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Thanksto all those who have contributed material for this publication.

May your work be an inspiration and an aid to those building the communitarian lifestyle.

Further Resour ces:

Additional material expanding uponwhat ispresented here, including interpersonal and group process, legal
structures, theory, history and values of intentional community, can be found at: www.culturemagic.org

Disclaimer:

Although communities have managed to incorporate without the services of alawyer, it isessential that good
information and advice be obtained in order to avoid problems. This paper may only be used as an introduc-

tion, and no guarantees may be assumed concerning the use of the information presented.

2 ELAN—Fourth World Services, PO Box 1666, Denver, CO 80201-1666—A. Allen Butcher—AthWorld@consultant.com



Introduction: ELAN Community

This paper isintended to support the founding and
growth of intentional communitiesinwhichthereisno
commonly-owned property, meaning that member's
housing payments go into equity accounts which they
take with them when they leave. Such communities
may be described asinvolving the sharing of
privately-owned property, which for thisauthor isalso
thedefinitionfor theterm"collective community."

For thoseinterested in forms of intentional community
whichinvolvetheaccumul ation of commonly-owned
property, information can befound at:
www.culturemagic.org/ TimeBasedEconomics.html

Although cohousingisdiscussedinthefollowing
article"CommunitarianisminaMarket Culture," the
intent of this paper isto focus on forms of community
that are less expensive than cohousing, and therefore
accessible to more people. Thiswould tend to
emphasi ze coll ective househol ds, yet theideal and
goal may be more toward the "urban cooperative
block" or "urban ecovillage" asrepresented by the
graphic on the cover of this publication.

Community projectsinvolvingtheremodeling of
several existing structures on one block would be
similar to "retro-fit cohousing,” yet if the properties
involved in such acommunity are not contiguous but
scattered around a city or town, or if such a commu-
nity wereto involve on-site businesses or a particular
spiritual or cultural orientation (other than that of the
dominant culture), theterm " cohousing" would not be
appropriate. Thus the need to create a new term for
adifferent form of intentional community.

Theterm "élan" workswell for community asit
suggests enthusiasm in pursuing amission. Theword
isfrom the French for alancer exhibiting esprit de
corp. Astheterm refersto a militaristic brashness it
is good to adapt it to the communitarian culture as
that is one of the themes of this paper, adapting what
originally supported the valuesof competition and
possessiveness to the support of the communitarian
values of sharing and cooperation. Thefirst articlein
this paper addresses the transformation of aspects of
the dominant cultureinto formsof communitarianism,
specifically by utilizing the market systemto support
the creation of community.

Given that the market system has tended to destroy
community, the reverse co-optation process of using
market capitalism to create communitarianism
essentially involvesfighting firewithfire, turningthe
tables to use the force of market economics against
itself. Thiscould be said to utilize aform of "culture
magic" in the deliberate effort to change both con-
sciousness and culture. Introducing the basic ele-
ments of that processistheintent for this publication,
presented in three primary sections offering models
for interpersonal and group process, financial strate-
giesand legal designs.

As an acronym, the name ELAN could be said to link
the three important aspects of community; the social
bonds or affinitiesthat define acommunity, the
wealth or equity owned by it or its members, espe-
cialy with regard to land, and the system of gover-
nance that manages the group or network of groups.

The original concept for ELAN, and the term itself,
was developed in 1995. It remained dormant until
world events and contemporary American culture
progressed along their respective historical cyclesto
where interest in communitarianism showed signs of
beginning to build toward a new wave of movement
activity. Such waves have occured many timesin the
past, in Americaand Europe in particular, such as
during the 1960s and '70s, and it was only a matter of
timeuntil another would beginto build. Thebeginning
of the 21st Century isvery similar in many waysto
the mid '60s. Also, with the many successful commu-
nitarian movements and traditions that have survived
from earlier waves, there are now various models
available for working to build the next wave of
communitarianism. This paper draws from those to
present some of the specific tools most useful for
urban intentional community, with many moremodels
and tools available among various other sources.

More detail on the subjectsintroduced in this paper
are available as free PDF file downloads at the
website: www.CultureMagic.org For process
material see: "Light and Shadows." For incorporation:
"Community, Inc." Forlandtrusts. "Geonomicsand
Community Power." For nonmonetary economies:
"Time-Based Economics." Moretopicsto follow,
including children, families, educationandritual.
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ELAN: Equity-LinkedAffinity Networks

The ELAN community designinvolvesbuildinga
joyous, loving, peaceful, sharing culture, expressing
these values with astyle and flair reflecting our
personal and collectivetalentsin different affinity
groups.

After people, the second essential aspect of commu-
nity island. A community must have placesfor
peopleto live, work and play, and so acquiring shared
real estateisanimportant community-building
activity. By sharing ownership of theland and
avoiding paying rent, agroup of people may build a
community of mutual support and land stewardship.

Urban Community

The ELAN community proposal isto creste aform of
community to be part of the larger alternative net-
work of a given urban/suburban area, which may be
called the"Parallel Culture." A parallel cultureisone
that existswithin alarger, dominant culture, express-
ing adifferent set of valueswhile developing along
with the larger culture, on different yet parallel tracks.

For the ELAN community aprimary valueis sharing
land ownership and real estate equity. This sharing of
land value is away to use the dominant culture's
economic system to build the parallel culture. Creat-
ing acommunity of affinity groups sharing real estate
equity affirmsthe values of socia and of environmen-
tal responsibility.

Intentioneering the Parallel Culture with ELAN

Culturally engineering anintentional community, or
"intentioneering” isthe deliberate effort to live by the
values of our choice, rather than the values of the
dominant culture.

TheELAN community or "equity-linked affinity
networks" uses real estate equity asa community
asset to be shared and stewarded for the good of the
affinity group. And if extended among several
affinity groups, thisequity is shared for the good of an
entire ELAN community.

In the ELAN proposal, each person's housing pay-
ments go into equity accounts, moving people away

from paying rent as quickly as possible. When people
leave the ELAN community they may have their full
equity account (or limited-equity in some cases) paid
to them according to a formula and schedule agreed
upon when the member joined. This encourages each
resident of an ELAN property to care for it as they
would their own.

The practice of shared real estate equity in the
ELAN community uses the dominant economic
system's dynamics in away that creates and nurtures
community, rather than breaking down our connec-
tionswith oneanother and "atomizing" society.

The accumulation of appreciated value of ELAN
properties or real estateis available for the commu-
nity to usefor acquiring additional properties, permit-
ting more ELAN community members to move from
paying rent to paying into equity accounts. All
members have arole in deciding how the aggregate
equity accounts are invested for the good of the
affinity group or community. The group can also
decide whether or when a member of an ELAN
affinity group can make awithdraw! (cash out) from
their account for private purposes. When members
leave they may take their equity out of the ELAN
affinity group or community, or offer it asaloan.

Using real estate equity to build community through
the ELAN proposal is just one way to turn the
dominant economic system of possessiveness and
competition into aparallel culture economic system of
sharing and cooperation.

An affinity group or community of affinity groupscan
decide to place some of their land into acommunity
land trust, removing it from the real estate market.
Members can also start cooperative or worker-owned
businesses, perhaps on ELAN property. And the
community can use atime economy of labor sharing
for domestic work, and expand it into property

mai ntenanceand construction, income-producing
businesses and more. The ELAN time economy
could al'so connect with other time economies around
the country for such benefits as a major medical
disaster fund, business|oan funds, labor exchanges,
outreach and other mutually beneficial projects.
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Communitarianism in a Market Culture

Intentional community itself will likely alwaysbea
parallel society, moving through time apace with the
dominant culture, the two influencing each other in
sometimessubtle, sometimesfundamentally challeng-
ing ways. Both the dominant and the parallel cultures
have always adapted or co-opted what each found to
be of value in the other, and ignored or discarded
what it disliked or did not understand. The opportu-
nity inthisrel ationship for the communitiesmovement
isto develop a concerted effort to nurture that
dynamic for the benefit of all.

Asintentional communities can be seen to be re-
search and development centers for society, the
movement challenges the dominant culture to ac-
knowledgetheinnovationsfound in community as
opportunitiesfor positive cultural change. Intentional
community in general exists as aresponse to the
perceived problems or inadequacies of the dominant
culture, and with that the movement can generate
some excitement around the idea of communitarian
lifestylesasactivist vocations!

Communitarianvalues, increasingly discussed by
theoristson all points of the political spectrum, stress
the benefitsto all when individuals acknowledge
responsibility to asocial group larger than theimmedi-
ate family. Some of the perspectives on thisinclude
the work of M. Scott Peck (see: The Road Less
Traveled, 1978 and A Different Drum, 1987), and of
The Communitarian Network (see: Amitai Etzioni,
The Spirit of Community: The Reinvention of
American Society, Touchstone, 1993).

Asfifty years of the post-war housing industry has
shown, communitarian values are luxuries that we do
not absolutely need if al that wearetryingtodois
acquire housing. Today, however, the challengeisto
build asocial fabric that provides, in addition to mere
shelter, aculture that engendersin theindividual an
awareness of and appreciation for others, and for the
environment that we all share.

Communitarian valuesinclude asafe and mutually
beneficial environment for children and seniors,
community food service and childcare, landscaping
for common areas, building and auto maintenance and
variouscollectiveservicesinvolving peopleworking
together for mutual advantage and greater efficiency.

Other communitarian values may include neighbor-
hood forums to resolve disputes or address challenges
from both within and outside of the community,
aternativedisputeresol ution, neighborhood-based
primary health care services, and architectural and
site designsthat facilitate interactions among neigh-
bors, the devel opment of friendships, and resulting
"random kindness and sensel ess acts of beauty."

Trust, Social, Spiritual and
Environmentally Responsible Luxuries

Thereisquitealist of luxuriesinherent in community.
Consider the priceless value of the peace of mind that
comes with knowing on afirst name basis everyone
inyour neighborhood, because you talk and work with
them regularly as a matter of course in day-to-day
living. Thiswemight call a"trust luxury." The
informal ambience of the common facilities such as
for food service, child care, workshops and agricul-
turewemight call a"social luxury."

Consider theluxury of inter-generational community,
in which both young and old are encouraged to care
for the other. Mare than mere luxury, compared to
the usual pattern of age segregation in America, this
iscultural elegance. Consider too how much more
completely than living separately doesthefellowship
of community come to the spiritual ideals of brother-
hood and sisterhood, of living by the Golden Rule, or
of practicing alove-thy-neighbor ethic. The opportu-
nity of conforming our lifestyleto our spiritual ideals
can be cast asa"spiritual luxury" that not many
outside of community enjoy. Thisisinadditiontothe
obvious potential for quantifying how much more
ecologically responsiblethantract-house-living
community can be; perhaps this one we would call an
"environmentally responsibleluxury.”

Anadditional luxury ishow peoplelivingincommu-
nity have akinship with peoplein other communities
around the country. The networking carried on among
communitiesbuildsrelationshipsthat providefriends
for usto visit while on vacation, even potentially
around theworld. Call thisonea"holiday luxury." The
point to be stressed is that community, and communi-
tarian values, are luxuries that money alone cannot
buy; they are priceless commodities that we should be
careful not to undervalue.
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Promoting the communitarian valuesexperienced in
intentional community isan opportunity for usto take
advantage of the greatest set of new-found luxuries
sincetheinvention of indoor plumbing. In asense,
what we want to do is repeat history, at least that part
of our history that led to the replication of housing
design innovations across our country and increas-
ingly around the world. Understanding how we
arrived at our fabled American Dream of ubiquitous
suburban monocultural design can help usto build a
marketing plan for the diffusion of theinnovations of
communitarian designthroughout theworld.

The Classic American Dream

One authority on the American Dream is Dolores
Hayden of the Graduate School of Architecture and
Urban Planning, University of Californiaat Los
Angeles. In her works, The Grand Domestic Revo-
lution (MIT Press, 1981) and Redesigning the
American Dream (W.W. Norton, 1984), she outlines
how the housing industry cameto be the defining
feature of American culture. In The Grand Domestic
Revolution, Ms. Hayden points out that period
visionaries at the turn of the century expected that
technological advancesin home applianceswould be
employed to create collective domestic servicesin
large residential complexes and facilitate the social as
well aspolitical equality of women and men.

Instead, these innovations were miniaturized as
consumer commoditiestofill individual households,
with consumption defined by advertisersasa " patri-
oticduty," followed by "Mr. Homeowner" marrying
"Mrs. Consumer":

Builders, bankers, and manufacturers agreed
that the type of home they wished to promote
was the single-family suburban house onits own
lot. ... To dislodge many women from paid jobs
inthe 1920's and 1930's, conservative advocates
of home ownership and family wages attacked
al feministsindiscriminately. . . . Government-
sponsored mortgages and tax deductions for
home ownersin the post World War 1l era...
provided aboonto speculative builders, appli-
ance manufacturers, and automobile manufac-
turers. As women were gected from wartime
jobs, they moved into suburban married lifeand
the birth rate rose along with mass consumption.
By the 1960's, the suburban rings of citiesheld a
greater percentage of the national urban popul a-

tion than the old city centers.

By the 1970's, ... (S)even out of ten households
livedinsingle-family homes... onlong mort-
gages. Buildersand industrialistsin the 1970's
continued to glorify the Victorian home a century
beyond itstime. . . . They used mass mediato
glorify thisaccomplishment as progress and to
befuddle the housewife. ... As Meredith Tax
wrote about the housewife's day in 1970: "I

seem to be involved in some mysterious process'
(Hayden, 1981, pp 23-26).

In 1990 the total of detached houses and trailers
equaled 66.2% of all housing units (U.S. Bureau of
the Census, Satistical Abstract of the United
Sates: 1994, pp 735).

Today there are many programs to help families
acquire housing, and home ownership isan election
timequality-of-lifeissue. Bringing communitarian
valuesinto this picture, countering generations of
acculturation to the paradigm of home as moated
castle, is the challenge we face as we work to create
acommunity-building industry. Asmonumental atask
as this may seem, Dolores Hayden suggests that this
isnot anew idea, "For hundreds of years, when
individual sthought about putting an endto social
problems, they designed model townsto expresstheir
desire, not model homes." (Hayden, 1984, pp 18)

With respect to the lessons of the past concerning the
creation of new industries, we ought now to define a
"community mystique" intermsof communitarian
luxuriesto replace the "domestic mystique," and seek
to forge a government-corporate consensus on the
relevance of communitarian values to American
society. Of these two goals; the former was dis-
cussed in thefirst part of this article. What of the
latter?

