratic Control, Limited Return on Capital,

ReËurn on Capital, Return of Surplus Earnings to Me¡nbers, Education

and Cooperation Among Cooperators (see chapter tpo, 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 tgoverning bodyr lacked'the ability to inforn cooperators

:and develop efficíent housing cooperatives

It has been illustrated in the theoretical parË of this thesis that

housing cooperatives have a great potential. This chapter reinforces

Èhe earlier chapters that show Che inability of many leaders of

cooperatíves (and this includes CHAM employees) to motivate cooPerators

to actíve particÍpation, to increase the ínformatíon sharing and to

prepare cooperatoïs Èo accept delays or conmunication breakdorrrns, thus

reducing Ëhe level of frusËration.

Therefore Ëhis chapter has ansvrered principal research question

number tr¡o and f ive ín that:

(2) Do Cooperative Housing Association of ManiÈoba (CHAM)

employees and other persons involved in housing

cooperatives, identÍ-fy problems/issues or dissaÈisfactions

encountered during the development of a housing

cooperative?

Is Èhere adequate communieation among those involved(s)
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in housing cooperatives?

The next chapËer will consider improvemenEs oI rsolutionsr Ëo Èhe

sËated problems and issues of this chapter"



-L26-

FOOTNOTES TO CHAPTER. FOUR

141.*"rrd.r F. Laidlaw, Housing You Can Afford, Toronto, Green
Tree Publishing Co. Ltd., L977, p. 205.

2Th. 
".rtrrey 

indicated that most children of the families surveyed
were either under 16 years of age and not acËive in the cooperative or
had moved ouÈ of home. However in most cases the second person (adult)
in the households surveyed (spouse or roonnate) had an important impuÈ
into Èhe developmenË of the cooperative and were an important factor
Ëo consider.

'A thírd of the people who are presently living in a housing
cooperative is not completely explicit of the situation. Thís nurnber
only represents the cooperatives that are operating, thaË is five co-
operatives. There are as we1l, four cooperatives that are at varÍous
states of the development process and one that has, in the past, ceased
its deveiopment process. Also there are tvüo cooperatives Èhat have just
opened for occupancy (late fall l-978 and early winÈer L979). One housing
cooperative, a student housing cooperative, has by iËs purpose and bylaws,
a population that is transient with a limited population lífe span. There
is therefore a high probability that the number of Dersons surveyed, who
are not living in housíng cooperatives, could be moving inÈo their coopera-
tive in the near future.

4r*rlirr" Gould and William L. Kobb, eds., A Dictionarv of the Social
Scíences, The Free Press, New York, L964, p. 276.

Sc"rrrdr ìlortgage and Housing Corporation, "I^Iinnipeg Apartment
Vacancy Survey: A Semi-Annuel Apartment Survey conducËed the first tvlo
weeks of April L979", typewritËen, June 1979, Tables I, III, V.

6It 
"hor'rld 

be noted that the Provincial Department of Cooperative
Development vras organized under the past Manitoba New Democratic Party
in the early 1970rs. The need and required backing has been recognízed
by the present'Provincial Progressive Conservative government due to
the vasË divergence of all forms'of cooperative ventures in Manítoba
(see chapter tr¡ro, 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
requíres the same amount of knowledge, the same skill and
ability, the same loyalty and discipline and the same índus-
try and attention Ëha! any other form of business of the
same sort requires...l
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The intent of this chapËer is to present the results of part of

the survey administered to members of thirteen housi.ng 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 ín order to ansv/er four of these questions. ThaÈ is:

(3) Do participants of the cooperative movement propose

methods to allevíate any staËed problems, issues or

dis satis fac tíons ?

(4) Do Codperative Housing Association of l'ltrrito¡t (CHAM)

,employees and other persons involved ín housing co-

operaËives recognize saËísfactj-ons encountered during

the development of a housing cooperative?

' (6) Inlhat communication lines need to be established

to al-leviate any inadequacies?

(7) Is CHAM, as a resource group, ín a position Eo

assist emerging cooperatives in their effort to

establish an improved communicatíon system?.

The survey'findings illustrated in this chapËer attempt to gain

insights from those who have experienced the development process" The

satisfactions perceived by cooperators will be reviewed first ín order

to esËablish a foundaËion upon which rhe problems staËed in the prevíous

chapter may be answered and recommendations for improvement proposed made.

The remainder of this chapter will be divíded into three areas for consi-

deration of possible improvements: dealings with external agencíes, inter-

nal organization and dealings r¿ith the resource group, (see chapter four,

p. 103 for model)
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Satísfactíons in the Development Process

As a basis for proposing improvements to Ëhe cooperative develop-

ment process, perceived satisfactions within a process must first of all

be considered. This survey indicates that most cooperators (77.2"A) were

saEisf íed qríth areas in the development process and 59.5"/. found areas in

the process r¿hich dissatisfied thern. Hor,¡ever, satisfaction with Ëhe rrrhole

process seemed to be mixed, with 22.8% very satisfied, 38.07" moderately

satisf íed and'17 .8"/" perceiving little or no satisfaction.

MosE of the satisfactions for cooperators were gained from participa-

tíon ín the cooperative, which resulted in personal growth, seeing the pro-

ject grow and Èhe growing realizatíon that cooperatives play an ímportanÈ

role. (see chapter one, table I, p. 21 and the notions of Maslowts met.a

needs of self-actuaiization). For example:

- many respondenËs felt that cooperatives províded the best opporËunity

cf doing the mosl good for Ëhe greatest number of pecple.

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

reality 
.seems 

very pleasing".

- having constructive participation ín the cooperativers decision

making process.

- participaËion in the planníng and design of the cooperative with

the architect ancl fetlow members at the committee and board level.

- being constantly inforrned of the cooperatíves progress and finances.

- having constant feedback on ideas for the cooperativets develop-

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

sidered 
"

A1Ëhough not mentíoned by a majority of.cooperåtors, other satis-
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factions mentioned by a few (or just one respondenÈ) were also impor-

tant. These tlesserr mentioned satisfactíons erere:

- cooperators felt good that no one individual could control

everything.

- working and personally growing with a like minded group of

people.

- improving a\¡rareness of property development and managemenË

pracÈices

- that the members v¡orked well together and in return for their

hard work sa\,ü something grow from an idea to a physical and

social reality.

- the successful democratic operation of the cooperative resulting

lj-n the involvement with a r,¡ell organized group.

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

inent process.

- the cooperative T,ras ahead of schedule both ín cánstrucËíon and

occupancy and is attractive and well designed"

IÈ should be noted, thaË many of Èhe stated satisfactions also

appear as dissatisfacÈíons or problems in the previous chapter. These

previously stated problems and the restatement as satisfactions by

cooperators meke it ímperative that the cooperative cievelopment process

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

are:

(1) To have constructive participaËion in the decísion making process

by all members (r,¡ith open and up to date information available to all

members)

(2) To have constanÈ feedback in a1l areas of decision making.
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(3) To have polieies, procedures, goals, etc... set by members

and carried through by management.

(4) To have a good aËmosphere for members to work together during

the cooperatÍve development (friendly, open and honest).

(5) To have knowledgeable members develop satisfaction in the

development proc-ess.

(6) To have well organized board and other meetings which allow

all members to participate in these meetings efficiently and effectively.

(7) To seek help from all external sources and to encourage the

inpuË .of experienced persons.

(S) To anticípate and lirnit time åelays wherever possible.

II Perceived Improvements

A. Improvements for Deali+g with External Agencies

1. Government Agencíes

The perceived iurprovements fell into four areas for CMHC:

(1) CMHC, it r¿as felt'must starË givíng cooperaÈors the same break

that iÈ gives the private development índustry wíthout usurping

cooperative. po\¡rers of self-determination.

(2) The federal government must develop 'greenhouse legislation

and policiest that are supportive of housing cooperatives" That

is set the atmosphere for the development of housing cooperatÍves

but do not dictate to, restrict or force housing eooperatíves.

(3) Needed was closer cooperation between important bodíes (Cì,IHC

and MHRC). Both, it was índicated thrive on red tape and seem

to offer only lip service to cöoperatives.

(4) The improvement of CMHC Drograms with clear governmenÈ po1Ícy

and the reducËion of írrational resËrictions imposed by CMHC, along with
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having Ëhe development of a standard national financing program.

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

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

and solíd base (physically, cooperatively and policywise).

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

sËages 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 Canad.a, and should provide mechanisms for decision making at Èhe

local level, this alleviating many existing problems.

At the ManiËoba Provincial government level, a number of improvements

\,üere stated even though much credit was gíven Ëo the Provincial Department

of Cooperative Development for its work with housíng cooperatives. It was

felt that thís deparËment must expand its working role with cooperatives,

especially housing cooperatives and move beyond their role of putting out

'bush fírest when cooperatives get in troubl.e, to the encouragement of the

growth of a rcooperative forestf.' (It should be noted that the rbush firef

policy is seË by the provincial government and policy changes as sËated in

the following reconrnendaËíons musÈ occur at this level). A number of ways

stated to accomplísh this Ì¡rere: (the first recornmendation is addressed

Èo the Manitoba Provincial Government)

(1) The Manitoba Províncial Government must develop tgreenhouse

legislation and policies that are supportive of eooperatives. That

is, seÈ.the atmosphere for the development of housing cooperatives

but not díctate to, resËríct or force housing cooperatives.

(The following recommendations are addressed Eo the Provincial Department of

Co-operative Development, some of which require government policy changes



-133-

stated in recornrnendation /i 1).

(2) Through the DepartmenE of Co-operative Development, to organize a

newsletter abouË and for the Manitoba cooperaËive movement. The basic

aíms of Ëhis publication would be to increase public and governmenÈal

avJareness of all forms of cooperatives and Ëheir importance to Èhe

province.

(3) The Department of Cooperative Development should actívely assíst

in coordinatíng a program to promote standardization of legislatíon

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. noË to fight

the tbush firest buÈ to build a strong provincial movement through

actively encouraging the development of ne\.r cooperatives

(5) The DeparËmenË of Co-operatíve Development, beyond being audÍ-Èors,

financial controllers and the register for all cooperatives in ManiËoba,

should Ëake on an active role as financiers with the financial backing

of CMHC and the federal government. (CMHC and the DeparËment of

Co-operaËj-ve Development set Ëhe initial budgets, regulations, etc". "

and the Department of Co-operative Development supervise the develop-

ment process as fínancial and managerial consulÈants.

(6) The Provincial DeparËment of Co-operaÈive Development should be Èhe

príme link between Èhe federal government (CÌ,tr{C) and the individual

housing cooperatives in the development to early o'c..rpancy stages.

The deparÈmenË should acÈ as fínancial controllers, ínterpreters and

advisors of financial p::ograms, regulatíons, procedures and illustrat.e

Èhe effect of each aspect to the cooperators ioncerning their project.

(7) The Department of Co-operative Development should acÈively offer
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managerial support services t.o cooPeratives - advice' encourage and

offer cooperative managers Ëraining courses for every cooperative in

conjunction wiËh Co-operaËive Housing Foundation of Canada (Cfff¡.

(8) The following is a general recommendation addressed to the

Department of Co-operative Development. The Department of Co-opera-

tive DevelopmenË 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 Ehis area as stated

by the respondenËs. Essentially what was called for was tighter control-

on all aspects of the architectural and construction process along with

stronger cooperative leadershíp. For exaùple:

(1) IË was indicaÈed that competent archiËects who were able to

produce full r.¡orking drawings so detailed as to eliminate the very

Large number of change notices or orders occurring on projecËs should

be hired

(2) It was felt that stricter control or betÈer s,rpervisíon of the

building process, contractors, subcontractors and trades and less

of a tendancy to cut corners \¡ras requÍred to geÈ satisfaction in

building for good housing and lasting structures"

(3) Many of the problems and issues that arose between the various

cooperatíves and their architects could have been avoided or reduced

with an appropriate informatíon experience source and strong leader'-

ship at the board level

(4) There should be more involvement members in the concepÈ sÈage

of the cooperative.