Balancing Individualism and Communitarianism

Much is being said about valuestoday by the media,
by government, by religiousgroups, by social organi-
zations and others. Conservative rhetoric challenges
the teaching of "moral relativism" as a cause of social
decay, whilelibera litanies of cultural demise decry
the individual's focus upon what Gregory Bateson
termed the "skin encapsulated ego." Note that thereis
alevel of agreement in the views espoused by these
two cultural poles. Focusing upon thiscommon
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concern about the excess of individualismin our
society can provide afoundation for a consensus,
upon which a program of advocacy for communitar-
ian values may be built.

Tosuccessfully advanceintentional community itis
important to not permit the debate to be defined as
theindividual versus society, or vice versa, but rather
to advance the anthropologist Paul Radin's preference
that".. .theindividual and the group .. . resist submer-
gence of one by the other" (Arthur Morgan, Guide-
book for Intentional Communities, Community
Service, Inc., 1988). A dynamic balance between
individual and society isthe goal, encouraged in the
local community by its provision of ahuman scale,
knowabl e society inwhich individuals havereflected
to them, and recogni ze, the importance of their
personal roles. The community is comprised of a
range of different types of families, aways changing
with the lifecycles of birth, growth, new birthsand
deaths.

Through all thisthelocal community seeksto maintain
itself asan ongoing entity, providing afixed context
against which to measure the changes in our personal
microcosms, and of the ever quickening and often
unsettling changesin the vast, global culture beyond
thecommunity. Through first identifying just what
communitarian values are, then how they relate to the
issues of the day, abasic strategy can be developed
for creating acommunity-building industry. And we
may not be as far from thisideal asit may seem.
Consider that in 1988 the Community Associations
Institute (1630 Duke St., Alexandria, VA 22314,703-
548-8600) estimated that approximately 12.1 % of our
populationlived under thejurisdiction of community
associations. These use the same legal designs, the
PUD and the condominium, that are used by most
intentional communitiesusingwhat iscalled the
"cohousing” model.

If wewould like for communitarianism to be seenin
the future as the defining cultural ethic of 21st
Century Western civilization, wewould do well to
consider the dynamics of cultural change, and con-
sider what strategic steps might be taken to raise
communitarianismfrom amarginal rolein our cultural
milieuto acentral influencein Americanlife.

The sections above are adapted from the article,
"CoHousing as an American Luxury: The Marketing
of CommunitarianValues," printedinthejournal

CoHousing, summer, 1996.
Social Capital as a Market Commodity

The conversion of social capital into a market com-
modity may beinevitablesince:

« If theaccumulation of social capital builds commu-
nity, and

* If community is seen as abeneficial and desirable
amenity in society, and

« |f the way that the capitalist economy most effi-
ciently provides amenitiesisthrough the market
system,

» Then converting social capital into a market
commaodity wouldresultin"community" becomingan
industry.

We have the opportunity today to watch and partici-
pate in the beginning of a new industry. Before we
take atour of the new industry of community, how-
ever, it will be helpful to review some of itshistorical
antecedents, and what could be said to be at |east
part of the contemporary conceptual foundation of
that new industry.

Historical Efforts in Developing Community
as Industry

There have been many effortsin the past to develop
community as industry, and we can see some of these
inthe"material feminist" proposals, projectsand even
patents presented in writings by Dolores

Hayden (see: Redesigning the American Dream:
Gender, Housing, and Family Life, and The Grand
Domestic Revolution: A History of Feminist
Designs for American Homes, Neighborhoods,
and Cities), Hayden's work includes mentions of
Ebenezer Howard's "Garden Cities," Frederick Law
Olmsted's"Garden Suburbs," and Franklin D.
Roosevelt's" Green Belt" housing and community
development program, part of the 1930s New Deal
initiatives. Seethefollowing.

e Hayden: http://www.architecture.yale.edu/faculty/
professors/hayden/hayden.htm

* Howard and Olmsted: http://www.asu.edu/caed/
proceedings98/Garvin/garvin.html

 Roosevelt: http://www.mdmunicipal .org/cities/
index.cfm?townname=Greenbelt& page=home

We can certainly find both earlier and current ex-
amples of investor-backed communities, such asthe
"Phalanstery" designs created by 19th Century
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Associationistsincluding Brook Farmin
Massachusettes (see: http://www.age-of-the-
sage.org/transcendentalism/brook_farm.html), and as
advocated by Horace Greeley, editor of the New
York Tribune, for whom Greeley, Colorado was
named. I n these community designs non-resident
investors contributed the capital while othersbuilt the
developments as community residents. This strategy
continuestoday insimple"equity-sharing" arrange-
ments, such asisbeing used for financing small-scale
collective householdslike the Walnut Street Coopera-
tivein Eugene, Oregon (see: http://icetree.com/
walnut/revioan.html inthe"Financial Structuresfor
Community" section of this paper.). In these ex-
amplesinvestors are paid interest on their loans made
specifically for the goal of creating not just the
economic value of housing or businesses, yet the
larger sociol ogical valueof community.

The Contemporary Conceptual Foundation
of Community as Industry

Thetheoretical foundation of the contemporary
community industry may generally be explained by
the sociol ogical concept of "social capital” and the
socio-economic concept of "asset-based community
development." There are many other theories and
philosophiesrelevant to the question of devel oping
community asindustry, yet these two provide a
good start.

Carmen Sirianni and Lewis Friedland explain for the
Civic Practices Network that, "Social capital refersto
those stocks of social trust, norms and networks

that people can draw upon to solve common prob-
lems. ... the denser these networks, the more likely
that members of acommunity will cooperate for
mutual benefit. Thisis so, even in the face of
persistent problems of collective action (tragedy of
the commons, prisoner's dilemmaetc.), because
networks of civic engagement:

» foster sturdy norms of generalized reciprocity by
creating expectations that favors given now will be
returned later;

» facilitate coordination and communication, and thus
create channel s through which information about the
trustworthiness of other individualsand groupscan
flow, and be tested and verified;

» embody past success at collaboration, which can
serve as acultural template for future collaboration
on other kinds of problems;

* increase the potential risks to those who act

opportunistically that they will not sharein the ben-
efits of current and future transactions.”
(See: www.cpn.org/tool g/dictionary/capital .html)

Sincethe printing of Robert D. Putnam's "Bowling
Alone: The Collapse and Revival of American
Community" (see: Journal of Democracy 6:1
[January 1995], 65-78) the question of how to struc-
ture our socia opportunities and cultural processesto
increase "socia capital" has been an ongoing debate
inmany fields, particularly those of social welfare.
Articles can be found via an Internet search relating
social capital to community development, thehousing
industry and economic growth by the National Civic
L eague, the Fannie Mae Foundation, the World Bank
and many other organizations.

In the paper, "From Clientsto Citizens: Asset-Based
Community Development as a Strategy For Commu-
nity-Driven Development™ (2002) Alison Mathieand
Gord Cunningham present " Asset-based community
development (ABCD) ... as an alternative to needs-
based approaches to development. Following an
overview of the principles and practice of ABCD, the
paper examines five major elements of ABCD in the
light of current literature on relevant research and
practice:

« thetheory and practice of appreciative inquiry;

* the concept of social capital as an asset for com-
munity development;

« thetheory of community economic development,
such asthe sustainable livelihoods approach;

* lessons learned from two decades of international
development in the participatory paradigm;

* thetheory and practice of building active citizenship
engagement and astronger civil society."

(See: http://www.livelihoods.org/static/

amathie NN158.html)

Mathie and Cunningham provide an excellent ex-
ample of the application of the ABCD strategy. In the
U.S,, one of the most notable examples of an ABCD
approach to community economic development isthe
Dudley Street Neighborhood Initiative (DSNI) in
Roxbury, Massachusetts (see: www.dsni.org).
"Group capacity building has been at the center of this
strategy: acommunity land trust that has provided
hundreds of affordable housing units; alocal mer-
chants' organization that encourages a diverse
economic landscape dominated by locally, indepen-
dently and cooperatively owned businesses; agroup
of 50 young peopletrained in urban agriculture; and
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the Resident Development Institute, which hosts
community economic literacy workshops." (See:
www.dsni.org)

Some of the range of local community-based eco-
nomic devel opment methods available are described
in James DeFilippis article"The Myth of Social
Capital inCommunity Devel opment,” including
community land trusts, mutual housing associations,
micro-enterpriselending, and community devel opment
credit unions. These plus other strategies are advo-
cated by arange of different organizationsincluding
the E. F. Schumacher Society, Community Service,
Inc., and the Solari investment advisory company.
(Seethefollowing.

* DeFilippis: http://www.fanniemaefoundation.org/
programs/hpd/pdf/hpd 1204 defilippis.pdf

» Schumacher Society: http://
www.schumachersociety.org

o Community Service: http://
www.smallcommunity.org

* Solari investment advisory company: http://
www.solari.com/learn/)

Proximity enables the environment necessary for
Francis Moore Lappe's three criteria for the sponta-
neous generation of social capital through community
life: hopefor or the

* belief inthepossibility of solutions,

* real opportunitiesfor citizen engagement, and
 new publiclife skillsamong our citizens.

(See: http://mww.small planetinstitute.org/about_us/
frances_lappe/frances_articles/building.php
"Building Social Capital Without L ooking Backward,"
by Frances Moore Lappé & Paul Martin Du Baois,
National Civic Review, February 14, 1997)

Business Opportunities Capitalizing upon
Building Social Capital

One of our most basic needs, which isalso typically
our largest expense as well as our most valuable
asset ishousing. When peopl e speak of "community”
today we generally think of our contacts with friends
and acquaintances in the associationswe join, or at
work or school, and don't consider the neighborhood
inwhich we liveto be our primary community
identity. Y et proximity or living next door or within
easy neighborhood walking distance remains far more
of an inducement for, or provides greater opportunity
for, face-to-face or in-person community connections
than any kind of technological method of communica-

tion or even getting in acar or on public transportation
to meet with others. Where we live, and with whom
we areliving asa"neighborhood" becomesthe
greatest opportunity we have for building social

capital.

It seemsto be an assumption that israrely explained
in most articles about social capital that an important
aspect is regular face-to-face contacts among people.
Proximity isone of the most important elementsin
creating community, and therefore must be empha-
sized as arequirement for converting social capital to
amarket commodity. Two good examples of such
methods of using the "human scale" level of commu-
nity for converting social capital into amarket com-
modity includetheindustries of businessinvestment
and of housing.

Business Investment and Social Capital

There are various types of micro-credit or revolving
local business|oan funds growing around the world.
One example isthe Self-Help Association for a
Regional Economy (SHARE) described as, "amodel
community-based nonprofit that offers asimple way
for citizens to create a sustainable local economy by
supporting businessesthat provide products or
services needed intheregion." Such revolving loan
fundsfocusing upon local businessdevel opment
provide opportunitiesfor investment as forms of
socialy responsibleinvesting (SRI). A new study
from the Social Investment Forum "shows that the
phenomenon known as'community investing' isnow
the fastest-growing category of socially responsible
investing in the United States." (see: http://
Www.greenmoneyjournal .com/article.mpl?

news etterid=3& articleid=40)

The SRI industry has been developing a number of
measures of economic development beyond the
strictly financial, toinclude environmental and social
indices using various methods of defining and measur-
ing positive effect, also called "alternative devel op-
ment indicators." (Seethefollowing:

* SHARE: http://www.schumachersociety.org/
frameset_share.html

« United Nations: http://www.uncdf.org/english/
microfinance/yom.php

e Microcredit Summit Campaign: http://
www.microcreditsummit.org

 TripleBottom Line & Sustainability Reporting
Guiddines: http://www.kld.com/article.cgi 71d=1664
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 Gross International Happiness Project (GIH):
www.grossi nternati onal happiness.org/ideol ogy .html
« Coadlitionfor Environmentally Responsible Econo-
mies. Www.ceres.org

» Good Money: www.goodmoney.com/sefundsb.htm
» Green Money: www.greenmoneyjournal.com/
index.mpl

« Socialy Responsiblelnvesting:
www.socialfunds.com

» Co-op America: http://www.communityinvest.org
Socia Investment Forum: www.socialinvest.org

* Calvert-Henderson Quality of Life Indicators:
www.calvert-henderson.com/index.htm and
www.hazel henderson.com and the TV series at
www.ethicalmarketplace.com)

Community as Industry

When studying community investment and methods of
measuring development it is easy to lose sight of the
level of face-to-face community. Where the human
scale can remain the primary focus, however, isin the
realm of housing. While human community is
dependent upon some form of economic activity, itis
the residential community that forms the basis of
support for individuals, whether we consider their
economic roles as workers, consumers or owners of
investment capital, or their roles asfamily members
and neighbors.

Although " community" may be considered aluxury by
somewhenitisastruggle ssmply to acquire housing
inthemodernindustrial economy or post-industrial
information economy, the case can also be made that
"community" is actually a necessity when we consider
the problems of stress, depression, violence and other
social dislocationsresulting from the atomizationand
aienation of individuals. Oneauthority ontheissue,
the National Association of Social Workers, states
that, "The stubborn persistence of violencein the
United States and throughout the world isrelated to a
loss of community." (See: http://www.naswpress.org/
publications/books/intl/global_crisis violence/
2766foreword.html)

There are arange of different methods for building
community, beyond the after-thoughts of neighbor-
hood block parties and neighborhood watch and other
programs seeking to overlay forms of mutual aware-
ness and aid upon existing housing devel opments.
Examples of organizationsin which aform of com-
munity isintegral to the housing strategy include

mutual housing associations which use tax-exempt
organizationsin providing housing, oftenwithfunding
from the Neighborhood Reinvestment Corporation
(seethe NRC link below), housing cooperatives
which use the consumer cooperative economic model
for providing housing, and the community land trust
which may use either a state nonprofit corporation or
atax-exempt organization for holding land and
sometimes also the housing itself, inacommunity
controlledorganizationfor "de-commodifying" land
and housi ng, thereby maintai ning permanent
affordability. None of these, however, represent the
actual engagement of the full thrust of market
economicsin providing community asafor-profit
commodity. (Seethefollowing.