(5) Any potential architect for a cooperative should be requested

by
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to go through an orientation session on cooperatives which would

include instruction on r¿hat will be expecËed of him. Also all po-

tential problems and issues that rnight arise in the development as

experieneed from other cooperatives should be common knowledge to

both parties.

3. Cooperativets Future Neighbours

The only ímprovement in this area r¡/as seen as a need for an tt...i*-

proved and widely known pubtic image". Many coopeçators felt that current-

1y Ëhe potential for cooperative image buílding has not been real ízeð.. It

was felË Ëhat more publicity was clearly required to remove the stigma of

1or¿ cost rental housing, which currently surrounds the image of housing

cooperatives. Many respondents strongly felt that Èhe cooperative move-

menË must Teverse these impressions and reduce the ignorance and preju-

dices concerning what a cooperative is and how it can improve Ëhe eommu-

niÈy aÈ large.

4. OËher CooperaËives and Cooperative- Organizations.

A number of. ímprovements were indicaËed for this area revolving

around improved communication and coordínatíon. Those who had personal

contact with oÈher cooperatíves and cooperators said that they benefíted

greatly from this experience. A fer'r responclents felt that the sharing of

experíences helped to avoid the duplication of errors concerning over-

crowding, play areas, conrnunity center, building materíals (maintenance

free, etc...) and assisted greately in improving their self-confidence in

reference to the decision making process. The improvements stated were:

(1) ThaÈ close coritact with other housing cooperatives be improved

in order to develop an understanding of their development concerns.
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(2) It was necessary to have a continuing supporË service or an

advisory-commitÈee linked to an improved feducationalr program for

emerging cooperators. Such an advisory committee, involving all

housing cooperaËives, would improve the communicatíons netr^rork

between housing cooperatives (in the form of a resident advisory

committee) and were seen as potentially more effective than the

present sysÈem consisting of a desígn commítËee of the particular

cooperativet s membership.

Beyond the loca1 housing cooperaÈi-ve scene, ít was felË by some' that

each and every housing cooperative should become a member of the national

organízation, Èhe Co-operative Housing Foundation of Canada (CHF). This

Ín iËself would help give CHF a strong lobby in Ottawa r,¡ith distinct sup-

porÈ from the housing cooperative movement. However, as one respondent

sÈaËed, CHF must reciprocate. That is, there should be a Ëeam of "co-

operatíve trouble shooters" who would assist cooperatives in anal-yzíng

problems.

B. Improvements for Dealing with Internal Aspects

Improvements here could be accomplished through a reduction of

development frustrations and dissaËisfactions for members (accelerate and

simplify the process). As part of this, individuals must be discouraged

from leaving the cooperative and encouraged to enter Ëhe Process. One

basic underlying improvemenË \^ras staÈed, that is:

To insist and have sound management, policy and pro-

cedures during Lhe early planning stages as r¿ell as

during consËruction.

Also two sub improvement.s associated wíth thís r¡ere:

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

(2) Generate more interest and acÈivity among the cooperaËÍvers

members

Respondents indícated that cooperative members must be kn¡¿oledgeable

enough to make competent and informed decisions. This knowledge would

serve as a base upon which continued learning and decision making tools

could be developed. Many respondents felt it was imperative Èhat coopera-

tive members be prepared ín order to curb apathy among the members" Also

iE r¡ou1d be helpful in planning a projectrs timetable. Basic informa-

tion \^ras seen as essentíal where the whole process vras a totally ne$I ex-

perience for the members.

In order to achieve an ímproved pool of knowledge a more efficient

information and orientation program is needed which will supply better

understanding in order to avoíd poÈential pitfalls, aggravatíon and

discouragement" SËated was the need for the general distribution of a

good pamphlet on cooperaËíve housinBr âs well as ínformative newsletters

for member education. Required, iÈ was stated, was improved training

particularly of board members as well as all those (and thís should be

all the cooperatÍvets members) who participate on committees. In addition

respondents indícated 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 mee! over a specifíed period of time. ThaÈ, as well, all

potential probelms or pitfalls should be specified Ín order to provide a

solid knowledge and commitment to the cooperative. CooperaËors, it was

staÈed should attempt to reduce Èhe developrlent time at Ëhe internal level

Èhrough increased knowledge and increased member activity.

RespondenÈs (4L.87" also felE thaÇ resignations from the cooperaËive
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\¡ras considered a natural phenomenon and that over the protracted period

of time a certain percentage withdrawal is unavoidable due to peoplets

changing circumstances. The ways suggested by resoondents to reduce the number

of persons leaving the housíng cooperatíve movement r^lere:

(1) increase visibility - more energetic and convíncing advertising

with the sharing of positive experiences and ideas as the construcÈion

phase progresses.

(2) more contact wíth members, making knovrn to cooperaËive members all

that comprises a cooperative movement (education and orientation).

(3) speeding up of the development process

(4) possibly allov¡ unít improvements (which vrere at the residentsr

expense) to be shov¡n as an equity for the member and being able to

transfer tenancy to a dírect relative, e.g. son or daughËer.

Mentioned by a number of cooperaËors \¡/as the lack of sound toP manage-

ment in mosË housing cooperatives. That as well if top management was in

place from at least the beginning of construction until the cooperative

was full and setËled into a firm pattern, many problems previously sËated

could have been avoided. Part of the managerts responsibilíties would be

to help set sound cooperative policies and procedures, help train and edu-

cate Ëhe board as well as cooperative members, guide the project to its

construction completion and help the cooperaËíve to mainÈain a sound finan-

cial course"

C. Improvemenc for Dealing with the Rêsource Group

The organization and skills present in any cooperative resource

group must conÈain certaín prerequisites if the resource grouP is to sur-

vive as a constructive component of the cooperatíve movement. Events

during the pasË year have supported many of Ehe resulËs of Èhis survey
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and the líterature ín deterrnining that CIIAM did not adquately meet the

needs of cooperators in Manitoba.

On February 25, 1980, the CHAM Board of Directors staËed:

That because of Ehe present and foreseeable difficulties
in the management dj-vísion of CIIAM 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 ¡,¡ound dovm, progressÍvely, to be
closed at as soon a date as possiËtej

As noËed in Chapter tvro, the traditÍon"t .oop"tative development

model aïgues the inevitable development of cooperative centrals. \fhile

CHAM no longer exisÈs the likelíhood of the reformation of a Manitoba

resource group is a distinct possibility that must be considered by the

housing cooperative movement.

This section will lisË a number of suggestions for improvement

relating to some of the inherenË problems in CHAMr s organization in the

hopes thaË possible future resource groups will be able to profit from

CHAMTs and Manitoba housing cooperators' experiences. Respondents stated

the following as needed Ímprovements:

(1) The resource group should limit its function to facilitator or

animator of ct>oþeratíve development in attempËing to speed' simplify and

strengthen the development process and thus reduce the pressures and

dissaËisfaction of members in the development period. Functional objec-

tives may be met, in part, through the irnplemenËation of on-going programs

for: public relaËions 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 developmenËs

in the movement and have a ful1 understanding of each cooperativets 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 .cooperaËivets development.

Each history file should be easily accessible to resource groups and

indivídual cooperatives as a means of obtainíng experiencial knowledge.

(4) All resource group employees should have more knowledge about

cooperativism and cooperative develoDment, possibly achieved through a

pre-job course or orientation program.

(5) Resource group employees require a clear statement of job des-

cription, understanding of organizational structure and access to policy

and procedure manuals. Use of these t.ools will reduce misunderstandíng

about areas of responsibility and Ëhe lines of communication.

(6) ContinuiEy and consistency in the development pïocess may be

better achíeved if each cooperative maintained a workíng relationshíp

r,¡ith one development officer in the resource group

(7) The resource group needs a highly skilled adminístrator and

suffícient numbers of prepared personnel to allow effective delegation

of authority.

The CHAM Board of Directors, individual housing cooperative and out-

side agencíes all agree on whaE CHAM's problems rrere. The underlying in-

herent causes have 1ed to CHAMTs disbandment. On the other hand several

cooperators concurrently identified the need for a neÞr resource group with

a sËronger foundation and skilled administration. The following sectíon

r¡ill consider improvements in the total delivery system.

D. Developmerrt System Improvenents

It was staËed in the previous chapter that the cooperative delivery

system was ineffective and inefficient and requíred 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 cooperaÈives ín ManiÈoba). The ínadequate

conmunication system contributed to dissaÈisfaction among CHAM and co-

operative member respondenÈs vis-a-vis the gro!/th 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

developmenË. Many respondents felt that some type of development pro-

cess guideline would be of great benefit to all.

The development or informational flow guídelíne must provide Ëhe

coopeïator with an opportunity to review detailed ¡,¡ritten material

within a comprehensive understandable framework. Such a manual would

clearly be an important reference for the resource grouprs staff as it

should reflecË experiencial knowledge gained in the fÍeld, help

standardíze develop:nent procedures r¿hile allowing flexibiliËy in the time

p1an. Thus thís development or informational manual outline would help

stabilize and organize the initial start up phase as well as help Èhe

internal stability of emerging cooperatives and guíde the collecËÍon

of selected, coordinated information for sharinj with outside agencies

and other cooperatives.

If used as'a tool to uniforrnly dissem:lnate informatíon 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 participaÈed in Ëhe planníng of a cooperative

they would become more familiar ¡,¡ith the concepts and principles of

cooperativism and less resistance may be expected. If cooperators can

d.emonstrate an improved sense of accountability to themselves and the

public, governmental policy beÈter supporting the movemenË would be far

more feasible.



-L42-

III Conclusion

A number of satisfactíons occurred in the development process which

Èhe respondents felt must be retained and improved upon. As well there

were ímprovements suggested for the cooperative development process.

These satisfactions and improvements to the cooperative development

process relaËed to the basic building blocks or theoretical basís (see

chapter two) critícal for developíng workíng housing cooperatives. These

r^rere Ehe opportunities for cooperatorsr educatíon and development through

actíve participation in cooperative administration.. There \,rere also

suggesÈions for improvements in communication through the developmenÈ of

a coordinated systematic and ongoíng information exchange among indívidual

cooperaËors, cooperatives, their resource group and outside agencies

(cooperation among cooperatives as well as goveïnmerlt agencies).

Thus, L'íth improved communication at all levels, it appears Èhat

many of the problems staËed in the previous chapters could be alleviated.

In other r+ords, by following the essenEíal building blocks of cooperation,

the undersËanding of cooperaÈives by both cooperative members and the

general pubtÍc would be enhanced. Thus the four príncípal questions

stated the begínning of this chapter have been answered in that:

(3) Do participants of the cooperative movement propose

methods to alleviate any stated problems, issues or

dissatis f,ac Eions ?

(4) Do Cooperative Housíng Association of Manitoba (CHAM)

employees and oËher persons involved in housing

cooperatíves recognize satisfactions encountered

during the development of a housing cooperative?

(6) trrlhaË 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 ín their effort to

establish an improved communication system?

The following chapter will delve into the essentials and Ëhe basic

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

1-R.K" Harper, in the plunkett year Book of cooperation, Lg63"
as quoËed in A-F. Laidlaw's Housi-ng you can Afford, p. r55.

a
'Cooperatíve Housing Associatíon of Maniroba (CHAM) Board of Directorsr

meeÈíng minutes, February 25, 1980, p. 2, MotÍon lfgg/g}"
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CHAPTER SIX

A GUIDE FOR THE SYSTEMATIC ORGANIZATION

OF

COMMI]NICATION AND REFERENCE *'U*'*

IN THE

COOPERATIVE DEVELOPMENT PROCESS

I^Ie have to build the people, to buíld them first
as human beings. Through a program of co-opera-
tion they rvill have a chance to develop as persons
and make their or^7n contribution to the general
good of mankínd. ft is in keeping with the dignity
of the human personality that men should be gíven
a chance to help Ëhemselvesl.
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The prevíous tr,ro chapters have illustrated the many problems of the

housíng cooperative developmenË process in Manitoba and have proposed sug-

gestions for improvement. MosË respondents stated that they became frus-

trated or dissatisfied with many aspects of the development process due

Ëo an inadequate informatÍon flor¿, lack of knowledge and the apparent

lack or unavailability of resource material. (e.g. "We didntt kno¡¿ where

and what. to look for or do nexÈ". )

The inÈent of this chapÈer is Ëo illustrate one \,ray to ímprove Èhe

developmental sysËem. There are a number of reasons why the proposed

system ís very likely to be successful if impl"*"r,t"d and could affect

the process positívely:

(1) The approaches proposed arê based on over 20 years of field

experience in Manit.oba.

(2) The need to implement the approaches is highly rated by eo-

operators.

(3) The new approaches r¿ill be readily accepted since many of

those who recommended these approaches are presently active cooperators

and/or leaders in the movemenË

(4) The new approaches are more consistent with cooperaÈive phi-

losophy and principles than the ones used in the pasË.

(5) Implementation of the apprcaches does not require the supporÈ

or usê of resources noÈ already available.

(6) This thesis v¡ill provide supporË and help speed implementation

of respondentst suggestions because it organizes and synthesizes respon-

dentrs ideas, provides a relevant literature review, defines objectives

and outlines a basic plan which may 
""a "" 

a sprÍng board for pn-going

planning, implementation, and evaluation of approaches to the coopera-

Ëive development process.
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This chapter will ínclude a dq¡.relopment

subject areas that cooperaËors should study

'ceed through the process. Also illustrated

ment plan for cooperative housing which may

ning their project r,rith ne\,/ construction or

structures "

process outline depicting

and understand as they pro-

is a step by step develop-

be used by cooperators begin-

rehabilitation of existing

I CriÈeria for Guidelines of an InformaÈional Flow Systen Affecting
Communications and Availability of Resources

Research indicated that rdevelopmentt or tinþormational flow?

guidelines must aid the reduction of oressure, confusion, frusÈratíon

and dissatisfaction experienced by cooperators and thus make the process

more condusive to member parËicipation and continuation. Such guide-

lines must also provide a clear, sirnple description and ordering of

the planning process.

Cooperators felt that Ëhe guidelines must meet certaín criteria:

(1) They must be flexible in order to meet Ëhe needs of the varied

backgrounds and abilities of the groups and individuals involved in the

cooperative development process. (see Table X, illustrating the diver-

sÍ.Ëy of information required)

(2) They must be general, non specific and act as a reference Èo

Ëhe- process rather than a step by step procedure manual to avoid:

(a) Too massÍve a volume (potentially non specific to meet

one cooperaËivers needs andfor too massive in order to

contain all the pertinent information)

(b) The need to updaËe changes (in government policies,

procedures, programs and legislat.ion)

(3) That a geireral outline of j-nformation would necessitate a

strong system to ensure the appropriate addition and/or deletion of
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ínformatíon.

(4) They should promote creaËivity in problem solving for groups

involved in housing cooperative development Ëhrough increasing coopera-

tors' knowledge of date required for initíal assessment and resources

available for assistance throughout the process"

(5) Above all, the guidelines must be writËen for the 
"oop.t"-aot"

who will refine them wíth the aíd of a facilitator or animator2.

The Inforrnational Flow Needs

Housing cooperative development is a process in r¿hich the kno¡¿ledge,

skills and abílities of the actors in areas such as planning, architec-

ture, development, administration and the humanitíes are brought to

bear on the inEeraction between individual cooperators and others ín

the process (other cooperative members, external groups and the resource

group). The cooperators may or may not be experiencing housing and asso-

ciated economíc difficutties but to date it has been the main sËimulus to

development. The cooperative development model stated earlier (see chap-

ter t\ro pg. 5B), outlines the process ås a seríes of 29 steps. The pro-

cess need not be entered aË the beginnÍng nor Ís íË necessary to procee<l

Ëhrough it chronologically. However, for most cooperators the process

is entered at the beginning and proceeds in a linear fashion considering

numerous factors at any one time. Each interaction (e.g. beÈween the

resource group and Èhe cooperative) provides Ëhe facilitators or anÍma-

tors with an opportuniËy to assess the cooperators circumstances, abili-

Èies, backgrounds and nee.ds concerning cooperative development. Assess-

ment and evaluation of the actors and the process must be constantly

considered to determine where resource group action (and external ac-

tion) is appropriate.
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The guidelines for an informational flow system serves as a heu-

rístic device for both resource group and cooperative members. The tool

should not be índependently approached. Anímators or facilitators r¿ith

a solid undersÈanding of the process must be utilized to guide the pro-

cess to Ëhe compleEion and success of a project. There a:.e a number of

basic steps or approaches to the guideline that musË be considered: -The

first series of approaches apply to the animator or faciliËaÈor:

(1) The'facilitator or animator musË systematically assess Ëhe core

group and subsequent members as to their abilitíes, cooperative knowledge'

a\¡rareness, motivaËion levels and what should be t."trru¿ by the members

as they go through the process.

(2) He shal1 make sure all data that ís receíved is always undersÈood

all members.

(3) All membersr questíons must be answered ínunediately"

(4) All resources, informational manuals, etc. for each Ëopic must

available to members when needed.

(5) Al1 cooperators should be aware of the poËential for success

and growth of each step undertaken by the animator or facílÍtator.

(6) The animaËor or facilitaËor musË guide cooperators in the develop-

menË 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 constanÈ evaluation"

(7) The animator should help initiate or implement the research re-

quired and give direction to committees so they can make informed decisions.

The lasr series of basic steps or approaches pertain Ëo general areas that

apply to both the animator or facilÍtator and cooperative members'

(8) A range of cooperative activiËies must be developed which the

members should complete over a period of time (and alternatives if

by

be
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problems occur).

(9) Formulate a realistic time line containing each topic that must

be covered.

development are explicitly(10) All procedures for eooperaËive

understood by the members.

(f1) Regular, well run meeËings with

anð/or committee).

all members present (board

The basi'c ingredients for an informational flow guideline were

organized afÈer analysis of the survey responses -. problems, issues and im-

provements to the systern. The respondenËs felt that Ëhe infonnation in

the following section v¡as required to help reduce or elimínate the major

problems and issues causing frustration and/or dissatisfaction.

III The Informational System Guídeline - An Outline of Requíred
Information as Viewed by Various Manitoba Cooperators

This reference maËerial illustrates an approach to faciliËaÈe

strengthened communication among the various actors and groups" IË íS

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 housíng cooperative.

The follc,wÍng is an outline of topics felt important Ëo both the

resource group and cooperators" It is important to note that this ís a

general set of guidelines of topics to be considered which require detailed

expansion and explanation. The guidelíne information fell into síx areas:

(1) Basic Cooperative Information

General Intent: To consíder the cooperative movement in terms of the

historical development, philosophical, physical, social and communiEy

characterísËícs and concepts ín order to obtain Èhe pertínent coopera-

tive factors needed ín Èhe learning process for cooperative life and
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development and aid in 
"=".""ro"rrË 

and evaluation of outcomes.

(2) The Skills, Tools and Procedures for Developíng a Housing
Cooperative

General Intent: To consider the requirement.s, skills, methods and

models to organize and conduct people, meetings and cooperative busi-

ness affairs in order to develop and run a housing cooperatíve success-

fully and ais in the evaluation of outcomes about on-going cooperaËíve

matters

(3) Other Organizations as Resources for Coopgrative Development

General InÈenË: To consider other organízations that could offer help

and information to the cooperativers development. This would give the

ner¡r cooperators an ar^rareness, understanding and the ability to contact

other organízations for help.

(4) General Advice

General Intent: To help formulaËe criteria for evaluation of expected

outcomes and basic Èactics and procedures Ëhat should be followed in

the developmenÈ of housing cooperaÈives. This would help a cooperator

to develop assessment and evaluation strategies for approaching and utilí-

zing outside agencies as r.rell as fellow cooperative members.

(5) Development Stage Information Required

General Intent: To illustraÈe in detail the information required for

a step by step approach to housing cooperative development. Thís would

give cooperators the knowledge to follow through various steps and pro-

ced.ures; how and where to get information; illustrate poÈentíal problems

and ways to allevíate problems; develop the abiliËy for cooperators to

assess and evaluate progress of the development stages.

(6) Basic Resources

General Intent: To consider a basic list of pertínent cooperative in-

to cooperaÈors in Èhe development process"formation that could be of use
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This would give cooperaËors a list of all potential resources and sample

informatíon sources (e.9. CMHC, MIIRC, CHF, DeparËment of Co-operative

DevelopmenË, 1ocaI resource group, other housing cooperatíves, selected

annotaËed bibliography and other sources of information) "

IV The Cooperative Development Model

Resource group employees who have parËicipated in the development

of Manitoba housing cooperatives stated that the developmenË model as

proposed by CCSM (see chapter tr4ro p. 58) had numer.ous problems asso-

ciated with iÈ. (It was somewhat vague, missed certain facËors ËhaÈ

were ímportant to the process and a few sËeps should be reordered, e.g.

rnrhen to hire a manager). Indicated was that they (CHAM employees) had

attempted Ëo revise Ëhis model but had inadequate background and infor-

maÊion to complete the needed revisions.

It is important to note ÈhaÈ the basis of the rnodel was sound hence

Ehe author from his personal experience and research will illustraÈe

an expanded cooperative development guide (see figure VII). The model-

íllustrates the sËep by step process along ¡¿ith various decísions re-

quired by cooperators ín the process. Unlike the CCSM "Schematic Develop-

ment P1an" (see chapter two, p.58) for nev¡ construction Ëhe following

model could be instrunental in cooperaËive clevelopmenÈ for nevr consÈruction

or rehabilitation.

V. Conclusion

This chapter has organized the respondents suggestions for ímprove-

ments into a guideline for an ÍnformaËion Ëransfer system that must meet

seven criteria as stated by cooperators: (1) it must be flexible;

(2) iÈ must be general; (3) a strong supporÈ system must be available;
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(4) it must help aid in problem solving; (5) it must increase coopera-

tors knowledge of informatíon required and its availabilíty: (6) Ít

must be prirnarily aimed at nevr cooperative members: and (7) the resource

group who could be the facilitaËors or anímators should utilíze the

guide as a basis for a tgame plan'.

Cooperators also sËated eleven basic approaches for the use of the

guideline by a process faciliËator or animator illustrating thaË it

should be systematic, comprehensíve and incorporate adequate feedback,

evaluation and assessment mechanisms: (1) a systematic assessment of

cooperative members; (2) received information is understood by members;

(3) immediate question feedback to members; (4) resource information

available and on time,' (5) all understand potential fo:: success: (6) plan

of action developed; (7) needed actíviËies and alternaËives; (B) time

plans; (9) organize research; (10) all procedures explained and under-

stood; (f1) meetings Ëo the poínt and all present.

The basic ingredíents felt necessary to help reduce frustration

arrdfor díssatisfaction and to strengthen the communication process r¡/ere:

Basic Cooper:rtive Information; The Skills, Tools and Procedures for

Developing a Housing Cooperative; Other Organízations as Resources for

Cooperative Development; General Advice; Development SËage Information

Requíred,' Basic Resources. The development model has as well synthesized

the authorrs findings of required information and a guide to steps in the

process. The conclusion Ëo this thesis will now revievr the findings of

the thesis and present recommendations along wiËh potential future re-

search
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FOOTNOTES TO CHAPTER SIX

'l-l'l.t"t. Coady. Masters of Their Or,¡n Destiny, New York, Harper Brothers,
1939, p" L54"

)"The previous ehapËers 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 fj-nances,
díctate buíldíng codes, regulations, etc...' and provide much of the
technical and development information) provide important services but are
noË accountable for the total project outcome. The resource groupsr basic
role is to act as facílitaËors or animators to guÍde the cooperators Ëhrough
Ëhe process with the aid of a vrel1 prepared tgame plant.
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SIIMMARY and CONCLUSION
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A summary of the thesis as a whole is outlined in this chapter.

Conclusions are made regarding the Manitoba Housing cooperative developmenÈ

process as well as the existing theory on housing cooperatíves. Finally,

recourmendaËions based on the findings and insights gained through this

research are presented.