 Housing Cooperatives. www.coophousing.org/
about_nahc.shtml

» Neighborhood Reinvestment Corporation:
www.nw.org/network/home.asp

* Planning Commissioners Journal:

www. plannersweb.com/articles/pet112.html

I nstitute for Community Economics: www.iceclt.org/
clt/

* School of Living Community Land Trust: www.s-0-
|.org/landtrust.htm

e Ozark Regional Community Land Trust:
www.orlt.org/

e E. F. Schumacher Society: schumachersociety.org/
frameset_land.html)

Asoutlined in the opening of thispaper, if community
is seen as abeneficial and desirable amenity in
society then it is only amatter of time before the
economic system will recognize the potential for
"commaodifying" the concept of community. Of course
this has generally been done by devel opers who
speak of retirement or other exclusive and sometimes
gated neighborhoodsin the context of the" community
development" they create and market. However it
wasn't until the advent of the cohousing movement
that "community" became defined in the contempo-
rary housing industry as more than merely residential
proximity, yet rather by what Francis Moore Lappe
describes as the " spontaneous generation of social

capital.”

Asintroduced on the website of the Cohousing
Association of the United States, "Cohousing commu-
nities balance the traditional advantages of home
ownership with the benefits of shared common
facilitiesand ongoing connectionswith your neigh-
bors. These cooperative neighborhoods, both
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intergenerational and for elders, are among the most
promising sol utionsto many of today's most challeng-
ing social and environmental concerns.” The cohous-
ing movement began in Denmark, spread through
Europe and North America, and today in the US
thereis an estimated one hundred cohousing commu-
nitiesin existence or under development. (See: http://
www.cohousing.org)

It isthe cohousing movement that provides the best
example of the desire for community resultingin
opportunities for the for-profit sector of the economy.
Typically, becausecohousingcommunitiesgenerally
use the condominium or planned unit development
legal design (i.e., community association law) they are
ableto securefunding through traditional developer
financing, banks and mortgage companies.

With theincreasing number of cohousing communities
thereis developing arange of other market opportuni-
ties for entrepreneurs who see the potential for
capitalizing upon the desire among those who are
willing to pay extrato acquire community asan
optional feature with their housing. Real estate
agents, mortgage brokers, lawyers, devel opers,
architects, engineers, and consultants for interior
design, energy conservation and sustainability, low-
toxin and green building, and even interpersonal and
group processfacilitatorsareall finding opportunities
in the cohousing market. And it is precisely the
availability of these professional sto cohousing

devel opments that assures that the movement itself
will continueto grow and devel op. (Seethefollowing.
o Community Association I nstitute:
www.caisecure.net/index.mv?c=LR

» Wonderland Hill Development Company:
www.whdc.com/completed_communities.htm

» The Cohousing Company: www.cohousingco.com

» Cohousing Resources:

Www.cohousi ngresources.com

» Abraham Paiss & Associates:

www .abrahampaiss.com/index2.htm

» Karen Hester and Diane Ohlsson:
www.hesternet.net/house.htm

» CANBRIDGE Consulting and Facilitation:
www.ic.org/canbridge

e Tree Bressen: www.treegroup.info)

At the 1994 conference of the Rocky Mountain
Cohousing Association, StellaTarnay wrotein the
minutesof the"Professionalsin Cohousing"
meeting, "... we began to realize that we are in the

midst of developing anew kind of relationship be-
tween clients and professional s through the
CoHousing (sic.) process. ... It isnot unlike the Total
Quality Management (TQM) revolution in business
which is creating anew paradigm for working
together in organizations. ... We are doing no less
than creating a new way of working together to
develop housing.” Clearly, it ismorethan mere
housing that isbeing devel oped by the cohousing
movement, it iscommunity asan industry, and as
Stellaaffirms, there are parallelsin the increasing
focusincommunicationswithinbusinessorgani zations
and the need for good communication processesin
creating and mai ntai ning community.

The problemin community organizationshasalways

beenmaintainingtheideal of "intentional community"

withinamonolithic cultureof " circumstantial commu-
nity." Thisisachallengein cohousing, recognized by
those offering group process trainings to members of
cohousingcommunities.

The success of cohousing can be explained by its
ability toclearly illustrate to the public that community
can be an asset which enhances real estate value.
This statement then easily tranglates to the concept
that social capital becomes a market commaodity in
cohousing communities. With that assertion squarely
nailed, the challenge becomesin finding waysto
extend the dynamic beyond the practice of cohousing
asweknow it to utilizing social capital asamarket
commodity in other formsof community, preferably
forms that are more accessible to more people, which
would require at least that they be less expensive and
perhaps al so require less time for their creation.

Currently one of the best examples we have of
utilizing thedynamic of housing devel opment based
upon the market commodity of social capital in
community isthedesign called "retro-fit cohousing,"
whichtakesexisting single-family or multi-family
housing stock and overlaysthe cohousing design upon
it, creating the common kitchen-dining space out of an
existing structure, and the pedestrian-oriented street
and village commons from the existing outdoor space.
The second example isthe typical redesign of a multi-
family structure such asaduplex or triplex into a
collective household occupied by more than one
family or agroup of singleindividuals. Other such
community retro-fits have renovated warehouse and
other large structures, sometimesincluding busi-
nesses, shops or other non-residential functions.
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The Walnut Street Cooperative presented earlier is an
excellent example of thismodel, another isthe
"Ecovillage Loan Fund" (ELF) of the Los Angeles
EcoVillage (see: www.ic.org/laev/elf.html). In

both cases the residents of the community themselves
leveraged their collective rental resources for the
successful marketing of their community as aform of
socially and/or ecol ogically responsibleinvestment
opportunity, enabling them to purchase the property
they were renting or that they desired to purchase.

Thismodel of community organization and devel op-
ment, in which agroup of people work together
through processes of building social capital to where
they can market their community asaviable invest-
ment opportunity for non-residents, represents
opportunitiesfor expandingthecommunity-organizing
industry beyond cohousing. Like cohousing these
community "revolvingloanfunds' need assistancein
the design of legal structures and interpersonal and
group process aswell asfinancial consulting. Such
resources and services can be provided by non-profit
organi zations and even by self-help associations of
communities, yet asthiscommunity design develops
and growsit may very well result in opportunitiesfor
engaging the forces of the market economy for the
creation of community. Where these opportunities are
most likely to berealized iswhen the cohousing model
itself istranscended by the merging of the housing
collective with the worker cooperative or worker-
owned business.

Community as a Lifestyle Amenity

Leveraging social capital beyond housingto the
creation of community need not be restricted to the
design of cohousing community wherethere generally
are no onsite businesses (other than the home office).
With the application of the asset-based community
devel opment model the mixed-useresidential-com-
mercial designof the"neo-traditional" neighborhood
could result from theintegration of housing and
worker collectives or cooperativesin agiven location.

Orchestrating such a devel opment model would
require a concerted effort on the part of a coalition of
organizationsin a particular city or town, and one
model for that isthe Dudley Street Neighborhood
Initiative (DSNI) presented earlier. The DSNI model
of neighborhood devel opment emphasi zestheimpor-
tance of avoiding theinvolvement of aCommunity
Development Corporation as CDCs in the past have

been seentoimposeingtitutional solutionsupona
neighborhood as opposed to the asset-based commu-
nity development model which focusesuponinternal
revitalization of and by the community itself. (See:
"From Clientsto Citizens: Asset-Based Community
Development as a Strategy For Community-Driven
Development,” 2002, Alison Mathieand Gord
Cunningham, The Coady International Institute, St.
Francis Xavier Univ. www.stfx.ca/institutes/coady/
text/about_publications_occasiona_citizens.html)

Professional servicesversuslocal self-relianceis
certainly an issuein the development of social capital
toward the creation of community. Similarly, thereis
a careful balance to be maintained between efforts to
build social capital and the tendency for the market
economy to co-opt and "commoadify" social innova-
tions, resultinginthelossof theoriginal organization's
values that |ed to the creation of acommunity. Y et
these challenges have been surmounted by successful
intentional communities, suggestingthepotential for
further applications of the theory and ideal of integrat-
ing community within the market economy. The
successful result isthe creation of anew industry, yet
just as aglass may be half-full or half-empty, so also
may it be only a matter of perspective whether we
are watching the market economy co-opt the commu-
nity ideal, or whether what we are actually witnessing
istheideal of intentional community transforming the
market economy with new forms of community
organization.

With the coming transformation of our civilization due
to peak-oil and the post-oil world, and dueto the
increasing environmental stresses resulting from our
oil-based economy and lifestyles, we may very well
be coming to atime when our mobility isreduced. In
the future we may be spending more time closer to
home, especially if information technol ogy continues
to increase opportunities for working away from
offices. At that point we may become more con-
cerned about the quality of our homes, and seek ways
to work together to improve our communities. If at
the same time the market economy can be induced to
place more value upon "community" asalifestyle
amenity, and even to market such amenities as
"communitarian luxuries," then we may be ableto
begin to realize a culture based upon peace, coopera-
tion, sharing and harmony, at least initially on thelocal
scale and potentially on larger scales as well, after the
comingtribulations.
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|nter per sonal and Group Process

Process Tools

Asintentional community isadifferent culture from
what may be called the " circumstantial commuity”
foundin neighborhoods, villagesand small towns of
the dominant culture, it stands to reason that appropri-
ate tools have to be devised for creating community.
Two of the many communication tools that may be
most useful in building urban communitiesare pre-
sented here: Heart Sharing and Clearness. These
process tools provide methods for the sharing of
emotions, feelings and other thoughts that we want
members of our group to hear. This supports deci-
sion-making, athough actual decision-makingrequires
other processtools. For additional tools of various
kinds see, Light and Shadows, Interpersonal and
Group Process in the Sharing Lifestyle (found at:
www.CultureM agic.org/I ntentioneering.html):

Group Process Formats and Tools

The Open Space Meeting, Trapeze, Heart Songs
The Taking Circle Council Process

Tune-Ups, Deepenings, Check-Ins, Getting Present
Moving Through Emotions, MNS Clearness Process

Sample Social Contracts

TerraNova: Respects and Responsibilities
Behavioral Codefor Nonviolent Direct Action
LoveLight: Emotional Literacy and Processing
Values to Teach Our Children

Planning and Decision-Making

Consensus Process, Shared Leadership

The Tyranny of Structurelessness

Planning: Complex-Issue Process for Large Groups
Planning at Twin Oaks and East Wind Communities

The Shadow Side of Community

Waysto Maintain Community Health

Seven Community Dysfunctionsand Functions

Warning Signsof Spiritual Blight, Manipulations

Negative Behaviorsand Intervention in Cohousing

Anger in Cohousing, Anger in Egalitarian Community

Re-evaluation Counseling, ConstructiveCriticism,
Active Listening

Self-Examination: Responsibility for Our Behavior

The Feedback Meeting: Addressing Conflict

Policy on Sexual Harassment

UltimateVehicleFamily: Heart Sharing

Heart Sharing isavariation of the “talking-totem
council” designed for small groups. This particular
outline was created by the people who later brought
us Your Money or Your Life (1992), Joe Dominquez
and Vicki Robin, abook now used in the voluntary
simplicity movement. They were part of the U.V.
Family, apolyamory group using arecreational
vehicle, the “ ultimate vehicle” (UV), and the New
Road Map Foundation. They followed this Heart
Sharing process nightly for anumber of years.

Thisand similar processes work well to bring out
people’ s deepest thoughts, feelings and emotions.
Therefore, the group hasto be ready and willing to
deal with those sharings and take care of each other,
whatever results. This process can not be taken
lightly, asit is designed to bring out to the group each
person’sinner self. What is presented in Heart
Sharing is not to be discussed with others outside of
the group unless agreed by all.

Nointerruption, quiet, water only, no food during the
sharing. Comfortableseatinginacircle, dimlighting.
Beginwith silent meditation, prayer, quiet time, circle
handholding or other “attunement” process. No body
contact during sharing unless requested (hugs,
handholding, etc.) Each participant announcestheir
beginning of sharing, holdingthefloor until announcing
“end.”

Intent listening without judgment, withlove. No
interruptions, comments, manipul ativefidgeting,
yawning, breath-catching, etc. Notimelimit on
sharing. Acknowledgement of each person’s sharing
(“thank you”) regardless of content. NO FEED-
BACK unless regquested, then only in maost respectful
way. 10 minutes silence for those who “have nothing
to say.” Second and third timesto talk okay. Be-
tween turns, quiet, gentile conversation. After each
person has a turn, perhaps have a short break with
refreshments, remaining in circle. End the session
withaquiet, gentle, loving spirit, cherishing the gift of
knowing other’ sinner selves.

U. V. Family, edited from the article in In Context,
Spring, 1984

ELAN—Fourth World Services, PO Box 1666, Denver, CO 80201-1666—A. Allen Butcher—4thWorld@consultant.com 13



Housemates Spectral Affinity Analysis

Sharing, trust and mutual aid; thesearecommunitarian valuesthat money alonecannot afford. | f
you welcomethesevaluesintoyour life, then perhapsyou’ vebeen lookingfor other peoplewith
whom to enjoy the cooper ativelifestyle?! Thissurvey isto help peoplefind each other who would liketo
livein acollective household, and may be used as a method of matching people as prospective housemates.