SIII.MARY

PurÞose and Principal Research Questions

The purpose of this thesís was to define and analyze the problems

faced by continuing non-profit housing cooperative developments in

Manitoba. The factors and views obtained frorn highly ínvolved índivíduals

in housing cooperatives r,rere synthesized to demonstrate the direction of

Ehe cooperatíve movement and iEs impacÈ on those affected. Based on these

findings the author substantiated the need for a Housing Cooperative

Manual and for a Development Model, both of whích are indispensible to

assist groups of people involved in the cooperative development process in

Ëhe solution of their problems

The principal research quesËion used to guide this sËudy \¡Iere:

1) \rlhat is the status of housing cooperaÈives in Canada and

Manitoba specif ically?

2) Do Cooperative Housing AssocíaËion of Manitoba (CHAM) employees

and other persons involved in housing cooperatives recogníze

problems, issues or dissatisfactions encountered during the

development of a housing cooperative?

3) Do participants of the cooperative.movement propose methods

Èo alleviate any of the stated problems, íssues or dissatisfactions?

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

satisfacËions encountered during Ëhe development of a housing

cooperatíve?

5) Is there adequate communícaÈion among those involved in

, housing cooperaÈives?

6) I,rrhat communication lines need to be established to alleviate

any inadequacies?

7) Is GHAM, as a resource group, in a posiÈion Ëo assíst emerging

cooperatives in their effort to establish an ímproved communica-

tion system?

Theoretical Development and Findings

Partícipalory concepts and Ëhe search for the rcommon goodf in

relation to modern theories of city planning andl development as stated

in ehapter one reveal that:

(1) There is a definite need for an improved planning process which

reflects user values, takes suiËable consíderation of Maslowrs basic

needs, is flexíble, satisfies the user and most importantly provídes

a sÈrucËure which includes re-evaluation and refinemenË of the process

and its objectives.

(2) Professíonals guidíng a ner¡r process must undersiand its underlyíng

concepts and principles, establish efficienË and reliable communication

links and dispense with the jargon.

(3) There were problems in motivating the user to increase Ëhe formation

. sharing and to accept delays, communications breakdor,øn, thus reducing

Èhe leve1 of frusËration.

The concepts of housing cooperatives, theory vs reality, as sÈated

in chapter tvüo reveals thaË:
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(1) There is a parallel relationshíp between housing cooperaËíves, city

planning and cí-tjzen participation in the area of housing and the

environment. Moreover, this relationship must consider that the

user not only should be consulted but be intensely ínvolved in

the areas fhat affect his life and cornmunity.

(2) That there is a dearth of published research material on housing

cooperatives and thaE many of those studies available have theoretical

and methódological problems. Very few works explained both the poÈentÍaL

aspects or the actual experiences of cooperatives, rhat is, both theory

and the actual situaËion, in any depth.

(3) There is only limited physical facilities developed to dare.

(4) Canadian Housing cooperatives as far as they have advanced only

touch on the fringe of Canadian Housíng.

(5) The existence or need for cooperative housing resource groups in

canada hints at a resístence in canadian Housing to cooperative

development.

(6) Resource groups are required Èo reduce the excessíve length of the

developmenË process and increase the reguíred education of cooperators

and the public in general.

(7) Stages prior to construction of physical facilíties were not soundly

set in the literature nor for thaÈ matter adequately developed in

practice "

In this thesis the author has used a research model utílizing user

inpuË of their perceptions, expectations, problems and insites to solutions.

Four tools for research were used: (1) a self-admínistered questíonnaire;

(2) follow up inËervíe\4r; (3) in depth interview with "knowledgeable" and

experienced persons; (4) interview with varíous governmenË, cooperative

and resource group personnel not previously intervíer¿ed. The investigation
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and tools vrere used as an approach to defining the major past and future

poÈential problems as well as user ins.ights to ímprovements.

An íntegral part of the approach has been the defining of individual

cooperative development problems as viewed by respondents who have

prevíously been involved in the cooperative developmenÈ process in ManiÈoba.

Through the specific problems and insíghts are perceptions of the cooperators

and may not indicate what the actual facts \,rere suppose to be, the communi-

cation to cooijerat.ors r¿as the fact.or sought in this thesís. An overview

of the major problems and insights to improvements.has led to a greater

understanding of the potential magniÈude to development of housing

cooperatives ín Manitoba.

The major findings and conclusions of the authorts survey as indicated

ín the respective chapÈers are: -

(chaprdr four)

(a) Scme coopereËcrs expectations vrere net to a certain degree, however

various realities or problems of the cooperative development process

decreased or elirnínated the satisfactions many respondents had hoped

for.

(b) The primary reason for the decline in saËisfactíon levels were

problems ín dealing with governmental and non governmental agencies

involved in cooperative development.

(c) There was an uncoor<linated or linited communication process existing

within or betr¿een the resource group and the cooperati-ve whÍch was

at the base of rnany frustraËions and díssatísfactions experienced by

respondents.

(d) Most government agencies seemed to be lacking coordination, cooperative

understanding and the abilíty to communicaËe useful information

concerning governmenE programs.



- 161 -

(e) The cooperatives t architects \nrere perceived as inexperienced in

housing design and were lacking in an understandíng of cooperatives.

This was, it seems, a resulË of a fundamental lack of dÍalogue with

cooperators and resulted i9 many internal communication problems and

a perceived lack of coordination and contacË between housing

cooperaEÍves.

(f) The cooperatives and resource group lacked sound management abilíËies

and praciices Ëo coordinate and direct development.

(g) There r"ras a basic inability to communicate to the inexperienced

cooperative member whaË should be done or hor^r to go about it. Thus

the cooperative development system ias seen as ineffecËive and

inefficient wíth cooperators í11 informed, íll prepared and í11

managed

(h) If groups have little or no preparation beforehand, the chances for

rnisunderstanding, mismanagement and dissatisfaction are increased.

Improvements to the Cooperative Development Process ("frrpt.r five)

(a) Satisfactions and noËions for improvement of the process related

mostly to opportuníties for cooperators educat.ion and d.evelopment

through active participaËion in cooperative administration.

(b) There r¡ias a need for improvemenLs of communicatíon through the

development of a coordinted, systematíc, on going information exchange

among Índivídual cooperaËors, cooperatives, their resource group and

outside agencies

(c) There was a need for improved development manuals and model.

(d) Both Ëhe provincial and federal governments must develop rgreenhouse

legislaËion and polciiesf Ëhat are supportir¡e and allor¿ for the growËh

of housing cooperatíves
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A Guide for the Systematic Organizatíon of Communication
Material in the 'Cooperative Development Process. (chapter síx)

(a) That an improved developmenË system is required "rrà improvements would

likely be successfully implemenËed if they were based on cooperatorsr

experience, consisËent with cooperative philosophy and príncíples and

wiËh an infra-structure which is presently availabl-e"

(b) The guidelines musË be flexible, general, non specific and act as a

reference and requires a sËrong support sysÈem r¿ith facilitators or

' anímators,

Conclusion

It is obvious that improvenenËs to the housing cooperative planníng

process is required. They must include the user, reflect his values, take

suitable consideration of Maslor"rrs basic needs, be flexible, satisfy the user

and provide a sEructure for a complete involvemenÈ in the process and íts

obj ec tives ,

In vÍew of Ëhe above, planners, policy nakers, facílitaËors or anÍmat.ors

and cooperators have significant roles to perform in order Ëo assisË in Èhe

Ëask of improving the lifestyle and reducíng the problems encountered by

cooperators in ManiËoba and elsewhere in Canada. Much more research and

work is required on revising and developing suitable cooperative legislation,

polciies and continuing development procedures in order that cooperatives

can make conscientious, significant conËri-buÈions to government and com-

muníties to assisÈ in improving Ëhe lot of the individual through

cooperatives. This thesis is a sËep in that direction for it has provided

the ímprovement of the Housing Cooperative Development Process, whieh

should prove useful to future participanËs of this process.
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APPENDIX I

There are five clearly recognizable ways in
which people use cooperatíve organízations
for housing in Canada and other countries.
This appendix bríefly reviews each Ëype.
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(1) Co-operative Building. In thís form of cooperative. a group of
families, perhaps 10 to 20, form a cooperative society with a charter
for the purpose of constructíng, or having constructed for them, a num-
ber of houses to be occupíed and eventually ov¡ned by the members indi-
vidually. Thís is cooperatíve building for individual home ov,¡nership.
The members are their ov¡n developers and builders; they p1an, purchase
and work Ëogether cooperatively, but the final goal ís ov¡nership of a
single family dwe11ing. The cooperative may remain íntact as an organi-
zation until the group mortgage is paid off, in 20, 25 or 30 years.
Actual orønershíp remains with Èhe group and each farnily leases its home
from the cooperatíve during this period, at the end of which the members
become indívidual ov¡ners, while the cooperative may continue to provide
aneillary services. The cooperative may on the other hand dissolve when
consËrucËíon is completed and the families take over the dvrel1íngs with
individual rn'ortgages. The incorporation of the group ceases vrhen it
has done the job ít vras set up to do.

(2) Co-operative Purchasing. People may get togäther to purchase land,
building supplíes or materials cooperatively, for the construction of
homes to be individually ovrned. Again this may be done in a varÍ.eËy of
Ti/ays: (a) They may join together as a group to buy land or supplies
and then proceed to build or have built for them, their indívidual
homes. In 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 benefiË from
cooperative purchasing by being members of consumer cooperaËíves which
handle lumber, hardware, building supplies etc. A few consumer coopera-
tive organizations in Canada specíalize in building supplies and at least
one buílds complete hornes for rnembers. ('c) rn some cases people get Èo-
gether cooperaËívely to purchase 1and, on which the people involved build
their houses individually, but Ëhe cooperative continues under a lease-
hold arrangemenË Ëo provide essential services (water, sevrer, eËc.) to
the whole community. ,_ ,

(3) Buildersf Co-operaËive. This type, almost unkno¡,¡n in Canada, ís owned
through the building trades, the producers of housing raEher than the con-
sumers. For al1 pracËical purposes this is outsíde our concern here but
ít is of passing inËerest to us, both by way of contrast to the conven-
tional type and to show the diversiËy of cooperative organization.

(4) Co-operative Firancíng. People obtain cooperative credit to help in
financing their homes individually. In Canada today, the caisses populaíres
and credit unions have total assets over $4% billion (with about $3 billíon
on loan to members at any one time) and next to the charËered banks are
Ehe largest supplíers 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 i_mprovemenE.

(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 nerrr in Canada in which group ovrnership is complete
and fína1. It is especíalIy suitable for rnultiple housing in the larger
urban areas. Members never assume individual ownershíp of housing uniÈs,
as in a condomíniurn l-¡ut have ornmership in the fcrm of shares ín Èhe orga-
nization, as in any other type of cooperative. This is the form of coopera-
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tíve housing through which thousands of families occupy cooperative apart-
ments (not in luxury or míllíonaire type) in Ner¡ York City. CooperaÈive
City in New York is the latest and perhaps the largest in the world rrith
15,000 families in one colossal project. This is housing in which the
tenants become landlord and the landlord (or,mers) must qualífy by being \
tenants.

Source: A.F. Laidlaw, A Roof Over Your Head: Co-op Housing, I,Iinnioeg.
Provincial DepartmenÈ of Co-operative DevelopmenÈ, November.

. 1975, p. 6-7"
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APPENDIX IT

Selected background reporËs on Canadian housing
cooperarives - L944 to 1969
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Housing cooperatives have been recognízed as a positive response
to housing problems. Although a number of government reports urged all
levels of government to recognize the potenËial of housíng cooperatives
it was not until 1973 that firm government action in the form of addí-
tions to the National Housing Act (NHA) legislation r^ras 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 descríbed cooperatÍve
housing as:

...an excellent medium through which a combination
of- government assistance and grouo self-helþ rray
be securedt.

It pointed to the European experience and clearly antícípaÈed a
substantial housing cooperative effort. The reporË stated:

Because of the nature of the undertakínf, the period
of previous education and preparation, and the
environment of the project once it ís established,
there is a strengËhening of the ídeals of neighbour-
l-iness, self-help and mgtual aid. In indivídualisËic -

house-building, the socíal value of community effort
is neglected if not actually discouragedz.

Recommended also, uTas the enactment of special sections which dealt r¿ith
middle and low income cooperatives, financial assistance in the develop-
ment of cooperative organizations and public funding where funds v¡ere
not avai.lable from credit unions and other sources.

The Cooperative Uníon of Canada in 1948, presented a bríef to the
federal minister in charge of housing. It asked for a statement of policy
declaríng that cooperaÈives were eligible for Limited Dividend loans. IÈ
was rejected on the grounds that cooperatives represented a form of home
ovrnershÍp and this was the primary attraction for members. Cl"lHCts concern
appears to have. been that if the preferred lending rate had been made avaí-
lable to cooperatives it would undercut the polícy of denying preferred
direct loans to individual home oo*.."3

The federal housing agency, during the 1950ts, supported the buil-
di-ng cooperatives and self-help groups which built single family dwel-
lings for individual ovmership. However, again no support was forthcomíng
to continuíng cooperatives and non-profit groups which v¡anted to buíld
multiple housi-ng projects to be ovmed collectively and rented to índiví-
duals4

In 1962, the Cooperative Uníon of Canada recommended that the pre-
ferential interest rates provided for people of lov¡ 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 posiEion began to shift as cooperatives rrere considered
eligible to borrow rrnder section 15 of the NitA leqislations.

Tn 1962, the Midmore Report, in order to insure a more economical
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use of 1and, expressed the need for íncreased densíty in urban areas.
Tt as well adrnitted to the ever present Canadian single family dwelling
dream. CooperaËive housing here was seen as:

...a means of reconciling these two divergent
attitudes, províding home ovrnershíp-and more
economícal housing at the same timeb.

The lulurry report ín L964. recommended the production of either public
or ful1 recovery housing for the bottom 40 percent of income earners. IÈ
also urged the promotíon of cooperative and non-profit housíng, as well
as the development of a federal housing degartment which could take the
lead in comprehensive planning for housíng/.

The Adüisory 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 corporaÈions, grants ín aid of public
housing agencies concerned with initíating coordinating and supporting
programs of housing for 1ow income people. This, ít r¿as hoped would
alleviate the considerable difficulties ínvolved in organizatlon,
financing and embarking on the responsibilities of managementð.

The Housíng Committee of the Canadian Council on Social Development
was established following the first Canadian Conference on Housing held
in 1968. The committee has since iËs ínception, 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 ernpha'
sized that ínvolving users in the design of government housing programs
and of individual housing units is a prerequisite io the required transition.
Promotion of non-profit and cooperative housing has been seen as one of
Ëhe most efficient T/ùays to obtaÍn user ínvolvement. Development of housing
irnder non-profit and cooperative sponsofs pqtent¡ally provideg Canadians
with greater choice in design, tenure arrangements and managementg.

The Hellyer Task Force report of L969 recognized that cooperative
housing did not receive specíal treatment under NäA legislation. However,
it offered only limited recommendations for specífÍc changes. A few of
the recommendations that nighË apply v/ere: 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-profiË housing
programs be expandedru.
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FOOTNOTES TO APPENDIX II

\'ti"hr"t Dennis and Susan Fish, Programs in Search of a Policv:
Low Income Housing in Canada, Toronto, A.M. Hakkert, L972, p" 266"

.,
'Canada, "Report of the Advisory Commíttee on Reconstruction: Final

Report of the Subcommitteer', Ottawa, March 1944, YoI. IV, P. 269"

3D"rrrri= and Fish, op. cit., p. 25L.

4rtra. n.11,
(-rbfü, p,. 25L.

6rrtt Davidson, "Co-operaËíve Housing: A Study of User Satisfactionrt,
unpublished Master of Arts thesis, School of Community and Regional
Planníng, University of British Colurnbia, Ifay L976, p. 13"

7D"rrrri" and Fish, op. ciË. ¡ pp. 14-15.

tto=g.. n. zL.
o
'Chrístopher H¿íre, In l^Iant of a Policy: A Survey of the Needs of

Non-Profit Ho,rsing Conpanies and Co ' Otta\nlat
Tffici1 on Social D@ b. 7.

10_--Dennis and Fish, ^op-. cñ, p. 15, and Davidson, oP. cít., P'13"
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APPENDIX III

Background to the affordability crísis
in Canadian housing.
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Laidlawl, the Science Council of Canada2 the Dennis and Físh
reportj and Pomerleau4 all view Canada as gradually becoming a nation
of tenants instead of ov¡ners. They poinË out that rather than a
physical housing crisis there is a housing affordabilíËy crisis. Laidlaw
for example, indicates that over half the population presently does
not ow-n the housing it occupíess. Pomerleau also states: "The sÍng1e
family detached hoñe is a 1ägacy from our pioneering past"6. Sirnilãrly
the Science Council of Canada states that:

No meaningful choice with respecË to the utiliza-
tíon and consumption of housing exists for a sub-
stantial proportion of the Canadían popu1ation...
the lack of meaningful choice is its characteris-
t1"7'

The Ontario Advisory Task Force on Housing Poticy argues that the
housing market has not been able to supply housing for those seekíng 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
groupso.

The Dennís and Fish report confirms thís position by saying. t'. . . that
there is no ímmediate housing problem, that there is an íncome problem for
low income familíes. . . "9 Laidlaw agrees and mentions that the irousing
stock of o1d and new houses in Canadian cities for sale ís large and thaÈ
there is a- hidden surplus of underused housing space of large single de-
tached homes occupíed by only one or two personsru.

Housíng cosLs are Ëoo high for most incomes. Affected, are all
segments of society as more people require some kind of housíng assÍ-s-
tance. Therefore the housing produced today is out of step with hou-
sing needs.1l

Laid1awl2 as well as Carvalhol3 feel that there ís a housíng crisis
for many Canadian famílies and that Ëhe number of people in trouble over
housing ís growing. fn December L978 in Calgary, Teron told a conference
on the land,problem that: 'tTwo thírds of Canadians r¡ho need housing cannot
afford itrrl-¿+. .He pointed out that:

When 280,000 families pay more than 50 percent of
their family income for housing, 500,000 famílies
pay more than 35 percent, when two-thirds of those
Canadians in need of housing cannot afford Ëo buy
or rent a home without a subsidy, we have a funda-
mental problern. 15

Table 1 illustrates that currently, some .2L% of the households in
I^Iinnipeg have an affordability problem. Of a toËal of 194,165 households
42,245 are experiencing affordability problems with 34,815 in the rental
market. In the inner city it is estinaÈeci that over one third of house-
holds are experiencing affordabíliËy problems. The problem is parÈícularly
acute amongst single parenË families, young singles and elderly singles"lb
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Lrhile a variety of arguments can be presented which point Ëo the
causes of the affordabílity crisis (i.e high interest rates, excessive
land costç and speculative profit taking in the housing area), Lips17 and
CarvalholS inaicäre that rnaäy Canadians"continue to peiceirre-úor" o\Árner-
ship as providing security of tenure and a suitable environrnent for child
rearingl9.

The events from the mid 1960's to the late 1970rs indicaËe that: if
the housing requiremenËs of Cenadians are to be met, if the affordability
crísis is to be resolved, or if ne\,r grovrth is to be guided by sound social
principles, PR must move away from the traditional approaches to housing
development. zu

Laidlaw2l and Pomerleau2z indicate that houbing cooperatives may
be rhe most.reasonable and promisíng 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. ThaË is, a member will only have to pay for his housíng service
at exactly rvhaË it costs. In the Canadian style, they are projects which
are not conventional home ov'rnership, nor a condominium, nor public
housíng 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 ímmediate coruirunity is run, a potential for
strong communíty and social life and economícally reasonable housing.

Î¿BLE I. Estlnated }h¡nbor of Households E:merlencåns Âffordabrlitv
Problens, 1Q77*
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APPENDIX IV

A brief review of various cooperative housing
development strategies
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Proactíon 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 ín their localities. Two of these strategíes require the
creation of resource groups which have property development capabiliËies.

(1) The Turn-Key Strategy. The main characteristic of this strategy ís
tr'at@splannedanddeve1opedbythebenefactorgroup
and the user group comes ínto the picture only to occupy the fínished
housing. The future residents have no control of, or ínput into, the
design and planning of their housíng. This strategy is the mosË expedient
in getting housing starts, but has three disadvantages which make ít a
hÍgh risk approach. (a) Because the turn-key approach does not al1ow the
group to gradually develop the commitment and judgement necessary for ef-
fective self-management, the residents will have a hard Eíme and some-
times even refuse to take over the management of their líving place when
this responsibility is gÍven to rhem. (b) Turn-key continuini trousing
cooperatives have repeatedly.encountered marketing problems. Thís has
resulted in partial occupancy problems during the first year. (and some:
times longer) or their existence, which often leads to bankruptcy.
(c) Cooperative at.títudes and conduct are contïary to the indívidualis-
tic, privatist mores which are currently prevalent in our socíety. A co-
operative 1íving place will not work r¿e1l if Ëhe 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 solidaríty in the membership: rather it allows the
members to be passíve spectators of Ëhe work that other people do for Ëhem.

(2) The Socía1 Actívaticn Strategy. This strategy is essentially the
oppos ln this approaeh the future residents
control the whole development process, from inítia1 concepÈion and fea-
sibilíty analysis to the ongoing management of the housing once it has
been constructed/rehabilitated. The essential role of the benefactor gïoup
in this process is one of social activation, rvhich is accomplished by:
(i) Facilitating the coming together of people who share a common housing .

nqed; (ii) Fac11ítating the development of a\,rareness in Ëhis group
about housing in general, their own partícular needs and aspirations wiEh
regards to housing and living conditions, and the process of housing
development; (íii) FacilitaËing the development of shared values and goêls
wiÈhin the group; (iv) Inforrning the group about available resources and
funding assístance to which ít can gain access. (v) Guídíng the group
through the lobbying and other potitícal action which it might have to
undertake to overcome oppositíon and other obstacles which would Èhwart
it in its endeavors. (vi) Assiting the group, finalJ-y. in planning its
acÈivities and developing the organízation that it needs to realíze ÍÈs
goals effectively through cooperative action.

Therefore, a benefactor group v¡hich used the social activation
strategy would give priorÍty to geËtíng their "client groupst' to the stage
where they could develop their ovm housing with a minimum of assistance.
Such a benefactor group would knors what professíonal expertise was needed
and where it could be found, but it would not be. inclined to develop its
ovrn in-house complement of technical experts.

(3) The Non-Profit Developer Stracegy. This strategy includes the turn-
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key strategy except r¿here turn-key development is carried out by a pri-
vate firm. In this strategy, the benefactor group emulates the housing
developer of the private secEor and acquires a fu1l complement of manage-
ment, professional and constiuction experts on its staff. The bene-
factor group will also probably províde property-management services to
the c1íent group once the housing has been constructed and/or renovated.
Obviously, the non-profit developer may or may noÈ produce turn-key housing,
If a non-profit developer does not produce turn-key developments,
then it will have to have "social people" on its staff r¿ho assisE "c1ienL
groups" in organizing themselves and participating in the design/planning
Process.

All in all. Ëhe non-profít developer strategy has not been hígh1y
successful. - The revenue required to keep such a group in operation is
considerable and it will tend to get impatíent with the group develop-
ment activíties, which prepare the local housing group to assume the
responsibility of managing their housing collectively. A non-profiË
group tries to provide expert development servíces as cheaply as possible,
but since it lacks the venËure capital of a private developer and usually
provides its servíces 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 inËo turn-key development gets greater and greater as
the financial situation of the developer gets worse. The people who
have the greatest ínfluence 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 technícal people don't under-
stand such psycho-social processes as ttanimationtt and t'educationt' they
will tend to consíder these rol-es less Ímportant than their ornÌn roles.
Consequently, when hard times come. the social people are the first to
be laid off- and the construction managers, engíneers and archítecLs
Èhe last to go.