Issue Circlethe appropriate number, oneresponse per issueonly!
Tobacco| | smokelike atear gas canister Doesn’t bother me (cough!) No smoking this side of the street!
1 2 3 4 5 6 7 8 9
Drugs I’m high right now! Just be cool, PLEASE! I’m calling the cops
1 2 3 4 5 6 7 8 9
Noise | only sleep with the music blasting 10 pmall quiet My plant only listen to KOSY 101.3
1 2 3 4 5 6 7 8 9
Food- If it doesn't have meat, its not ameal I’m abearish omnivore Rabbit food only in the house
diet 1 2 3 4 5 6 7 8 9
Food- [Label it or loseit(I’mlocking my stash!)| Food shared only in group meals [Common kitchen-kitty commitment
sharing 1 2 3 4 5 6 7 8 9
Food- || eat out or delivery (what, mecook?) | Occasional group meal okay Rotate nightly cooking/cleaning
cooking 1 2 3 4 5 6 7 8 9
Clean- It ain't home unlessit'sapig sty! Cleanif you want-not my hangug  Shoes at door, dishes nightly
liness 1 2 3 4 5 6 7 8 9
Aes- If we could afford better than Whatever, things come and go If it clashes with the carpet
thetics | Goodwill, this might be an issue by themselves anyway and drapesits out’ a herel
1 2 3 4 5 6 7 8 9
Pets Didn’'t you hear mesay PIG STY'! Just keep ‘em off the table Animalslivein country, not city
1 2 3 4 5 6 7 8 9
Process | Strictly business meetings only Feedback & constructive criticism| Regular “Heart Sharing” meetings
1 2 3 4 5 6 7 8 9
PDA* Touch me, hold me, kissme! Hear no evil, see no evil That’swhat your room isfor!
*Public Displays of Affection | can't standit ... ...when I'mnot get'n any :-(
1 2 3 4 5 6 7 8 9
S No on€' sbusiness but ours No fraternization among troops! [ Community + Nature = Rug Rats
YouguysTURN MEON! :-0 Should we plan for cohousing?
1 2 3 4 5 6 7 8 9
Children I'm still just akid myself ... Only parents disciplinekids Shared parenting in ahousehold
1 2 3 4 5 6 7 8 9
Neighborf  Thelessthey know the better Good PR = Security Culture Community = Neighbor Activism
1 2 3 4 5 6 7 8 9
Tools Y ou touch it, you' ve bought it. I'll share mineif you'll share, tog Share things bought by group
1 2 3 4 5 6 7 8 9
Vehicles| Don't even think about mine >:-| Figure aprice per mile L ets pool income and buy a car!
1 2 3 4 5 6 7 8 9
Politics | OK, long asyou all agree with me! Don't ask, Don't tell Everything ispolitical!
Religion 1 2 3 4 5 6 7 8 9
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Movement for a New Society: Clearness Process
Joining / Leaving Clearness

Life in the Fish Bowl

"] v we wespTo
CLH‘R;F'\.] A THING or Two!

“Clearness’ is borrowed from the Quaker tradition.
Although the process is used nowadays mainly to
approve thejoining of meetings or marriages, in the
past clearness was used to help individuals decide a
wide variety of things. It should be noted that the
wordis*“clearness,” not “clearance,” implying that
clarity rather than permissionissought. Thesignifi-
cance of the clearness process is that it counters the
notion of rugged individualism. Wedon't need to act
asthough all our personal decisions have to be made
by ourselves, without the benefit of other perople’s
wisdom, support, and questioning. Itreally isfineto
ask for help in making the best decision possible. It
also recognizes that our behavior and attitudes affect
others. Especially those of uslivingin community
find it important to consider the effects our decisions
have on others around us.

Using our collectiveintelligence we can search for
fresh approaches to problems. In this senseit
becomes alearning experience for everyone, not
just the person who asked for the clearness meeting.

There can also be an application of the clearness
process to a network of groups. This may be similar
to astrategic planning process, determining how best
to coordinate the actions of a number of different
groupstoward common goals.

Peter Woodrow, Clearness. Processes for Support-
ing Individuals and Groups in Decision-Making,

Movement for aNew Society, 1976. Thiswork on
“Clearness’ started in the spring of 1974 at the
Philadelphia Life Center, an urban social-change
community of several collectivehouseholds, existing
today in part as acommunity land trust. Sandra
Boston, Virginia Coover, Susanne Gowan and Peter
Woodrow met for about six months, held clearness
meetings for each other and their friends, evaluated
them and self-consciously developed a process for
individual clearness. The basic process for accepting
new members was contributed by members of the

Y oungest Daughter house at the Life Center. Edito-
rial comments were contributed by Pamela Haines,
Cynthia Arvio, and Stephen Bedard-Parker. The
illustrationswere contributed by Liz Lombard.

Note: Thefollowing isabbreviated from thefull
pamphlet. For the " Support/Feedback Clearness'
material see the publication: Light and Shadows,
Interpersonal and Group Process in the Sharing
Lifestyle, at:

www.CultureM agic.org/I ntentioneering.html

New Society Publishers

P.O. Box 189

Gabriolalsland, BC

Canada, VOR 1X0

Tel: 250-247-9737

Fax: 250-247-7471

info@newsociety.com Www.Nnewsociety.com
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Joining / Leaving Clearness

Most of us can remember bad experiences when
trying to join agroup or when someone wanted to join
agroup we were a part of. Such distressing experi-
ences are often the result of either poor or misunder-
stood procedures, poor communication, or peoples
fear of saying what isreally on their minds. We hope
that the suggestions presented here will help to make
joining agroup and accepting new fellow workers or
housemates a learning experience or even an enjoy-
able one for all. While the section describes a process
for accepting members of communal households, the
principles and procedures can be applied to any group
which uses egalitarian methods, works on a collective
model and wishes to use participatory processes for
makingdecisions.

This section will describe not only the clearness
meeting itself, which isthelast step, but the proce-
dures which lead up to the meeting. Parts of this
system are used by houses in the Philadelphia Life
Center. Of course, thisisonly oneway of doing it,
and we hope different communities will adapt this
process to meet their own needs.

Guidelines for Looking for New Members

1. First clarify the needs and expectations members
of your community or group have of each other.

2. Try to focus on one prospective member at atime
for one space. You may wish to “get to know”
several people who are interested and then choose to
follow through with one of them, but do not have two
or more on trial at once. Complete the process
through to clearness before considering another
person. Otherwise you will promote competition and
leave people hanging.

3. If there are other houses or groups nearby that
your prospective people are also considering, bein
good communication with them to avoid crossed
wires and bad feelings.

4. The house or group should make decisions at the
end of each of the steps in the process. Y ou should
not move on to the next step with a prospective
member unless a conscious decision has been made
to do so. If steps are skipped then some important
guestions may be raised only late in the process,
causing embarrassment and possibly pain to every-

one. If the prospective member is already well-known
to everyone in the group the process can be collapsed
somewhat, but in that case, mgjor hesitations should
be surfaced at the beginning openly.

5. Do not be wishy-washy in your decisions. If you
are saying “no” to aperson, say it outright. Do not
fudge with statementslike“Weall redlly like you and
hope that you will be aperson who will visit usand
spend time here often, but perhaps you shouldn’t live
here right now. Maybe we'll consider it againin a
few months.” It is not doing yourselves or the pro-
spective member any favor to be unclear in your
decisions.

Peopl e also benefit from your honest feedback asto
why it is you have decided against them. They may
not be ready to live in community, or they may have
personal characteristics that make them difficult to
live with, or there may be problemsin the house. All
of those are good information and not condemnations.

Remember: your fear of “hurting them” is easier to
deal with than their not knowing why you are saying
“no” or the repeated hurt when other communities
turn them away for the same reasons and still don’t
tell them why. People do want to change and appreci-
ate thoughtful criticism, even if they don’'t say so at
the time (see “ Giving Negative Feedback”). Pro-
spective members also must be frank and open with
the group.

Clarifying Needs and Expectations
of Community Members

We have discovered that before a communal house-
hold or a collective group even begin the process of
looking for anew member they must go through the
crucial process of outlining the expectations members
have of each other.

Attimesthiswill feel like going over old ground.
(*Wejust did that three months ago!”) or stating the
obvious. But even so, it isimportant to havein mind
what you are asking of people who cometo live or
work with you and what they can expect of you. The
most common cause of communitiesor groupsfalling
apart or individualsleaving them isalack of com-
monly understood expectations. Furthermore, those
expectationswill change over time even among the
same group of people since their needs will alter,
either due to changesin their personal lives or asthey
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get to know one another better.

In most communities and groups, the expectations
members have of each other are not written down
anywhere but are assumed, although they may have
been articulated in some form at some point. What
people offer and demand of each other often be-
comes evident just by doing it and the level of com-
mitment to each other evolves over time. But house-
holds and collectives that have taken the trouble to
state explicitly their needs and expectations have
found it valuable. Some have gone to the extent of a
written “social contract” or “behavior code” or other
agreement. Such a statement could prove useful
when talking with a prospective member. Each group
will want to decide the extent of formality or infor-
mality it wants; the point is only that the expectations
should be clear.

Listed below are some of the ways that people within
acommunal or collective household might interact.
Peoplein a*“ support community,” whichismorelike
anetwork of peopleliving near (but not with) each
other, might also do some of these for and with each
other.

Thisismerely alist of possibilitiesfromwhich a
house might choose. Certainly if ahousehold commu-
nity tried to do all of these thingsit would take up a
great dea of time.

Sampling of Possible Expectations of House Mem-
bers:
- shared house jobs (cooking, cleaning, repair)
shared expenses (rent, utilities, food)
shared income
time and interaction at home
support of each other for personal problems
involvement in social change work
shared social change work (campaigns,
projects)
house meetings for sharing and business
involvement in social change work
consultation in making personal decisions
asking for what you need - not being moody or
upset without asking for help directly
challenging personal behavior or idiosyncrasies
working against sexism in the house
skills-sharing and learning (cooking, sewing,
repairs, etc.)
structured household and meetings
religious commitment

shared worship
common political ideology, means, and goals
commitment to work through conflicts
shared time for thinking/discussing concerning
socia change
socia/play time together
shared possessions (cars, stereo, etc.)
support for artistic efforts
agreed-upon lifestyle
shared child care

Some Issues that Often Need Policies:
smoking
noise
food
cleanliness
aesthetics, decorating and order
sexual practices among house members
Space use
couples and singles
pets
children
drugs

Some perfectly good communities may only do afew
of these things together and act more like aboarding
house with shared expenses for rent and utilities.
Others may ask for more involvement in terms of
shared meals and house jobs, but personal support
and concern for socia change may be minimal.

Thereisnoideal contract (either written or verbal) -
it al depends on the needs and wishes of the people
forming the community. A merelisting of the ele-
ments of your shared communal lifewill not be
sufficient for prospective members. Y ou will have to
show them what it looks like concretely and how it
works. Of course, when more involvement is ex-
pected of house members, more care should be taken
in the entire process of finding and accepting new
members. Otherwise peoplewill joinwith unrealistic
hopes and needs or older members will be disap-
pointed with the extent of time and attention the new
person has for the household.

Getting to Know a Prospective House Member
If the person being considered is new to the commu-

nity members, or isknown to only afew peoplein the
house, find waysto learn more about her/him.
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Some suggestions are:

1. Keep the prospective member informed. One
person in the house can serve as a coordinator or
contact person, explaining the whole process and
answering questions.

2. Invite the person to dinner on a night when every-
one can be there. Afterwards have afairly informal
meeting at which a) the general expectations of house
members and a description of how the house func-
tions are shared (include specifics such as rent, space
available, etc.), and b) the prospective member gives
abrief personal background, talks about the kind of
community she desires, and needs s/he hopes to have
metincommunity.

3. Invite the person to a house workday or group
recreation.

4. House members who do not know the person
make an effort to spend time alone with the person -
talking, working, or doing something funtogether.

5. At ameeting of the whole house discuss how
people are responding to the interested person
(without him/her present). Thisisatimefor surfacing
significant difficultiesif there are any. If everyone
feels good about it, make a decision to moveto the
next stage - the trial period. If there are any strong
hesitations that would not be resolved by getting to
know the person better or talking a problem out, then
a decision should be made to stop the process here.
In that case inform the prospective member and tell
him/her as clearly and openly as possible the reasons.

The Trial Period

Itisoftendifficult to tell what living with aperson will
belikewithout trying it. If, after getting to know
people, everyonein the house feels good about them,
then aperiod of their living inthe houseis hel pful,
before afinal decision is made about their staying.
During thetrial period everyoneison, trial, not just
the prospective member. The prospective person will
also be seeing if ghe can live with the others. But try
to make this a relaxed time so the new person does
not feel under constant scrutiny. Some things that
might happen duringthisperiod:

1. Set adefinite end to the trial period, at which a
decision will be made whether or not to moveto a

clearness meeting. of course, the time can be
changed if people want to, but don’t leave it open-
ended. We have found two weeks to be about right
- long to get the feel of it, short enough so that saying
“no” isnotimpossible.

2 . The new person should participatein all house
activitiesjust as everyone el se - house meetings, jobs,
personal sharing, workdays, whatever.

3. Arrange for one-to-one time between each mem-
ber of the house and the new person.

4. I1f someone in the house feels a particular problem
arising between him/her and the prospective member,
the two should meet together to try to work it out. If
thisisdifficult, scary, or with-out results, ask athird
persontojoinyouasa“neutral.” Thispersonwill help
to make sure you are hearing each other and provide
an element of safety for sharing difficult feglings. Itis
not this person’ srole to solve the problem. Make sure
other people in the house know what is happening.

5. The person who has been acting as coordinator
should check with house members and with the
prospective member to seeif they are al ready for a
clearness meeting. If everyoneis ready then call a
clearness meeting at which everyone including the
new member can be present. However, if anyone

in the house has strong objections, call ahouse
meeting to discuss those objections to seeif they can
be resolved in discussions such as described in No. 4
above or in a clearness meeting with the whole group
and the prospective member. If the difficulty appears
irresolvable, then the process should be terminated
here and the new person informed of why.

The Joining / Leaving Clearness Meeting

The basic premise of a clearness meeting of this sort
is that the house members and the prospective
member can come to amutual decision, based on
everyone' sthinking. It should be recognized, how-
ever, that the house members are in a position of
power. That is, if the prospective member does not
agree with adecision that she should not movein,
then there is nothing s/he can do about it. But no
matter what the decision the prospective member
participates, hears everyone' s reasoning and tries to
understand. The processrequiresthat individuas
take responsibility for their feelings and learn to state
them openly.
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It should also be recognized that the prospective
member has the power to decide not to movein, a
situation which is often just as painful asthe house's
“rejection.” Again, it isimportant that the other people
understand the reasons for such a conclusion and
have achanceto talk about it. If it lookslikeit’sgoing
to be adifficult meeting, get someone from outside
the house to serve as facilitator.

The meeting should be atimefor affirming the
community and the new person, but also for raising
any points of difficulty. It s better to bring them out
here during the clearness meeting than to avoid
possible conflicts and let them fester for months.
They will only surfacelater in potentially destructive
ways.

The process outlined below and then explained isonly
asuggestion which should be tailored to meet your
community’ sneeds.

Life in the Fish Bowl

—
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Suggested Agenda for the Joining / Leaving
Clearness Meeting

1) Excitement Sharing (5 to 10 minutes)
2)  AgendaReview (5 minutes)

3)  Prospective Member’s Statement (general
feelings about the household or community, waysin
which g/he would contribute to the community, how
this’her needs would be met in the community) (10 to
15minutes)

4)  Think Time (in preparation for Dialogues
below) (10 minutes)

5)  Series of Dialogues (between prospective
members and each house in turn) (10 minutes per
dialogue)

A. House members states: things | like about pro-
spective member or reasons | would liketo live with
you, and concerns about living with you or problems
that might arise.