Non-Profít Developers will often tencl to do more for Ëheir client
groups than is rea11y necessary and may manípulate and control them.
Thus, they may often fail to help their rclient 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 provínce of Manítoba
Ëhe government has created a cooperative cievelopment program and did
hire two cooperative housing development officers to stimulate and assisÈ
cooperative housing development (as of March 7976). Furthermore, the
government has alsc funded a tttechnical resource groupt'- whÍch consists
of one architect and assistants. This technical resource was attached
as an ancillary service to the Co-operative Credit Society of Manitoba,
from whích it also received some funding. The Co-operative Credit
Society also provided front-ended and bridge Ínterim financing as needed
by groups which have set out to construct/renovate housing for Ëheir or^m
use.

The cooperative development officers of the Co-operative Develop-
ment Department suffered from their dual role of enforcers of the legis-
lation pertaining co cooperatives and advocate/facilitators of coopera-
Ëive housing development. However, by funding an outside ageney the
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government has largely put the responsibility of stimulaLíng/facíLL-
tating Èhe development of continuing housing cooperatives in the hands
of the cooperaËive movement.

The strategy that was used in Manitoba consisted of the followíng
objectives having equal priority: (i) spreading the idea of the
continuíng housing cooperative through the province, through media
publicity and other programs of sensitization. (ii) FacílitaÈing
the emergence and development of groups interested in housing them-
selves the cooperative way. (iií) Educating the cooperative housÍng
grouPs in the nature of cooperatives and the self-management responsi-
bilities that devolve upon the residents of a conti-nuíng housing coopera-
tive at occuPancy. (iv) Facilitating the acquisition/development of
housing by continuíng housing groups, by making land avaj_lable to them
at a reasonable cost, and helping the groups organize themselves and
go through the design-planning process leading up to constructÍ.on/
rehabilitatíon. (v) Through astute advocacy and public education,
keepíng opposition from vested interest and,/or ideological groups from
hampering or thwarting the endeavours of groups intent on housing then-
selves the cooperatíve way.

This strategy resembles the social activation strategy but differs
from ít in tvro essential \¡rays. The fírst difference is that the coopera-
tive development strategy has a more clear social movement orientation and
seeks to provicie the cooperaËive housing groups with an ideologícal ra-
Ëional - the cooperative phílosophy - for adopting the continuing housing
approach to the satisfaction of their housing and living place needs.
The second difference is that ít is more paËernalisËic than the sccial
acËivation straËegy; ít ís housing developed with people for their use
rather than housing developed by people for their use. This distinc-
tion, Ëhough it may seem very subtle, can give rise to very different
praetices.

The cooperatíve development strategy is clearly quite different
from the non-profit developer strategy- in that the benefactor group
does not seek to generate sufficíent revenue from the sale of services
to its client group to become self-susÈainíng. Also the benefactor group
has no in-house construction management or site supervísion expertíse.
It knows how to evaluate such expertise and provides referrals to its
"client groups" as to who they might contract thÍs r¿ork to but it does noË
provide these services iËself. (source: Leonard x. pomerleaur.'A stra-
tegy of Development For The Canadian Housing Cooperative MovemenÈ", pro-
action, March 16fh, 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 ManiËoba (CHAM)
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Case Study of the
Co-operative Housing Associatio nitoba (CHÄM

1. Incorporation

The founders of CHAM realized that if they v/ere Ëo deal with Èhe
various levels of government they must become a legal entity through
incorporation. They did so under the Province of Manitoba's Compa-
níes Act on January 23,1960. CHAMTs objectives as laid out in the
bylaws were:

To promote conEinuing co-operative associations.
co-operative building groups, and in general to
promote ÍmprovemenË in housing condítions in
ManiËoba by use of co-operative techníques.

To bui1d, buy, sell lease, administerr.improve and
maíntain - land, property, buildíngs owned and con-
trolled or othen"rise acquired by the association on
Èhe co-operative plan.

To provide, buy, sell and otherwise merchandise
goods and services for the members.

Sínce this cooperative beginning. CHAM has conËj-nued to evolve
through experience ín cooperatíve ventures. The qualified cooperators
of today, say in reÈrospect, Èhat I Ëhe cooperative movement in general
had liníted knorviedge and understandíng of cooperative housing and whaË
was beíng attempteci'l: that early CI1AÌ1 consístedof a tnalve group of
people who thought cooperative housing would prevail'2: and that tal-
most nobody especially in the housing establishment understood whaË Ëhey
(housing cooperatives) were about.'3 Basically early CHAM lacked knor¡-
ledge of the housing development industry and resources \^/ere not easily
accessible. But CHAM slowly grew and acquíred expertise and resources
to develop housing cooperatives.

2. CHAM' s Early Years
ItIn the early 1960ts the trrrinnipeg housing market was sof t' and hou-

sing cooperatives T¡/ere a new and seemingly distrusted idea.

...most sources of financirig would not touch anything
so unconventional; housing officíals were skeptical
because it was outside their ken and experience. The
antipaÈhy towards co-operative action for housing can
be judged from the fact that only one Winnipeg alder-
man out of eíghteen voted for a co-op proposal pre-
sented to ciÈy council.5

The general idea was that CHAM would develop a
demonstration project to show Èhat continuing
co-op housing could work in Manitoba. It was hoped
that after a successful project had been created,
indíviduals and families would join the movement'
building a demand for further projects, thus im-
proving housing conditions throughout the province.6

1)

2)

3)
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To compound these problems, the location of l{illow Park Housing Co-op
Ltd. ín north-r¡est \^Iinnipeg was poor. There v¡ere few schools in the
area, no shopping and for a long while no bus service. CIIAM also had
no money to buy and hold land and no National Housing Act (NHA) legis-
lation was available whÍch would allovr housing cooperaEives to get a
blanket mortgage. Prior to L973, there was, as we11, nothing in NHA
legislation for people, ê.g. a cooperative, to act as sponsors for
their or^m project. The only fínancíng avaílable, in the middle 1960ts,
was a 95Z mortgage at 61<7" (the híghest it had ever been).

During the early design sÈage of In7illow Park. CHAM had pressure
applied to utilize only union labour. Thís had ít been used, would
have puË willorv Park right out of the rrentalr markeË. As the coopera-
Ëíve was coming on stream, miles away from dov,rntovrn, the city of Inlinni-
peg developed seemingly irreversible plans to construct public housing
near the Inlillow Park síte. ThÍs close proxírnity to public housing,
possibly blurred the concept of housing cooperatives for 1ay people and
may have been partially responsible for the slow initial filling of the
cooperative. The end result, Tras a cost overrun and a second mortgage..

Wi11or¿ Park also had problems financing through Cl"lHC. CMHC was
consídered fa help and a hindrance', for without CMHC there would be
nothing. There \,ras- aË this tiine, nothing clearly defíned in the legis-
lation for housing cooperatíves. Attempts !¡ere made to bend to the límit,
existing CMIC rules and regulations to make housing cooperatives possible.
Stil1, many rules and regulations acted as obstacles to Ëhe attempËed
development. (authorr s research)

Finally, in 1966, after overcomirrg *"r,y road blocks to the develop-
ment CHAM managed to have built the 200 unit housing cooperative,
triillorv Park Housing Co-op Ltd./ CHAM for thís project contracted the
actual buílding to a general contractor.

Havíng buílt the first Canadían housing cooperative- CHAII began
planning for I{illow Park East Housing Co-op Ltd. This tíme, CHAM ex-
panded its role and became the general contractor and builder. By L972,
68 units \¡rere completed and by 1974, an additional 102 uniLs8 \^rere com-
pleted on city-or¿ned land adjacent Lo Willor/,r Park Housing Co-op Ltd.

3. The Crisis/Resolution

Nearing the compleËíon of Willow Park East in 1973, CHAM began
arrangements to develop Carpathia Housing Co-op Ltd. (there r¡ere 140
units planned on 11 acres of land and MHRC was going to develop one acre
for elderly persons housing, however near the end of construction of the
cooperatíve. Ehis one acre of land became available and r^ras used for
12 additional units and a cooperative office) on a site ov¡ned by the
provincial government. By this time the NÌ14 legislatíon recognized and
defined housing cooperatives.

CHAM, for this project made a number of basíc mistakes in its orí-
ginal negotiations with CMHC. CIIAM applied for funds from CMHC but did
noÈ comply to the request as CHAI'I had ngt 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 poinË sirnply
changed the submitterrs name from CHAM to Carpathia Housíng Co-op Ltd.
and resubrnitted the application. CMHC again refused supoort and asked
f.or a solid membership list. There ensued a drive for membership buÈ
agaín a refusal for support came forth from CMHC. I,Ihat escaped CHAM

.was that CMHC was asking for the cooperative (Carpathia) to be active\aË arms length'from CHAM and not for CIIAM to be the loan instígatoïlo.

As the Carpathia project proceeded, CMHC also voíced concern over
Ëhe tendering procedures, the projected costs of the project and as
mentioned, Èhe absence of a representative core working group. The
situation ín J-974 became critical for CHAluf. Little revenue was enteríng
Èhe organizatíon, buË Ëhey continued to keep and pay a large staff many
of whom contributed very little to its physical operation as a coopera-
tíve housing resource group. CHAM submitted an application for $150¡215
to the province of Manitoba?s Department of Co-operative Development
Ëo help subsidize íts operation for tlne 1974 - tglS fiscal y."r.11
It ¡vas here that the province audited CHAMTs books.

The audítors, for the June 30 , Ig74 six month audit found a bank
overdraft of $1,104,789.04 wíth total liabilities and member equity
of $1,207,206.20 and net loss to date of $45,158.73.L2 The Deóembâr 31,
1974 year end audit showed a bank overdraft of $1,551,348.96 with total-
líabilities and member equity of $1,889,865.26 and a deficit for the
year of. ç74,l.09.96 or total to end of year deficit oÍ ç77,311.37 ($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 Willorv Park East Housing Co-op
Ltd. and i^lillow Center Inc., it would appear tiraL subslantial losses by
way of further v¡ríte-offs will be íncurred by CHAM."

The December 31, 1975 audited. annual fínancial sËatement, shor¿ed a
net allowance for doubtful accounts (bad debts) for L975 of $205,547 and
for 1974 of $785 and a deficít of $160,079 for 1975 year end. MosË of
this deficit and overdraft was owed to the Co-operatíve Credít Society
of Manitoba (CCSM), who was CHAMTs banker.

Fínally, 'on September 30, 1974, the crisis culminated. Money had
apparently been dravm out of CCSM into CHAMTs overdraft account. These
'1àans'wâre it seems, ill secured and apparently at high risk.14

CCSM decided to take control of CHÄMi s oDeraËion and 1ímít CHAM
to its construction activities. (CCSll, beyond feeling Ëhe need for a
housing cooperative resource group in Manitoba, vanted greater control
over the already allocated funds to CHAM, which it seems CCSM had pre-
víousl¡z faíled to control.) Many of CHAMTs staff were layed off. It
vras anticipated that in thís way CHAM would be able over time, to work
itself out of debt and eventually be in a oosition to assume the role of
a housing cooperative resource group. For example, the CHAM year-end
December,7975 audÍt of the statement of operations indicated a $66r638
drop in cost of salaries and benefits over the prevíous year ($136,410
Ln 1974 to $69,772 in L975)

CCSM had then committed itself to a clírecturship role. They establíshed
their or'm housing department Ëo help recruit membershíp for the
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Carpathia housing cooperative project, and to provide the orderly .develop-
ment of housing cooperatives in Manitoba. In Iate L974 CCSM's Co-
operative Housing Development Department (CHDD), began its operatíon
as a resource group with a $50r000 grant from the provincial govern-
ment. The following year and a half saw CHAM operating solely as a
construction comÞany. fn order to remain solvent, CHAM construcÈed
credit union buíldings and Nassau Square, a 95 uniË MHRC public housing
proj ecË_,

CHDD at thís point in time, had great success in encouraging the
development of housíng cooperatives in I^Iinnipeg. For example, in July
I975, CHDD organízed a public meeting at which three core l,rorkíng groups
were formed for three new Winnípeg housing cooDerative projects (Pernbina
Woods, Seven Oaks Gardens and Westboine Park). CHDD worked closely with
Ëhese groups for about a year. They provided them with technical assis-
tance and advice throughout the housing cooperative development process.
The províncial governmentrs Department of Co-operative Development (DCD)
assísted CHDD by providing these groups with iËs thigh qualityr cooperêr
Ëive oriented educational services

Despite the competent assistance provided to the core working groups,
Ëime delays \'/ere encountered. These were due to conditions or oroblems
associated with the land made avaílable through MIRC. For example, each
of the three cooperat.ives accepted land which MHRC could not use because
of zoníng or objectíons by community cornrnittees to desÍgn or use proposals
MHRC made. Therefore tíme vras spent in zoning meetings explaining to Ëhe
committees that housíng cooperatíves rarere not the same as the previously
proposed public housing. A1so, one cooperatíve T^ras required to spend much
tÍme Ín the process of transferring and organizirrg a useful l-and package.
Another problem the cooperators faced was Lhat in accepting land from
MHRC' they were also accepting an architect rn¡ho had previously made spe-
culative designs for MHRC. This violated a basic cooperatíve prínciple.
Tire 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. hrhy Problems Developed

CHAM, in facing its financial crisis lost view of its original íntent
to become a resource group for housing cooperatives. Instead it cultiva-
ted only the conventional capabilities of a turn-key developer, and attempr
teC to parachute housing cooperatives into Manitoba vJith lirnited or no user
input. (see appendix rv for reviero of turn-key developer stïategy, cHÄM
has also apparentlv followed closely the Quebec formaÈ, in that it is un-
rvillíng to work r¿ith 1oca1 groups which approach it for assistance and
insists on complete developmenË control itself.15 Some of the authorts
survey results poini a finger at one or more CHA.TY employees responsible for
creatíng animosity between Èhe cooperatives and CHAM. For example:

I think CHAl"f was set up to be a developmenË company.
a construction comDany, and a property management
company within Metro-I{innÍpeg. It conceived of it-
self as such, a three-fold organizati.on exclusively
it, therefore, \,/as misnamed.