B. Prospective member

statesitemsin A abovein relation to the house
members (but not responding at this point to what the
house member has said).

C. Discussion or clarification of concerns raised: by
either the prospective member or the house member.
(Some of these may be noted for later full discus-
sion).

6) BREAK (could be after several of the dia-
logues) (15 minutes)

7)  General Discussion. Further discussion of
concernsraised, problem-solving, question & an-
swers. Leads to adiscussion as to whether or not the
person should join community or an agreement to
delay thefinal decision.

8)  Affirmations of the Household Community.
“Thingswe like about our house” brainstorm.

9) Evaluation of the whole process (not just the
clearness meeting).

10) Something light and fun. Celebration or just
easy time together.

Notes on the Joining / Leaving Clearness
Meeting Agenda

Some of the items on this agenda have been ex-
plained in the Support/Feedback Clearness section
(excitement sharing, agendareview, brainstorms,
evaluation). However, afew comments on other
parts of the agenda may be necessary.

3) Prospective Member’ s Statement: It isimportant to
give the prospective member some “free air space”

to share his/her feelings with the group. The three
topics mentioned allow for some sharing on general
feelingsabout the community, affirming of her/himself
as a potential community member and stating needs
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that would get met. It isthe last that is often the most
difficult to get peopleto talk about. Peoplein our
society are not trained either to recognize their own
needs, to state them openly, or to ask others directly
to help meet them. Everyone has needs, whether they
are acknowledged or not. Some will be met by people
inthe community, otherswill be handled by friendsor
relationships el sewhere. A household community
should make an assessment of its willingness or
energiesfor meeting anew individual’ s needs, given
the balance of needs and energies in the house
already and the energy and demands the new person
brings. Thisinformation should comeout earlier inthe
process, but should be restated here in the clearness
meetings. If you don’t feel you are getting clear
information asto the person’s needs, keep pushing
until you get it.

4) Think Time: Each of the house members should
take this time to think about what s/he needsto say to
the propective member in A and B of the dialogues.
The prospective member should have done the
thinking about each house member ahead of time
since he will have to dialogue with each of them and
ten minutesis not enough time to prepare for this.

5) Series of Dialogues: The crux of the clearness
meeting isthis series of dialogues between the
prospective housemate and each member of the
house, giving attention to each of the rel ationships that
will occur if the person joinsthe community. In
successful communitiesthereis potential for each
relationship to grow and become supportive and
challenging. It ishelpful to start this new connection
by both stating the good things between each pair that
can be built upon, and acknowledging those things
that may get in the way as they live with each other.

Even if some have known the person before, living in
the same house will be different; a new dimension of
thefriendship will bedeveloped. Norelationshipis
perfect, nor does every relationship in ahouse haveto
be good in order to live together successfully. Butiitis
necessary that each be willing to work on the rela-
tionship. Start the process now as the person isjoining
you. It is an advantage that these dialogues take place
in front of everyonein the community so that the
dynamicsof all the new relationshipswill be known
toall. Thisisnot so that otherswill “take care of”
difficult relationships, but so that they will have
information about them, especially when there are
older friendshipsexisting. If there arereal difficulties

that are foreseen between the new person and
another house member, the other members will have
to decideif they are willing to live with whatever
tension that will cause, and if they have sufficient
energiesto both support and challenge the two
involved.

In the dialogues each house member speaksin turn to
the two questions (“things | like” and concerns) and
the prospective member speaks to the same questions
in relation to that house member. The prospective
member (or the house member if you reverse the
order, which is perfectly possible) does not respond
directly to concernsraised by the other at thistime,
there will be timefor that later. Each person should
try to keep his’her comments to about three minutes.
Thiswill require that she decide what isimportant to
share. Be flexible about time, however, since some
pairswill have moreto say than isremotely possible
in three minutes.

After both have spoken, take time to clarify concerns
that have been raised. Within the ten minutes allotted
for each dialogue there will not be time to work out
the concerns, but that is not the purpose here. Rela-
tively minor difficulties need only be noted for work-
ing out asyou live together. Mgjor ones should be
faced later in the meeting during general discussion
time. (Someone should berecording during this
section of the meeting since there may well be
matters of concern mentioned that people will want to
refer back to later.)

Inevitably somefeelingswill come up during the
series of dialogues since people often have difficulty
saying and hearing good things about each other and
raising concerns openly. Whoever isfacilitating the
meeting should be aware that thiswill probably
happen and try to make the atmosphere in the
meeting safe for those feelings to come out. If they
are negative, better that they should come out here
than months later. However, watch out for angry or
hostile“dumping” of feelingsinan unconstructive
manner.

7) General Discussion: During the general discussion
after the break the group can come back to any major
concerns that were raised in the dialogues, try to
work out solutions to them and move towards a
decision. A “solution” may only be away to work on
a problem rather than a clear resolution. In any case
do not rush adecision. If there are questions which
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have been left unanswered or mgjor difficulties that
have not been worked through, schedul e another
meeting.

Don't try to force an issue just to make a decision.
But don't let the meeting drag on too long trying to
work on a problem. It may be appropriate to end the
meeting asking that theindividualsinvolvedina
problem take time before the next meeting to try to
find ways to overcomeit. Thismay be donein
smaller groups, in one-to-one talks between a house
member and the prospective members, or between
house members.

There should be space in the meeting for house
membersto raise questions about rel ationships or
dynamics that may occur in the house besides those
that involvethem directly. Sometimesthe person
consideringjoining thehousehold will already havea
close relationship with one person in the house and
the two of them will be eager to have the prospective
member move in. But other house members should
feel free to raise questions, either about the dynamics
of therelationship itself or the effect it may have on
the house. If it appears that the decision will be that
the person should not join the househol d, due either to
objections by house members or by the prospective
member, the facilitator should push to have the
reasons why clearly stated and understood by all.

8) Affirmations of the Household Community:
Toward the end of the meeting it is often agood idea
to reaffirm the good feelings that people have about
their community. Thisistrue whether it has been an
easy and light meeting or adifficult or unresolved
one. This should not be an attempt to paper over
problems but to remind peopl e that there are things
they appreciate about each other and the community
they form together.

9) Evaluation: Y ou may chooseto evaluate only the
clearness meeting itself at this point, especialy if it
has been along meeting. But take the time later on, in
a house meeting or whenever, to look at the process
you used for accepting the new member (or not
accepting him/her). A collective or communal house-
hold often learns alot about itself in the process of
looking for new members. In evaluationitispossible
to draw together those insights and new directions as
well asto work on improving the process for accept-
ing members.

Clearness for Leaving

When anindividual considersleaving acommunity or
a collective group, there needs to be some process for
othersto share in the decision. Within ahousehold or
group this might happen in two ways:

1) Members themselves may be asked to form a
clearness group to help make the decision - to act as
the clearness group does in the Support/Feedback
Clearness. Or some members may be asked to be
only part of aclearness group.

2) A clearness meeting with the group may happen
separately after a decision to leave has been made.
The purpose of the second is hot to review or ap-
prove the decision, but to give people achanceto

hear about plans and, more importantly, to providea
timefor evaluating the experience of living or working
together, looking at ways the person has grown,
things|earned, thingsthat have been difficult and
ways that relationships have been challenging or
fruitful.

Theimportant notion of clearness meetingsfor people
leaving aliving community or collectiveisthat the
other people have a sense of participating in that
decision in some way and that they at least
understand the reasons, even if they can not agree
with them. In terms of structure, take elements of
both Support/Feedback Clearness and Joining/
Leaving Clearness and design your own process.
(For the " Support/Feedback Clearness' material see
the publication: Light and Shadows, Interpersonal
and Group Process in the Sharing Lifestyle, at:
www.CultureM agic.org/Intentioneering.html)

Clearness for Accepting Members
of Collectives or Work Groups

Much of what has been written here about clearness
processes for accepting members of communal or
collective households can be adapted readily for use
by collectives or task groups, in asocia change
movement. The same steps are necessary: a) define
carefully what members expect and need for each
other;

b) provide away to get to know a prospective group
member;

c) try working with them for a period of time; and

d) use some form of clearness meeting to make a
final decision for them to join the group or not.
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We arefinding that different collectives have widely
varying expectations of their members. Firstly, there
are avariety of typesof collectives: task groups,
community maintenanceor functional groups, organiz-
ing collectives, training collectives, alternativeinstitu-
tions, and affinity groups. Not only does each of these
types of activitiesimply adifferent internal structure
and mutual expectations, but two collectives of the
same type may operate quite differently based on the
needs and expectations of the peopleinvolved. And
those needs and expectations may change over time
too. Some collectives are looked to for primary
identification and support in many kinds of ways.
Others are limited more strictly to the task to be done.
Somefocus only on social change work and thinking,
while others also provide support for personal growth
and changes. Some do income sharing with each
other, while others have no financial involvement at
all, perhaps even operating totally without abudget.

No matter what the expectations, the point isonly to
make them clear when the group is first formed and
then clarify them again as new members begin a
process of joining. Of course, the care and formality
necessary in the procedures for accepting new
members will vary according to the extent of the
involvement demanded of members.

Pointers on Negative Feedback

Most of us have trouble telling other people what we
think or feel about thingsthey do that bother us or
affect groups we are a part of. We al remember
times someone told us something about ourselves
when it felt awful, so we don’'t want to inflict that
kind of pain on anyone else. But by avoidingtelling
people what they need to hear (and we need to say!),
we abort what can be part of a creative process of
growing and changing together. It isimportant to be
able to give feedback in such away that people can
hear it, takeit in, evaluate it, and change behavior
which affectstheir relationships with others. Thisis
true in clearness meetings and at many other times
when living or working with people. A basic premise
hereis that people really do want to hear what other
people have to say about them, both positive and
negative. We may have unpleasant feelings about
how it has happened in the past, but we do look for all
kinds of signals and messages about us from others.
When someone takes the time to think about us and
give usdirect and fearless information about how we
are perceived, it can be a quite affirming experience.

Somepointers:

1. Befirm, bedirect, and don’t “waffle.”

2. Beascrystal clear and specific as possible.
Specify the objectionable behavior. Try to remember
aparticular incident.

3. Don't “gunnysack.” Don’t tell them everything
they ever did that hurt you or made you uncomfort-
able. " Gunnysacking” goes, “ And another thing .... "
4. Own your feelings. Not “some people think” or
“some peoplein the group are saying,” but, “When
youdo  ,Ifed |, because
5. Acknowledge your part in the problem - feelings
or actions of yoursthat get in the way or contribute to
the problem.

6. Affirm the person when sincerely possible. Do this
first - think of thingsyou do like or appreciate about
them, ways they act in the group or towards you.

7. Don’'t try to solve the other person’sfeelings:
leave space for them, listen to them, and try to
separate content issues from feelings. Y ou can al'so
say when you have heard enough.

8. Be prepared for their feedback to you.

9. Be clear about what you will & will not negotiate.
10. Practice ahead of time. Find someone you trust
to try out what you have to say, and seeif it makes
sense. If thewholething is scary, roleplay it a
couple of times.

11. Reach out to the person. If it isa person you are
closeto and are used to touching, it isimportant to
reach out to him/her physically inthissituation, too. If
touching is not apart of your relationship thisisno
timeto start.

12. Ask for athird person to join you. If you foresee
real difficulties, seeif thereisaperson you can both
agree upon to be there - to keep you listening to each
other, help to clarify what isbeing said, provide
safety, but not to “makeit all better” or to “fix it.”

Life in the Fish Bowl
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The Fellowship vs. the Bilderberg Group

Explaining aRea World Contest for Heartsand MindsviaAllegorical Tales

Other Nonfamily Households

Inour time of increasing privatization of theinstitu-
tions of mutual aid managed by nonprofit organiza-
tions such asin the health care industry, the continu-
ing privatization of education, and the change of
governmental programs such asin the proposals
involving social security, pension fundsand bank-
ruptcy laws, we are seeing the power of the ideals of
possessiveness and of competition overshadowing the
ideals of sharing and cooperation.

Ontheindividual level, thetrendinindustrial, service
and information-based economiesistoward people
living a one, with single-parenting becomingincreas-
ingly common. In the United States the 2000 census
shows that just over 26% of all households are now
of peopleliving alone, without children present (14%
women, 11% men). The number of single-parent
familiesin 2003 was 32% of all familieswith children
(26% single-women and 6% single-men family
households). The number of classic nuclear-family
households (father, mother and children) has been
declining from 87% of all familiesin 1970t0 68%in
2003, athough the drop has been leveling off since
1995. (See: www.census.gov/population/pop-profile/
2000/chap05.pdf and http://www.census.gov/prod/
2001pubs/p20-537.pdf )

Even for the American Dream nuclear family, the
African proverb of “it takes avillage to raise a child”
can be an impossible dream, a utopian ideal, far from
the reality of the suburban commuter lifestyle. The
simple, human-scale village has been lost by enclo-
sure of the commons and the commaoditization of
everything that families used to do for themselves or
together as extended families, neighborhoods and
small towns.

Itisn'tjust simple proximity that makesa“ commu-
nity,” itisinteractionsof residents, especially inthe
context of somekind of commons, along with mutual
ad and forms of local self-reliance, that creates
community. Thetypical housing development since
the Second World War, whether tract development,

apartment or condominium complex, hastended to
emphasi ze privacy over community, and the loss has
impacted our quality of lifein many waysfrom the
growing prevalence of violence, domestic and other-
wise, the increase in stress, depression and a corre-
sponding reliance upon medications, and arange of
other problems experienced by adults and children,
not to mention environmental problems.

It isinteresting to see, perhaps partly in response to
the desire for some kind of community (not to dis-
count the motive of economic necessity), that the
number of non-family, non-related householdsis
increasing. The Census Bureau defines a* nonfamily
household” as either aperson living alone or a
“householder who shares the home with nonrelatives
only; for example, boarders or roommates,” this latter
household construct being called “ other nonfamily.”
Theincrease in the number of other nonfamily
householdsisfrom 1.7% in 1970 to 5.7% in 2000 (see
resource citations above). With the prevalence of
“other nonfamily” househol dsincreasing, thequestion
iswhen is such a group merely a circumstantial
community, living together by chance or out of
necessity, and whenisit anintentional community,
deliberately forming a soci ety based upon common
affinitiesand mutual-aid?

Theidea of community has been lost as we' ve tended
to pursue other values. Individual freedom and
independencefromtheresponsibility for maintaining
any community has a predictable outcome. Y et
changing timeslead to cultural innovationsin response
to the needs and opportunities of the day.

In the past the village community or the neighborhood
was circumstantial in nature. People happened to live
in proximity by chance, more than by choice. Today,
with multi pleimmediateand ongoing communication
channelswe have increasing methods and opportuni-
tiesfor finding and choosing those with whom we
most like to associate, focus upon commonalities of
values, interestsand lifestyle, and deliberately build
community.
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Aswe seek we may find otherswilling and ableto
makecommitmentsto collectively buildingintentional -
ity into our lives, thereby displacing the circumstantial
nature of a cultural system which breaks down
community and resultsin the atomization of society
with cultural designs expressing the values of sharing
and of cooperation.

The Allegorical Coin

Mere circumstantial community is created and
maintained by an economic system based upon the
profit motive, emphasi zing possessivenessand
competition. To helpinunderstanding thisdynamic,
take a quarter out of your pocket and consider for a
moment its massin your hand, notice how shiny it is,
theimprint uponit anditsinscriptions. Think for a
moment about what it representsin your life. What
power do you give the system, of which aquarter is
one small representation, over the choices you make
inlife? Where is the balance between how you use
that system to create and maintain the lifestyle of
your choice, versus how it causes you to arrange your
lifein servicetoitsimperatives?

How precious s this monetary system to us, asit
promises freedom while it binds usto aglobal eco-
nomic reality that few of us, if any, really understand.

In response to achallenge by spiritua authorities of
the day about paying taxes, Jesus Christ once had his
audience consider the imprint upon the coin of their
day. Jesus made the distinction between individuals
serving as appropriate both the temporal authorities
systemsviaits coin and taxation, and individual s
serving their shared spiritual ideals and beliefs. He
made clear that we live in two different worlds, the
material and the spiritual and that each affirms
different imperatives. That remains an important
lesson for today, part of which may be interpreted for
the purposes of this paper as being, if we want
community inadditiontohousingandfamily, our
status in two separate cultures must be carefully
balanced and maintained. Those two cultures are the
possessive/competitive-based monetary culture and
the sharing/cooperati on-based non-monetary culture.

How we manage the balance between possessive
isolation and sharing community in our livesremainsa
personal choice, and for many of usthe choiceis
compartmentalization. Our material values are kept
separate from our spiritual values, and in practiceif

not intent the balance between the two may increas-
ingly, overwhelmingly, emphasizematerial over
spiritual. How can we reverse that trend, in order to
accommodate community in our lives? By what
spiritual awareness and practice, what art or craft or
lifestyle can we emphasi ze sharing and cooperation
over possessiveness and competition?

Although communities of believers have often chosen
thecommunal lifestyle, thelargest spiritual institutions
built upon thelife and teachings of Christ have only
accommodated themselves to the monetary system,
beginningwith Christianity becomingastatereligion,
much later with Catholic complicity with fascism, and
now with Protestant complicity with global monetary
economics. For many Christians the obvious answer
sincethetime of Christ has been Christian intentional
community, yet the question remains of how to build
community, whether Christian or any other.

The challenge of the coin of today is not so much
taxes asit isthe service of debt. Through advertising
and consumer culture we are enticed into making
purchases on credit, the long-term cost of which can
be much more than the original purchase. Thisisthe
binding mechanism of the economic system repre-
sented by the coins we carry in our pockets. And the
more we are controlled by debt, the more we seek to
rise within the system to be among those who control
other’slivesin service to our own economic fortunes.
It'san insidious system, and it’s not just consumer
debt, it’s also the problem of rent and the landlord-
tenant dynamic, as well as the landowner-mortgage
company economicrelationship.

The credit reporting bureaus and their formulas for
assigning our credit scores have an amazing and
increasing degree of control over our lives. And if
we haven’t been paying attention to that, such neglect
can result in problems for us. Our use of credit cards
offersintimate details of our livesto anyone with
access to those financial records. It's an all-seeing
system that we serve, it's amatrix of surveillance and
reporting that seeks to determine our world view.
Everything istwisted or spun in service to the mon-
etary matrix, from scientific datato electoral voting
systemsto spiritual expression and beliefs.

It may not be possible for any onereligiousfaith or
any ethical system of belief to stand alone in advocat-
ing sharing and cooperation in oppaositiontothe
possessive and competitive values of global monetary
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economics. A multi-faith expression of the common
values of sharing and cooperation may be the best
foundation upon which to build aworld view counter
to theincreasingly globalized economic system. Y et
it'snot simply aquestion of beliefsand world views,
it' sthe application of ways of thinking to the actions
we take in managing our time and energy that
determines whether our lives serve the values of
sharing and cooperation versus the values of posses-
sivenessand competition.

Light versus Darkness

We can divide these two different moral systems
today between two organizations representing the
different world views or paradigms. The older of the
twoisthe Fellowshipfor Intentional Community,
originally formedin 1947 in responseto the World
Wars, and reformed in the early 1980s (see:
www.ic.org ). In advocating community the Fellow-
shipissupporting lifestyles of sharing and coopera-
tion, and the methods that different communities use
intheir organization for affirming these values
involves different forms of time economies (see:
www.culturemagic.org/TimeBasedEconomics.html ).

In contrast, the Bilderberg Group, also called the
Bilderbergers, wasformed in the 1950s (it evidently
sponsors no website) originally to help protect the
West from communism. It supports lifestyles of
possessiveness and competition through the monetary
system. Increasingly the Bilderberg Group is support-
ing globalization of the monetary system.

Asitissaid that “money isthe root of all evil” one
can squarely place any organization that advocates
economic systems based upon possessiveness and
competition on the Dark Side of contests between
good and evil, light and darkness. Thetermsusedin
describing themonetary systemincluding“ rational
self-interest” (Adam Smith) and “ comparative
advantage” (David Ricardo) clearly specify selfish-
ness and taking advantage of others, even though
there are many rationalizations for how these may be
seen as positive values.

Again, bring from your pocket a quarter or a credit
card and this time consider how what it represents
tiesusinto the global monetary system. When one
scans a credit card the system can amost instantly
recognize and record who you are, where you are,
and what you are doing. Much like the “lidless eye of

Sauron” in JR.R. Tolkien's“Lord of the Rings,” all
cultures of theworld areincreasingly coming under
the surveillance and domination of this debt-based,
monetary economic system, and by extension, the
Bilderberg Group.

Althoughitisnot generaly affirmed, it may be
observed that the monetary system actually cannot
function without forms of common-ownership of
property and of time economies. In fact, 43% of all
economic activity in the USis dueto the combination
of government spending and the activities of nonprofit
organizations, both of which are forms of common
ownership of property. 20% of the gross national
product (GDP) was federal spending and 12% of
GDP was state and local spending in 2000 (see:
www.gpoaccess.gov/usbudget/fy00/descriptions.html
). In 1995 11% of GDP was by nonprofit organiza-
tionsincluding hospital s, school s, churchesand other
organizations (see www.cho.gov/ftpdocs/40xx/
doc4012/1997doc01-Part2.pdf ) and that percentage
has been increasing according to the Internal Rev-
enue Service's, Statistics of Income Division.

V olunteerism and donating everything from money to
blood iscontinually advocated, and housework and
other unpaid family nurturing processes are essential
to the maintenance of the labor supply for the mon-
etary economic system. Add non-monetized labor
and easily half of the US economy involves common-
property ownership or time-based economics.

Time-based common-property economies can exist
without monetary economies although thereverseis
not true; monetary private-property economies are
dependent upon non-monetary common-property
economies. Taxation, charity and labor-sharing
systemsall support governmental or family functions
necessary for the function of the monetary system.

Although thereisagraphic of a“lidless eye” on the
reverse of the Great Seal of the United States, and
printed onthedollar bill, it isessential to not associate
thisimagewith evil asitsoriginal intended meaning
was good. This graphic actually represents the
concept of Divine Providence and so is apositive
image, aslong asit referstoindividual election and
respect for each person’s “inner light.” Yet just as
competition and self-interest can be spun and twisted
in positive ways, so also isthe monetary system
justified by using spiritual ideals. One may reject
fascism just as vehemently as one would communism
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(as opposed to “communalism” the form of common-
property ownership using participatory governance)
as neither term can justify association with anything
Divine, yet the potential for monetary economicsto
become fascist has been realized in the past.

The problem of courseisin specifying when mon-
etary economies become fascist. One determining
factor iswhen anindividual isnot permitted to
removetheir consent to participation in the monetary
economy, and instead freely chooseto givetheir
consent to participate in the sharing and cooperative
economic paradigm when ever they desire.

The problem with debt, of courseisthat it ties one to
the monetary system, making it difficult to change
one's lifestyle in order to escape the monetary
economy. |ncomparison, the problem withliving and
working entirely within atime-economy isthat one
may accumul ate little or no money with which to
leave the time-economy and become established in
the monetary economy. Fortunately, skillsare
transferable between the two economies, and this
facilitatestheindividual’ stransition between the two.
In most First World, market-based countries people
are able to choose to place their consent as they wish,
either entirely or partially upon time-based economies
rather than the debt-based monetary economy. And
in most such situations people areinvolved in both
economic systems, the global monetary system and
the local non-monetary time-based economy of their
community. Here one may see again the balance of
values:. sharing and possessiveness, cooperation and
competition, Light and Darkness.

If one accepts the analogy of the Fellowship for
Intentional Community as representing the fantasy
role of the Fellowship of the Ring as portrayed in the
story “The Lord of the Rings,” in opposition to the
Bilderberg Group in the fantasy roles of Sauron and
Morgoth, each in both cases being in conflict for the
hearts, minds and lives of the races of beings on
Earth, then we can fill the rest of the fantasy roles of
theallegory. Consider:

e TheFelowship of the Ring — The Fellowship for
Intentional Community. Both represent societies
dedicated to building lifestyles of freedom as opposed
todomination.

e Coins, credit cards and other forms of money
serve as the One Ring in a hobbit’s pocket.

e Todestroy the One Ring by casting it into Mount
Doom isan analogy for removing from our mindsthe
power that money and its values of possessiveness
and competition have upon us, enabling usto turnto
forms of time-economies supporting the val ues of
sharing and cooperation. Accomplishing this can be
of varying degrees of difficulty depending upon one’'s
intellectual and emotional constitution.

e Elves—Membersof Egalitarian Communal
Societies. These have gone the furthest in learning
how to bend the powers of Darkness (debt-based
monetary system) toward the service of the Light
(time-based |abor-sharing systems).

e Dwarves—Membersof Survivalist Communities.
May beisolationist and even politically conservative
(e.g., Libertarian), yet may also resist the Darkness.

e Numenorians—Membersof Spiritual Intentional
Communities. These may be Christian, Buddhist,
Hindu, New Age, Pagan, Native American Spiritual
Communities or other. These have much to teach
and valuable aid for building societies based upon the
values of sharing and cooperation.

e Humans— Members of Secular and Multi-Faith
Intentional Communities: Ecovillages, Cohousing
Communities, Community Land Trusts, Anarchist and
other Political Activist Communities, Collectives,
Rainbow, Indigenous Tribal Culturesand others.

e Hobbits— Those who ignore, don't care about or
are obliviousto the contest of values between the
Light (sharing and cooperation) and Darkness
(possessiveness and competition), which may include
average citizens, members of themilitary, police or
other civil servants. Thismay be due to being far
removed from the actual contest, or to being self-
absorbed or in denial of the contest, yet individuals
may find themselves suddenly inthethick of it of no
intent of their own, and may end up serving either the
Light or the Darkness.

e Wizards — Those who seek to understand, frame
and teach the issues involved in economic systems,
whether debt-based or time-based. They may serve
either the Light or the Darkness.

e Entsand Eagles — Powerful natural forces aiding
thework of the Fellowship.
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e Dragons and Balrogs — Powerful natural forces
hindering thework of the Fellowship.

e Trolls, Goblins, Orcs, Urka-hai — Those who prey
on othersin any way: thieves, predatory lenders,
terrorists, etc. Thisincludes those serving the
Darknessunwittingly.

¢ Ring Wraiths— Upper and mid-level managers of
the monetary economy, such as the Federal Reserve
and other central banks, the World Bank, etc.

e  Sauron and Morgoth — The Bilderberg Group,
Tri-Lateral Commission and other associations at the
highest level of global monetary economic coordina-
tionand consultation.

End of an Age

Allegories have always been used to aid the explana-
tion of ideas and the teaching of moral principles. If
oneisto consider that time-based economics offers
the only complete alternative to the possessiveness
and competition of monetary economics, and that
understanding the differenceisessential in devising
communitarian responses to the demographic changes
at least partly resulting from the negative aspects of
the monetary economy, then devising instructional
aids based upon contemporary fantasy stories,
accompanied by census and | RS statistics about
changing lifestyles, may be helpful in the effort to
increase our experience of mutual aid and of local
self-reliance.

With the advent of Peak Oil massive changes are
inevitable (see: www.energybulletin.net/news.php).
After the point of peak oil production we'll be on the
long slope toward the end of the oil age. Thiswill
unavoidably have profound impact upon the monetary
system, perhaps to the point again, as during the
Great Depression, when people and governments will
look to create non-monetary economies. Communi-
ties with time-based economic systems already in
placewill provide models that may then be adapted
when official currencieslose their value to us and
their power over our lives.

Efforts through the agesto live by the values of
sharing and cooperation within the dominant culture,
emphasi zing values of possessiveness and competi-
tion, isan epic story of classic proportions. For each
individual who acceptsthe journey, it can be said that

one never knows where the road to community will
lead. Buildingintentional community out of the
circumstantial culture isan adventure.

Today the Fellowship offers aid, and the adventure
beckons. It isour choice, each of us mere hobbits, to
continue to be “ stretched” as Bilbo described it, or to
resolve to explore the ideal of forms of time-based or
labor-sharinglifestyles.

The Road goes ever on and on
Down from the door where it began.
Now far ahead the Road has gone,
And | must follow, if | can,
Pursuing it with eager feet,
Until it joins some larger way
Where many paths and errands meet.
And whither then? | cannot say.
— JR R Talkien

People on thisjourney must first learn about and
understand how the monetary system worksin order
to devise methods of using its power for building
community. Similar to the way that the elves were
able to use their three Rings of Power (Nenya - Ring
of Water, Narya - Ring of Fire, and Vilya- Ring of
Air) to build and protect their homelands, we must
learn to use the power of the monetary system to
build and protect our communities. Inthe Lord of the
Ringsit was only the elves who were able to bend the
Dark power to the service of the Light, and therefore
to live outside of or separate from the “real world” in
their communities of Lothlérien, Rivendell and
others. Inasimilar way, time-based |abor-sharing
economies provide the means for living in parallel
cultures outside of the monetary economy. (See:
www.culturemagic.org/TimeBasedEconomics.html )

Most of uswill never know the non-monetary culture,
yet we can work to balance in our lives the debt-
based economy with the time-based economy. To
various degrees we can use the monetary system to
help build community, or what the Census Bureau
recognizesas" other nonfamily households.”