CHAM was not interested in anything buÈ Èhe pay
envelope.
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By the middle L970t s CHAM! s credibility with the provincial and federal
governments and with the indivídual cooperaËors had become seriously
danaged.

Pomerleau points out the warnÍng of
that this ís what can happen if too many
are hired by an organízaLion which would
development.. He said:

the CHAI'I story. He mentioned
high powered technícal people
promote housing cooperative

It is quite possíble that the prímary purpose of the
organízation will be subverted, since it is very likely
that the organization v¡il1 have to starË undertaking
other constructíons in order to sustain itself. Further-
ngre, in many instances, it wonrt be able to afford the
membership animation, so that a co-operatively oriented
community is not likely to develop, unless the education
and anímation is carried out by someone else.16

Another observation is that "CMHC understood cooperatives better
than CHAM at this point in time" and rhis was "possibly true up untíl
relatively recently with member cooperaËives having a greater say in
CHA]'Í."17 As Pomerleau might see it, the organLzation was subverted
from a cooperative to an ínefficíent construction and design company.
It was also it seems, a lack of fínancial control that lead to many
problems within CHAM. But beyond the financial aspects it was a'managerial¡
atËitudinal and public relations problem ín CIlAl"l compounded wíth probable
mis d ire c tion/mi smanagemenË :

5. The New Beginning and Future of Housíng Cooperatives and the
Resource Group in Manitoba

CHAM again took on the full role of a cooperative housing resource
group in June L976, when CHDD merged with CHAII. CHAM finally started
fulfilling its original objecËive to form a federation of non-profit
housing cooperatíves, when ít invited the developing and existíng housing
cooperatives in ManiEoba to take up membership. Now CHAM was changing
to be directed by índividuals who were direetly involved in specific
housíng cooperative developmenËs. In 1978 the federation composed
of experienced cooperators created a new statement of belief mission
and objectives. (see following page)

During the summer and fall of L979, CHAM re-evaluated Íts services,
staffing, goals and objectives. The high rísk design and construction
secËions r..rere eliminated. Now the emphasis for CHAM was anticipated Ëo

be solely in the areas of property management, cooperative lobbying.
education and consultíng. That is, back on track and following its
original orimary purpose. The activity plan for i9B0 stated Ëhese goals:

To províde independent and unobstructive leadership
Èo Ëhe cooperative housing sector by:

The establishment of a co-op housing central
that will respond and meet the expressed needs
of its membershÍp.

1)

2) The promoËion of co-op housing as an alternative
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choice in todayrs market place, through the
development and education of truly self-help
groups.

Becomíng financially independent of government
funding.

In the early months of 1980, the CHAM board of directors realízed
the following fundamental problems existed:

CHÄM was ín a $224,000 deficit position

These'monies were owed to the Credit Union
Central of Manitoba (CCSM)

CCSM was wílling Ëo continue to keep CHÄM going,
even CHAM's $224,000 deficitt in facÈ rhe line
of credít would even be allowed to'extend to
$400, 000.

CCSM was ít seems, in desperaÈe straights and
hoped CHAM r¿ould pull it our of a 91,200,000
over extended loans position. (It seems the
I9'74 posítion of CCSM was returning with limited
control or backing for these funds). The CHAM
board of directors felt CCSI{ was only waiËíng
for CIIAM to help each of these cooperatives
through the interest adjustment and final mort-
BaBe periods so that CCSM could receive its little
controlled monies. Then possibly CCSM would de-
clare bankruptcy on CHAl"l or ín facË take overl to
attempt to get back monies owed to íÈ.

CCSM was unwilling.to do anything about CHAM?s
defícit 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 dovm. Therefore Èhe
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 shov¡ed a $35,158 loss
equalling the interest or¿ed to CCSM.

Two ltlinnipeg housing cooperatives had lost
confidence r'¡ith the property management arm of
CHAl"l and r¿ere seeking alternatíve management
resources. This potential loss of the two hou-
sing cooperatives dictated that the managemenÈ
arm of CHAM could not operate wiLhout further
loss (the interest cost for the deficiÈ is equi-

3)

1)

2)

3)

4)

s)

6)

7)

B)

e)
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valent to revenues from over
uníts managed by CHAIí). The
decided that thís arm of the
should be rround dov¡n.

300 cooperative
board of dírectors
resource grouP

10) If CHAM (as ít Ì¡ras presently set up), úras to
act as a lobby agent, voice and consultant
for the cooperatives and a dues system to cover
all Èhese costs was set up. the individual co_
operatives could not afford it.

11) Monies, íf approved by the board of directors
and spenr by CllAl"I would increase the deficit

., (whích meant most expenditures above 'normalt
running), each individual director could be
liable under the Cooperativets Act of the pro_
vince of Manitoba.

L2) The board of directors after many hours of con_
sideríng all alternatives, sar./ no viable way of
relievíng C}IAM of its present debt load sítua_
tíon.

The conclusÍon was obvious, after al1 avenues erere explored, the
only option available was to wind dovm CH.{M. That also to indicate tothe creditors of CIIAM that Ëhe onry solution was bankruptcy. (lhis of
course with the final approval of the individual cooperatíve members
of GHAM.) Therefore, as of March 31, 1980, CIIAM wilr close its door
and will have no sËaff in the office.

However during all this sole searching, t\,ro groups of seperate
cooperators came to the same conclusion. That is each could not af-ford GIIAM or a full time manager on top of an on síte person(s). But
a shared manager \¡ras seen feasible and needed. Thus, in the dying days
of GHAM, a ne\,r user formed, desired and needed federation of 

"ãop.r"-tives is being formed that will driectly meet the needs of each partiei-
pating cooperaÈíve. 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 nehr user
cooperative movement in Manitoba. Only time can say the form it r.ríl-1
take or how ít will evolve. But for the first time in t\,renty years itis the individual Manitoba cooperatives desire and. need.s that wiII 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 CIIAM 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 nerv barriers to development. The optomistic re-sult would be new merging cooperatives, organizing and groroirrg in the
Manitoba housing cooperative sector.
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STATEMENT OF BELIEF, MISSION AND OEJEClIVES

T.TE BELIEVE

That people should be free Èo r¡ork !ogether Eo @eet Èheir econotoic
and soclaI needs.

Thac co-operatlve enEerprlse provldes the greatest assurance of
secuElÈy and freedou.
That human r¡e1f.are is served best by an econony in which there ís a

place for co-op-e!ative, private and governnent enterPrise'

MISSION

To pronote and !1aintain a democratically controlled cent¡a1 organizatlon
thaÈ \¿iI1 encourage continuiûg housing co_oPeret'lves to Provide housing
developnents of gåod quality, at affordable costs owned by the resÍdenÈs
as a grouP; in wholesorae, lively and creatíve communities for people of
alI ages.

OBJECTIVES

To serve member housing co-oPeraEfves
can achieve Ehelr obj ecEives.

TolnfluencehatÍonalandprovincialpolíciesonco-oPeraclvehousfng.
To acC as a represen!atlve to various governfûental agencies. (04

behalf of roenbers)

To provide merobers wíth centrallzed servlces, lncluding educatlon
leaåership and Eraíning for maximum economic advanÈage'

To further Èhe understandlng of co-operative housing with Èhe general
public and various governmenE and civic agencies'

To develop co-operaElve housing aE cosÈ, usÍng co-oPeraEive nethods
as an alEernaEive to Private ' and publlc housing

To operate as a vl'abIe' comPetlelve and effective organlzatloa'

Toprovideernployees$,iEha¡¿orkenvironEencandcornpensaÈlonlevels
EhaE encourage professional groçtÈh and participation in decision
naking
To operate accòrding to Èhe principles of co-operatlon;

Open and VoIuntarY MeurbershiP

DeroocraEÍc Control

LiniÈed InteresE 1n Shares

ReEurn of SurPl-us to Metrbers

Co-operative Education

Co-operation Anong Co-operaElves

Approved By The 19TH ÂnnuaI
ceneral lfembershlp ìfeet ing
Àpril 29, L978.

by providing servlces so Ehat theY
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Housing Cooperative vs. Resource Group
- A Role Divergence

Tnternal to Cooperative External Ëo Cooperative
and Cooperativets Concerns and Resource Groups Concerns

Day to Day Concerns Long Term Concerns

- cats, dogs dealing r¿ith CMHC, MHRC,

- flowers, trees, grass l^Iinnipeg RegÍonal and Brandon
- parked cars housing authorities. As a
- snow remoyal coordinated voice for the
- cooperative books and records cooperatíves.
-- cooperaËive maintenance - to keeo an eye on provincial
- explaining concerns to members and federa]_ programs as they

and prospective members may affect housing cooperatives
- keeoing the cooperative full in Manítoba,
- run cooperative on a day to - dealing with city of Winnipeg

day basís and Brandon in name of co-op.
- working wíth cooperative ín

Tripartite Agreement (federal,
provincial governments and
indivídual cooperatives. )

- considering and advÍsing
cooperatíves on SAFER program
of the provincial governmenÈ.

- lobbying factor in terms of
politics in housing cooperatives.

- negotiating morËgages and refi-
nancíng - lookíng at figures of
$100.000 and more.

- marketing on behalf of a1l co-
operatives.

- research and information on all
cooperatíves.

- continuity in planning and deve..
lopment stages of new cooperatives.
(mass vs. Índividual strength).

- encouragement of nerv cooperatives.
- education - facilitator/animator

in cooperatives.
- link betr^reen all cooperaËj-ves

and governmenË.
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FOOTNOTES TO APPENDIX V

I-A response to the authorts survey by a Manitoba cooperator"
2_. ..

Ibr_d "

'; Laídlaw, "Housing you can Afford, hïe chose soinething New:
A Short History of a Ner,¡ Movement'r, The New Harbinger: A Journal of
the Cooperatíve Movement and Cooperative Housing Journal: National
AssocÍation of Housing Cooperatives, Vo1. V, No.4, Vol. VI, No.1,
Wínter, L979, p. 8.

L'rbid. ..

5-.-lbl-ct.

6r.*. Pomerleau, "I^Iil1ow Park: A Beginningrr, Cooperative Housing
Journal and the New Harbinger: Special Joint Issue on Cooperative Housing,
Vol. XII, No. 2, Summer, 1976, Vol. III, No. 3, August, L976, p. 4L.

7'Pomerleau, op. cit., p. 43"

tro*, n. 44.

9r.*. Pomerleau, A Strategy of Development for the Canadian Housing
Cooperatíve Movement, Proaction, March 16, L976, p" L4.

10n. Fr.,rrigan, "The Role of Co-operative Housing Resource Groups in
Canada: A Case Study of the Co-operative Housing Association of Manitoba
(CHAM)", unpubiished Master of City Planning thesis, Department of City
Planning, UniversiLy of Manitoba, January, 1978, p. 17-18

ttto*,, p. rB

L2_--From the audited statement for the Co-operative Housing AssociaËíon
of Manítoba Limíted as done by the Department of Co-operative Development,
dated Septembei 23, L974, as at June 30, 7974, Exhíbit A, Balance Sheet,
Liabilities.

13Arrrr,r"1 Financj-al Statements and Auditorst Report, December 31, Lg74,
for Ëhe Co-operative Housing Association of Manitoba Limited as done by
the Department of Co-operative DevelopmenE, Winnípeg, Manitoba, dated
May 31, L975, p. 8.

].4.-'A response to the authorrs survey anrl int.ervi.ew with a Manitoba cooperator.
15t"li"hr"1 Dennís and Susan Físh, Programs ín Search of a policy: Low

Income Housing in Canada, Toronto, A.M. Hakkert, L972, p. 260.

16_--Pomerleau, op. cít.¡ pp. 15-16

L7*'A response to the authorts survey and íntervíew wíth a Manitoba cooperator.
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APPENDIX VI

Letters of introduction to cooperators
and Co-op Housing Questionnaíre
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,'l Co-operative Housing
Association of Manitoba
Limited

525 K¡,lenrore Avenue Winnipeg Maniroba R3L 185 e}q) z}qg73O

OcÈober 6, ..L978

Dear Co-operat.or:

This letter ls to introduce David Raoson, who is working on hls
Masters Thesls in clty Plannlng aE the uníversity of }fanltoba.
Ìlis sttrdy concerns emerging co-operatives and the development. of
a manual to help your fe11ow co-operators.

one of c.H.A.M.rs basic obJectíves, as you may know, Ís to Dromote
continui¡rg co-operative housing and the improvernenÈ of housfng
co¡rditions in ì.fanitoba through the use of various co-operatlve
techniques. Äs part of our overall plan this comrng year, we aÈ
C.ll .4.M., are attempting to organíze, wlth your help, a series of
operatlng and procedural manual-form gul,des, for your co-operaEive.

Davfdts study, although noË parË of the origlnal concept is a
welcome cxtention to these manuals. rt Ís, as werr, an attempt
by anoEher experienced co-op member to improve our situaEion in
Mani toba

The findLngs, as fndfcared by llavld, will be available to c.H.A.M.
for our and your fellow co-operators use. hre at c.l{.A.M., arè very
encor¡raged by tìre possibilitics of this r,¡ork and would apprecfate
you giving your full co-operatlon to rhis scudy.

Yours co-operativelyo

E. Henschel,
Chlef Executlve 0fficer

/ eJ,
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Department of lnterior Design
Department of City Planning
Department of Environmental Studies
Department of Landscape Architecture

Facu lty of Architecture

204 474-9286

U niversity of Manitoba Winnipeg R3T 2N2 Canada

October 6, 79?80

Dear Sir or Mad.an;

I am a student in my final year of the masters progran in
City Planning at the University of Manitoba. For the Last 3È
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, iviy thesls, which evolved. out of this interest,
is aimed at orgainizing a manual which could probably lron out many
of the problems referred. to above.

To determine whether or not I an right about some of the
problems and solutions, however, I need your input. Therefore,
I am asking for your help and participation by ansvrering a quesflon-
nalre, The infonnation whieh I hope to receive from you wiJ.l
be kept siricilv confidential and. used. onlv for mv thesis

- 
--_..ærE.æffi T-

I partieularly need infor-nation from those experi-enced in the
development stages of housing Co-operatives, That ls why you are
among the p@ople I have asked to participateu The questionnairç
ltsel-f is interesting, and completing it would be a means, orl
yeur part, of cgntributlng consj-d.erably to Co-op housing ltselfl
and I personally wsr¿l"d be grateful ø

A copy of rny findings will be presented to C"H.A,M. in a few
months foi lts use by C,fi.A.M. and your fellow Co-operatorsn
So you can rest assured. that the effort that you put into this
exercise will not be wasted -- something will come of ito

f have consulted with CoH'Aolu. officials, your president and
varj-ous members of your Board of Ðlrectors and they have givel
me pernissl,on to cairy on my studys I would very much appseciate
your assistance and coøop€ration in this matter¿

Yçr:rs truly,

Kent GerecÈe, PhqÐs
head, departnent of Cíty Planning

Ðavid Ir" Rapson
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Departrnent of City Planning

University of Manitoba

Co-op Housing Questionnaire
{f *l* lrlrfi. ã. JttÉ tf tú *à.

this survey contaj.ns three (:) sections" 
,

Section A, asks six (6) questions on your background in co-operatives
and. should only take a few minutes to answer " '

section B, is the longest section and asks questions on your
experiences with emerging Co-ops and. CnH.AnM,- It is,
broken down into five (S) parts 

l

Part I, the longest part in this section, asks you about
C.H.A.M. arrd its relations with emerging co-op
clientso ir

Part II, considers the various co-operatives and cLient
groups that you are or have worked with through
C.H.AnMo i'Part III' asks about the emerging eo-operatives then-.i
selves! .

Part ff, asks you about your personal feelings on co-op
hcusing. ;

Part V, is a final comment about co-op housirrg, 
:

Section C, asks ten (fo) short questions on your personal back-
ground. and should. on.l-y take a few minutes to âDSWêro .

ff any questions requires extra spaee please use the back of the:
previous page to ârrswêr ¡

All inforrnation will be kept strictlv confide$tial and will be qsed
onlv for the purposes of my study" -
This survey should take you about ll5 to 60 minutes to eomplete, 'ro
please read each question carefully a.nd. ansler the best $oü câoo

This is not a testo and. no answers are right or wrorlgo The
cluestionnaire_is simply a tool for gathering your opinions and
éxperiences about emerging co-operatives

If you have any questi-orrs, please phone me at 269-09?5¡ or circle
the question giving you trouble so that those difficulties may be
cleared up when I collect the questi-ormaire from $ouo
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Departrnent of City Planning

Uníversity of i\{anitoba

Co-op Housing Questionnaire
++l+ *l* r*l++Ë¿f tf ttl+

cE¡g]R$t rNçrRUcrroNF

This survey contains three ß) sections,
Section Ð, asks a irumber of questions on your backgrorrnd in

Co-operatives and should. only take a few minutes to answero
Section E, is the longest section and asks questions on your

experiences with your Ço:op in its emerging stages" It is
. broken down ínto five ß) parts,

Part Io contains three (f) questions about your first
experiences with Co-op housing.

Part II, asks you about your housing Co-op and its early
develo¡ment stages,

Part IIT, asks you about your satisfaction with the Co-op
developnent process and your fellow Co-opera,tors that
helped or are helping build the Co-op,

Part IV, asks about your experlences with the informati.on
that you received when d.eveloping your Co-opo

Part V, the final comment, asks you to list what you feel is
important in a manual to guide emerging Co-operatorso

Section C, asks ten (fO) short questions on your personal back-
g:round. and should only take a few minutes to âi'rswerc

ff any question requires extra spaee please use the back of the
previous page to âhswêro
All information will be kept F.tri.e$lJ¿ -c-onfi$pnti-a! and wil-l be
used onlv for the purposes of my study.
This survey should take you about L+5 to 60 minutes to complete,
so please read each question carefully and answer the best you cano

Ihis is not a test, and no ans'úers are right or rmon€i' lhe
questionnai.re ls simply a tool for gathêring your opinions and
experiences about emerging co-operativeso
If you have any questlons, please phone me at 269-0975 or circle the
questi-on giving you trouble so that those difficultLes may be eleared
up when I collect the questionnaj-re from goüo
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a

5. lihich age group do you fall into?
16-19 20-29 30-39 40-49 50-59 60-69 ?o+

() () () (' () () ()

6. How rna¡¡y peraone live ln your househoLd? (a houeehold ie the
paraon or grcup of persone occupying one dwelling)

7, Are all pereone in the household related by blood, marrJ.age or
adoptlon?

Yea.. ( )

No ( ) ---r

If no, pl.eaee explaln'

8. IIow many chlldren llvs ln thle household?

9. llow nen¡r of your chlldren Ilve away from thls household?

10. Hhat is the occupation education and irtcone (if eny) of aL1 persons living in thlshor¡sehold ( incluaing yourself )?

liote¡ ?j.ease i¡<iic-ate. for incone ranges the ietters À,B,c,D,E,F,G,ä, or r, as indicatedin guide at bottom of page.

Fi¡st Na¡re Sex /.se Relation Livi--bs to .io occupatlon tui:$li* rncone
resPondent ho¡ne attained range

Yes I No
I
I

I

T-:-l

t 

-

t-
I

t -- 

--I

,-

fncol.a Fe¡qes Culde

1.""= gr,oor g6,oor gg,oor grr,oor gr3,oor grj,oor gr?,oor ger,ooo+
tha¡ to to to to -to - to 'togr,ooo g6,ooo gg,oõo gri,ooo $rjlooo $rs,öoo Srz,öoo $zr,öoo

(.1i (B) (c) (D) (E) (F) (c) (H) (r)
-- ljiÀNK YOU FOR YOUR CO-OPERATION --
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APPENDIX VII

Procedures for selecËing questionnaíre
respondents.
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f) Procedures for SelecËing CIlAl"l Emplovees

i) An interview wíËh the manager of CHAM| s property divísion r¡ras

sought where the researcher described Ëhe proposed researeh,
Ëhe ímplications it may have for CHAM and asked for comments
or criticisms.

ii) An interview with the Chief Executive Officer of CHAM r¿as

sought where a similar interview to that in iten (i) took
place

iii) A cover letter was obtained from the Chief Executive Offícer
indicating CtlAMrs endorsement of the research. (see appendix VI)
This letÈer \¡ras used as a partial inËroduction to Ëhe questionnaire
for respondents. (Another cover letter was obtained frorn the
Department of City PlannÍng, UniversiEy of Manitoba, and used
r,¡iËh the above letter, see appendix VI).

iv) The manager of the property supervision division rùas asked to fill
out a questionnaire. An appoinËment was made to obtaín any comments
on the study.

v) Short, indívidual meetíngs with ten CHAM employees were held
where Ëhe author explained the research and requested the
employees to fill out Ëhe questionnaire.

2) Procedure for Selecting Other Cooperators
í) Incorporation papers and lists of past and present boards of

directors were obtained from CHAM and/or the Province of Manitobars
Department of Co-operative Development.

ii) Names of highly involved persons not included in the above records
were obtaíned from CI1AM employees or members who had attended
CI{A}Í meetings.

iii) In instances where the above informaËion \,ras incomplete or
ínadequate, meetings with the individual cooperative managers
were soughË.

iv) Potential respondents v;ere initially contacted by telephone or in
person at meetings held by a housing cooperative. That the
poterrtial respondent met the criteria v¡as confirmed. The
respondent r¡aè then asked if he/she r¿as willíng to complete a
questionnaire, which would assist the author in completing hís
thesis. If the potential respondent indícated a willingness to
complete the questionnaire, an appointment was made for Ëhe
author to deliver the questionnaire. In instances where the
potential responcient rnras asked ín person, and qualifíed, the
questionnaíre was presented at this point.

v) irl'nen the questionnaire was delivered to the potential respondenÈ,
the researcher reviewed the cor¡er letters and the questionnaire
r,iith hím/her. The potential respondent rvas also asked if there
r,¡ere other highly involved persons thaÈ Ëhe researcher should
contact.

vi) In instances where hÍgh1y involved cooperators had moved from
Winnipeg, the above inËerviewíng was done by telephone only. The
questionnaires, wiEh stamped self-addressed envelopes were mailed
to willing respondents.

vii) Most questionnaires were picked up at the respondentfs home or
work place and a few mailed back Ëo the auLhor.
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