A financial methodfor building collectiveintentional
community, involvingthesharing of private property
whilehaving no commonly-owned property, isequity
sharing. A financial method for building any kind of
intentional community (collective, communal or
mixtures) istherevolving loan fund. Both are
described in thefollowing section.
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Financial Structuresfor Community

Financing Program - Equity Sharing

Common forms of equity financing for both personal
housing and for investment properties can be adapted
for the creation of an intentional community. Simply
take the basic strategy that people use to build their
personal real estate empires and instead modify it for
usein building community.

People use the accumulated equity in one property as
down payment to buy another, use equity from those
two to buy athird, and so on, but the problem isthat
one would have to become alandlord, renting out
those properties not used for personal living space
(including vacation homes). However, thiscould be
done asacommunity. If acouple peopleinagiven
town owned homes with accumulated equity, they
could join that equity and buy another property, and
someonein their community network who didn't own
ahouse could move in as one of several joint owners.
Instead of being arenter they would be a co-owner,
and their housing cost would go into an equity account
in the community rather than paying rent. They could
get their share of this equity if they left the commu-
nity. Obviously, the group would haveto write
community agreements on shared real estate equity
asameans of building urban community. Signed
community membership agreements that are fair and
reasonable are upheld by courts.

Equity sharing is quite common. In the Cooperative
Housing Compendium: Resources for Collabora-
tive Living (Center for Cooperatives, University of
Cdlifornia, Davis, 1993) Lottie Cohenand LoisArkin
explain (pg 131) that equity-sharingisalso called
"shared appreciation” and "homeownership co-
investment." They also caution that equity-sharing
entrepreneurs may charge high fees and interest rates
since these types of transactions are not regul ated.
Everyone cautions that competent legal advice be
consulted on shared appreciation loans.

L ottie Cohen points out that equity-sharing programs
have three general features:

* co-investment by the home buyer(s) and public or
privatelenders,

* repayment to investors by the buyer(s) is deferred
as necessary, and

« all co-investors share in the appreciation of the
property value.

In"Equity Share Y our Way to Ownership" (see
citation below) J.P. Vaughan explains that equity
sharing is "an off-shoot of thejoint venture." And

L ottie Cohen explainsthat another form of joint
ventureisthe"privatelending pool” or "private
offering," and give the Ecovillage at Ithaca (NY) as
an example. A nine-member funding pool financed
the land purchase, of which only two members
planned to join the community (Cohen, Arkin, pg 123).

J.P. Vaughan states that the equity sharing agree-
ment "must be written so that the IRS does not see
the Occupier as arenter or mere tenant ... (and) the
Investor is not seen as alender under the tax laws."
(citationbelow).

Broderick Perkinsin"Market Ripe for Equity Sharing
Provided Buyer Heeds Caveats' (citation below)
explainsthat since both the investor(s) and the
occupier(s) of the shared-equity property are on the
deed, both receive any profit from appreciation of the
value of the property upon sale or refinance, and can
deduct their share of the mortgage interest and
property taxes from their income taxes. The investor
claims the depreciation, adjusted for the percent of
ownership held by the occupier or resident.

William Bronchick presentsthe potential problems
with equity-sharingin"Equity Sharing Arrangements”
(citation below). Theseinclude failure of the occupi-
ers of the property to maintain it or to pay the mort-
gage, insurance or property taxes, and the problem of
a stagnant or deflating housing market, preventing
anyone from making a profit. Bronchick also sug-
gests the importance of consulting with areal estate
lawyer in order to assure that any pool of money
involvinglimited partnershipsand other corporations
does not fall under the Securities and Exchange
Commission's(SEC) regulationsasa"syndication,”
meaning that some members are passive investors. |If
pooled funds are considered to be secruities (stock)
by the SEC the resulting legal fees will be substan-
tial. Since in Colorado cooperative corporations are
exempt from SEC regulations the housing co-op
would be one good option for larger "shared equity”
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or "limited equity" community investment projects.
The Limited Liability Company may also be an
option if none of the members are passive investors
(do not live in the property owned by the LLC) or if
the LLC files for an exemption from state and federal
securities laws, such aswith an "intrastate offering"
or "private offering" or other exemption. (An
excellent resource is; www.nolo.com, click on
"Business" then "Owership Structures' then "LLC,"
for any topic. See also: www.freeadvice.com and
www.findforms.com)

Broderick Perkins recommends that deeds to equity-
sharing properties can be held in joint tenancy,
tenancy in common, a partnership or asaliving trust.
(For definitions go to www.nolo.com For free
articles enter in the search box any term then click on
"Entire Site" and search again.)

The"land contract," "'lease-option contract" or the
"contract-for-deed" isnot aform of equity-sharing
since in these at least one party is not on the deed.
Perkins writes that the |ease-option is approprate for
sellers when real estate markets are stagnant or
deflating as they lock in the purchase price to be paid
in the future. In the lease-option the occupier isa
tenant and so does not benefit from any tax deduc-
tion, yet may receive a share of any appreciated
value of the property. The contract-for-deed does
just the opposite for the occupier, permittng interest
deductions but not a share of the appreciated real
estate value.

Seethefollowing:

e www.nolo.com is agreat general legal reference,
searching for "equity sharing" finds Agreement to
Share Property and a Living Together Legal Guide,
written for unmarried couples yet useful for groups
» www.freeadvice.com and www.findforms.com

» for equity-sharing tax rules see Internal Revenue
Code 280A(d)(3)(B)

» for a Shared Equity Financing Agreement see
www.geojohn-law.com/Real %20Estate/ SEFA .html

» Equity Sharing Arrangements, William Bronchick:

http://www.legalwiz.com/articles/equity.htm

» Market Ripe for Equity Sharing, Broderick
Perkins: http://realtytimes.com/rtcpages/
19990312 equitysharing.htm

» Equity Share Your Way to Ownership, J.P.
Vaughan: http://www.creonline.com/articl41.htm
» The Home Equity Sharing Manual, David
Andrew Sirkin: search at www.amazon.com

Financing Program -
Limited-Equity Cooperative
See also page 38: "Cooperative Corporation” and
"Nonprofit Corporation”

A method of preserving affordability of housing is
the limited-equity housing cooperative. Either a
nonprofit housing corporation or a cooperative
corporation may own the property. Asthe value of
the property appreciates over time, this equity does
not accrue to member accounts as in the equity
sharing design or as with a market-rate or equity
cooperative. Instead, each member's share of stock in
the cooperative (in many states stock in a cooperative
corporation is exempt from securities laws) islimited
in how much it can appreciate in value. Thislimitis
specified in the articles of incorporation, bylaws,
and/or the occupancy agreement, and may be related
to therate of inflation. Some states statutorily limit
the amount of appreciation (10% in California), and
even limit theinitial cost of shares (5% of the unit
cost in CA). A resident may also include in the sale
price the cost of any improvements made on the unit.

Because of these controls, intended to assure housing
affordability to low and moderate income home-
owners over time, many sources of public funding
are often available to limited-equity cooperatives. It
is essential that ongoing member training on the
limited-equity model be provided to members.

From: Cooperative Housing Compendium: Re-

sources for Collaborative Living (Center for Coop-

eratives, University of California, Davis, 1993)

L ottie Cohen and Lois Arkin (pages 31-36 and 165)
For equity & limited-equity co-opsin Boulder,

Colorado see: www.boulderhousingcoalition.org/

models_limitedequity.html

Financing Program -
Community Land Trust (CLT)

CLTs own the land but not the buildings and
other improvements. See: www.colorado-
housing.net/thistle/common/clt.asp For genera
information on CLTs see: Geonomics and
Community Power: The Community Land
Trust and the Public Benefits of Taxing Un-
earned | ncome, at: www.culturemagic.org/
EgalitarianCommonweal th.html
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Financing Program - Revolving L oan Fund

WALNUT STREET CO-OP
COMMUNITY REVOLVING LOAN FUND
www.icetree.com/wal nut/revioan.html
Tree Bressen

Community Revolving Loan Fundsare an amazing
tool. When we converted our house to cooperative
ownership, no bank was willing to offer usamort-
gage. Out of necessity we searched for aternatives,
and succeeded in purchasing our 9-bedroom homein
Eugene, Oregon thanksto approximately 20 friends
who gave us private loans. Thisis afantastic model
for alternative financing, ado-it-yourself empower-
ment that shifts power away from conventional
institutions, toward creating a better world. This
description is written to make the knowledge our co-
op gained from creating this fund available for other
groupsto benefit.

We have a contract with each lender that specifies
how much money is being loaned, for how long, at
what interest rate, and any other terms. Our usual
parameters are a $5,000 minimum loan, 5 year
minimum time, and no more than 6% interest. Weaim
to be flexible, however, and every contract is differ-
ent; for example, oneloan requires usto maintain an
advisory team. Our lenders have been very generous
with us; some lent at 0% interest, others at 2-3%, and
afew are using simple interest rather than compound
interest; also some were able to commit for 10-15
years. We offer away for people to invest in align-
ment with their values which our lenders appreciate.

Our loans are in the range of $5,000-20,000, except
for one $120,000 |oan from a person who met us
when we had already raised over half the money we
needed and offered to cover the rest.

Most of our loans are amortized at 30 years, which
makes the payments affordable. If you are new to
this scene, amortization means that the payments are
stretched out over areally long time. That's how
people of limited means are able to buy something big
likeahouse. Thirty yearsisatypical amortization for
a standard home mortgage from a bank. However,
unlike abank, most individual s cannot predict the
course of their lives 30 years ahead and therefore are
not prepared to commit their assets for that long. So
instead the way our loans work is that we make small

payments during the 5 years, acting as if it were a 30-
year loan. But then at the end of the 5 years, we have
to pay the entire remaining balance due—thisiscalled
aballoon payment.

That meansthat every 5 years our community will go
through arefinancing cycle. We'll be asking each
lender whether they'd like to turn the balance due on
their loan back into the fund to lend to us again, or
whether they want the money back. We'll need to
replace all the loans that people want repaid, either
with money from new lenders or with increased |oans
from existing lenders. Thisis somewhat risky, be-
cause if we were unable to find adeguate new
financing we'd have to sell our property to repay the
loans. However, that risk seems very worth it to us,
and after our experience so far we are reasonably
confident in our ability to do the refinancing—after al,
we were able to do it the first time around, and over
time we are only going to become a more attractive
investment because the community will have more
equity in the property and a proven track record of

repayment.

Our payments are quarterly rather than monthly, to
reduce paperwork.

With the exception of our one large loan, the loansto
our co-op are unsecured. That means they are not
officially attached to our property in county records,
in the event that the co-op dissolves and the houseis
sold. Thisis partly because we wanted all of our
lenders beyond the one large |oan to share an "equal
second” position: meaning that if the house was sold
and the money wasn't enough to pay back all the
loans, everyone would get a proportion equal to the
portion of their investment, to be fair. But when loans
are secured with the property, they get priority in the
sequence in which they were recorded with the
county, so that all of A'sloan ispaid off before B gets
anything. In order to give everyone an equal position
we would have had to form a whole separate legal
entity, and even then the lawyer we talked to wasn't
sure it was doable. Also, having 20 separate loans
attached to a property isvery complicated, especially
when the lenders change over the years. So instead,
our loans are unsecured, and the contract with each
lender explains that they are in an equal second
position with other lenders.
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Some of the loans have co-op members signed as
personal guarantors. That means that if the co-op
fails to make payments, each of those guarantors can
be held responsible for the entire remaining balance
of the loan. But even with that, what it really comes
downtoisthat thiswhole community revolving loan
fund deal is based on trust. Our lenders understand
that we are committed to being in integrity with them,
and that while we don't expect our co-op to fall apart,
if it doeswewill do our utmost to fulfill our financial
obligations. If the co-op dissolves, outsideinvestors
get paid in full before any co-op residents get paid
anything. Because our house appraised at nearly
$50,000 more than we paid for it and real estate
valuesinour town arerising, itisextremely unlikely
that we'd be unable to repay all the loans even if we
did haveto sell the property.

Our lenders come from a variety of sources. Some
are active folksin the communities movement who
believein creating moreintentional communities.
Some are personal friends who felt moved to support
aparticular individual here. Some are supporters of a
wonderful nonprofit that lives here, the Co-Intelli-
gence Institute. We also received support from
several organizationsin the communities movement.

We attend to our relationshipswith our lenders; they
are our friends and not just a source of financing. We
strive to be honest with them, offering genuine
appreciation and practical informationwithout distor-
tion or descent into puffery. Wetry to visit them
when we are in their locale, send them a quarterly
newsletter, explain to newer housemates who they
are as people, and so on. Our lenders are a valuable
part of our wider community and we are very grateful
for their continued support.

When we started this fund, we created a beautiful,
well-written packet that explained our project to
prospective lenders. Our packet included the follow-
ing components:

* Vision of what we are doing and why it matters

» History of our project and community

» Business plan

 Biographies of the core group

e International co-op principles (also known asthe
Rochdal e principles), explanation of what aco-opis
and of our type of community (limited equity co-op)
» Testimonial letter from arespected leader in the
intentional communitiesmovement

 Photos of the house (interior and exterior, with

core group membersin some of the pictures)
e Form for enrolling support (loans, donations, etc.)
* SASE

If you are setting out to create a Community Revolv-
ing Loan Fund for your intentional community or other
project, my core adviceisasfollows. Believein what
you are doing and share your passion. Have everyone
inyour project make alist of everyone they know that
has $5,000 or more (or whatever isyour minimum
investment) that they might be ableto lend. Hopefully
you will be surprised by how many names are on the
list. Y ou won't end up asking everyone on that list, but
it getsyou started seeing the possibilities.

Keep firmly in mind that you are offering lenders a
service and an opportunity. Y ou are helping them to
live out their valuesin the world. At 3% interest you
would be providing ahigher profit than asavings
account and amore reliable profit than many other
investments.

It'sall based on trust. Some people lent to us based
on one conversation without ever seeing the packet,
simply because they believed in the person asking—at
first | was shocked by this, but | came to understand
that trust isthe central element in alender’s decision.
Be honest, transparent, and always act with integrity.

Sample Loan Contract

L oan Agreement - Walnut Street Cooper ative
1680 Walnut St., Eugene, OR 97403
(541) 484-1156 walnut@ic.org

Lender hereby agreesto loan $amount to Walnut
Street Cooperative for the purchase of property.

e Term of theloanis. #years

e Theinterest rate shall be #%, compounded on a
quarterly basis.

» The amortizing payment of $amount shall be made
every three months starting at the end of the first full
quarter after the loan has been deposited by Walnut
Street Cooperative. The loan isamortized at 30
years; however, at the end of the initial loan period of
# years, the remaining principal will be due along
with the interest payment.

» At theend of theinitial loan period, the lender and
Walnut St. Co-op may jointly elect to renew the loan
at an interest rate and term determined at that time.
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* In the event of the dissolution of the Co-op, lenders
will receive the remainder of funds owed after the
property issold. In the event of dissolution, disburse-
mentswill be madein thefollowing order:

1. Any debts that were secured in exchange for an
interest in Walnut Street Cooperative property must
befully satisfied.

2. If any money remains, any debts that were not
secured in exchange for an interest in Walnut Street
Cooperative property must be fully satisfied.

3. Memberswill receive the amount of their financial
investment in the Cooperative (according to specifica-
tions of the Bylaws with regard to equity and/or
interest payments), or a proportional amount of the
remaining assets, whichever isless.

4. All remaining money or assetswill be distributed
to anon-profit corporation which isorganized to
promote cooperativeliving, or another not-for-profit
organi zation as determined by the members.

Theloan from WHO isincluded in category (2)
above. If the funds from sale are insufficient to repay
all lendersinfull, then all thelendersin category (2)
will shareaproportional amount of funds available.

In the event that Walnut Street Cooperative elects to
pay back theloan in part or in full prior to the conclu-
sion of the term of the loan, there will be no penalty.
Walnut Street Cooperative will issue an annual 1099-
int form to the lender and to the IRS outlining the
interest accrued during each one year period.

Agreed by Lender:

Signed Printed  Socia Security # Date

Address Phone Email

Agreed by Walnut Street Cooperative:

Secretary/Treasurer Date
Walnut St.”s Community Revolving Loan Fund was
inspired and assisted by asimilar entity at Los
AngelesEco-Village. Their fund isoutlined at the
LAEV website:  www.ic.org/laev/elf.html

Financial Resources - L oan Sources

Theterm "revolving loan" isused in two ways.
Lendershave"revolving loan" funds offering money
to various borrowers, or borrowers may create a
"revolving loan" program attracting fundsfroma
number of different lenders at different times. The
following list of revolving loanfundsisby Tree
Bressen:  www.icetree.com/wal nut/revioan.html

Institute for Community Economics (ICE) Their
bureaucratic wheels turn slowly and they require
huge amounts of documentation, but they can lend
over $100,000 if your project is structured as aland
trust or limited equity cooperative. www.iceclt.org

PEACH (Protected Equity Accessible for Commu-
nity Health): The member communities of the Federa-
tion of Egalitarian Communities (FEC) operate their
own health risk fund, aportion of which isavailable
for investment inintentional communities. Thisisa
great cooperative resource. Contact the PEACH
administrator for moreinformation at laird@ic.org or
660-883-5545. www.thefec.org/projects/peach

Sunrise Credit Unionistheonly credit unioninthe
U.S. based in anintentional community (Sunrise
Ranchin Loveland, CO). Credit unions, especially
young ones, are closely monitored by federal agencies
so they are somewhat limited in flexibility, however
they offered us a substantial loan if we proffered a
qualified co-signer. www.sunrisecreditunion.org

Permaculture Credit Union: Thisis an even newer
credit union, and they are not set up to lend in very
many states yet, but contact them to find out if they
are aresource in your area. www.pcuonline.org

NASCO (North American Students of Cooperation)
lends money to cooperativesthat fit current lending
parameters, through their CCDC devel opment
company. WWW.Nasco.coop

In theory the National Cooperative Bank should be a
source of financing for projects, but we were told we
were too small for them to even consider. However,
if you are converting an apartment building they'd
probably be interested. www.nch.coop

Try askingintentional communitiesandintentional
community organizations, particularly inyour region.
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L egal Designs- Collective Community

Thefirst step for those creating a new community is
to clarify the group's values and intentions. After a
process of self-definition, the new community may
then search for the most appropriate form of legal
structureto fit, avoiding asfar as possible the situa-
tion of shaping the community to fit thelaw. Itis
possiblefor communitiesto function without any legal
status, or as an unincorporated association. However,
this may not be securein thelong term, particularly if
asubstantial amount of property isinvolved.

Some of the primary issuesin designing thelegal
structurefor an intentional community are:

» From where does the money come for land pur-
chase and what obligations result for the group?

» How to plan for paying land and income taxes?

* Who isto receive the equity or how isthe group to
collectively holdtheequity?

» What happens when a member |eaves the commu-
nity; what part of the group assets do they take?

How the group answers these questions will suggest
which form of legal structure will be most appropriate
for the community to use. These questions and more
must be answered in the organizational bylaws and
articles of incorporation, and examples of how afew
different communities have done so are presented in
thefollowing sections.

Thereisconsiderableflexibility afforded by most forms
of state incorporation and Internal Revenue Code sec-
tions, andintentional communitiesarefound under many
of thesedifferent formsof |egal organization. However,
only a few of the many options are presented in this
document. For a more complete survey (although the
condominium form used by cohousing communitiesis
not included as of thiswriting) see: Community, Inc.:
Legal Incorporation for Intentional Community, at:
www.culturemagic.org/EgalitarianCommonweal th.html

Thispaper only presentsin depth thefollowing:
* the partnership and the
* cooperative corporation.
Thisispartly asitisonly for these that examples of
bylaws and other documents have been made avail-
ablefor this publication. Find them at the end of this
paper. Short presentations, however, areincluded on:
e limitedliability company,

* limitedliability partnership,
* limited partnership association and the
* nonprofit corporation.

Other forms of incorporation are simply mentioned in
the graphic "Forms of Legal Incorporation Used by
Intentional Communities," appearing just beforethe
sample documents. Ascommunitiesusing different
forms of incorporation make their bylaws available
this paper will be expanded.

Astheintent of this paper isto focus upon forms of
intentional community that are accessibleto people
without alot of money or property, only those forms
of legal structure that require the least amount of
financing are included. That leaves out most forms of
the cohousing community design, although afew have
been able to attract funds to help low-income mem-
bers. Since the 501(d) tax-exempt organization
requires community-owned businessesthat optionis
omitted. All other forms of tax-exempt organization
are also omitted, and the nonprofit corporation format
isonly mentioned. Thiseffectively leavesout al
forms of community land trusts. The reason for
minimally mentioning thenonprofit structureandfor
omitting entirely the tax-exempt structuresisonly
partly dueto their being either more complicated or
more expensive. Another reason has to do with the
view that few people want to build forms of commu-
nity that involve commonly-owned community assets.

Those who areinterested in legal and economic
designsfor communal intentional community may see:
www.culturemagic.org/TimeBasedEconomics.html

Information on other structures appropriate for
collective communities, such as Subchapter Sand
other limited liability structures, will be added when
material isavailable.

**%
Thanks to Barbara Moore and Martha J. Karnopp for
the Tiospaye partnership bylaws, to Tree Bressen for
the Walnut Street Cooperative documents, to Lincoln
Miller for the Masala documents, and to Linda Joseph
for the EarthArt documents. And thank you to all
who have offered over the years their expertise for
my education in legal structures used for community.
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LEGAL RESOURCES

See: www.freeadvice.com and www.findforms.com
Community, Inc.: Legal Incorporation for I nten-

tional Community www.culturemagic.org/
EgalitarianCommonwealth.ntml ~ A. Allen Butcher

Following isthe list of optionsin Community,

Inc., with examples of communities using them:

Partner ship:

» Aloe, NC; New Sunrise, MO; Kerista, CA

Cooperative: AlphaFarm, OR

Nonpr ofit: ShannonFarm,VA

For-Profit: DunmireHollow, TN

Sub Chapter S: WhiteBuffaloFarm,CO

Sub Chapter T: None

IRC 501 (c)(3):

* Ananda, CA; HighWind, MN; Shiloh, CA

IRC 501 (c)(2): Hawk Hill, MO

IRC 501 (c)(4): None

IRC528: CommonGround, VA; BrynGweled,
PN; and Harvest Hills, MO

IRC 501 (d): TwinOaks, VA; East Wind, MO

IRC 501 (c)(6):

» Federation of Egalitarian Communities, MO

Community Development Cor por ation (CDC):

* NASCO, MI; Stelle, IL; Cerro Gordo, OR

CommunityLand Trust (CLT):

* |ngtitutefor Community Economics, MA;

» CLT of theSouthernBerkshires, MA;

» School of LivingCommunity Land Trust, VA

For additional informationabout community land

trusts see Geonomics and Community Power:

The Community Land Trust and the Public

Benefits of Taxing Unearned Income at the

URL atthetop of thiscolumn.

Optionstobeaddedinrevisionandexpansionof
Community, Inc. include:

Common I nter est Owner ship Associations:

» cohousingcommunities(includes: condominiums,
planned unit developments(PUD), and
cooperative corporations)

Limited Liability Partner shipsand Associations

Business Trust

Limited Liability Company: Sowing Circle,CA

IRC 501 (c)(7): Shenoa, CA

Fellowshipfor Intentional Community (FIC)
Legal Options for Intentional Communities
www.ic.org/pnp/cdir/1995/27butcher.html
Several writers provide a synopsis of the range of
legal structuresused by intentional communities.

COMMUNITY LAND TRUSTS (CLT)

E. F. Schumacher Society—Box 76, RD 3, Great
Barrington, MA 02130 (413) 528-1737.

Decentralist Library. Community Land
Trust Handbook, |ease agreements, home-
owner association agreements, bylaws, etc,
of the CLT of the Southern Berkshires.

School of Living (SoL)—R.D. 1, Box 185A,
Cochranville, PA 19330 (215)593-6988.

Land trusts in three Mid-Atlantic states.
Sample Leases: Limited Equity Land
Lease, Full Equity I mprovement Lease,
Herb Goldstein, 1990, 8 pgs.

Ozark Regional Land Trust (ORLT)—427 So.
Main, Carthage, MO 64836. New Organiza-
tional Prospects for Community and Conserva-
tion Land Trust, Gregg Galbraith, 1984.

Institute for Community Economics (ICE) — 57
School Street, Springfield, MA 01105-1331.
Publications, conferences, revolving loan fund,
technical assist. The CLT Legal Manual

Nolo Press—950 Parker St., Berkeley, CA 94710
510-549-1976. Self-help law. www.nolo.com
Example: TheLiving Together Kit, 1988.

CONDOMINIUM Sand other for msof

COMMON INTEREST COMMUNITIES

Community Associations Institute Resource

Catalog, 1630 Duke St., Alexandria, VA 22314
(703)548-8600 x254. Materia on full range of
legal issues. 6535 So. Dayton #2000, Englewood,
CO 80111 (303)750-6250.

COHOUSING COMMUNITIES

The CoHousing Company — Kathryn McCamant,
Charles Durrett, 1250 Addison Street #113,
Berkeley, CA 94702 510-549-9980.

Puget Sound CoHousing Network—Rob Sandelin,
22020 East Lost Lake Rd., Snohomish, WA
98290 (206)936-7157.

Wonderland Custom Builders—745 Poplar Ave.,
Boulder, CO 80304 303-449-3232.

Professional development services.

Cohousing Resources — Chris Hanson, 174 Bushby
St., Victoria, B.C. V8S 1B6 Canada (604)480-

4815. Consulting, training and workshops.
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Formsof Legal Organization used by

Intentional Communities  ((Norune) (* county )
NECES File with the
SARY. Clerk of Records.
. . STATE ) >
File with the Secretary of State. | |
Genera Homeowners
| Partnerships Associations:
and Unincor- Condominiumsand
Cooperative || For-Profit Limited Limited Non-Profit porated Ig)tle?/glnsdn?erxtt
Corporation || Corporation| | Liability Liability | |Corporation Assgmaﬂons PUD Mp alsi be
(Called in some 1| Ex: Dunmire, | Partnership | | Company Ex: Bx: Alog, ( call e?j cor?/m nit
ggﬁ?ﬂ:ﬁi Tennessee Ex: Ex: Sowing Shannon New Sunrise, association coumrlnz;n
Ex Proposed | | Circle,CA | | Farm, VA Kerista— | | assoclation, com
aor | ™ . al dis- interest community or
Alpha, — A banded. planned community.
- i "Nearly onein eight
" ® | Chapter S ; Ve
. = Exfa\F/)Vhite FEDERAL Americanslivesina
Sub- Uffal File with the Internal Revenue Service. Common Irerest
Chapter T || Buffélo - o VILE Ownership
Ex-? Farm,CO There are over one million tax-exempt organizationsin Association (CIOA)."
o theU.SA. Community Associa-
[ tions Factbook, 1993.
.- bl 1 Ex: Cohousing Comm.
u
. m Deed or Declaration of Trust:
50_1 (d) : memmm 501 (c)(3) 501 (c)(7) 528 Grantor(s) - create the trust
Ri\“glgtu?'and u Religious, Social and Homeowners Truste_e(_s) - manage thetrust
PRt 501 ()(2) Educationdl, Recreation | | Associations | | Beneficiary(ies) - thosewho
o beawing| | TitleHolding Charitable, Clubs. Ex: Common | | haveaccess tothetrust
' Missouri Corporation Scientific, Ex: Shenoa, Ground, property. _
- for Exempt Literary California Virginia (Deeds of trust are not used in
TheFarmin Oroanizations Oroanizations land trusts or community land
Tennessee, & EX'gH K H'II. Eg Anand ) trusts, but a community could
Hutterites. - AWK HIT, - FANANGa, use a business or estate trust.)
(Used by 94 Missouri California Ex: Dancing Rabbit used a
communitiesas Note: Dotted line indicates that a particular form of form of Deed of Trust for land
of 1990.) organization may incorporate via another legal structure. purchase.

The ECONOMIC CONTINUUM:
Showing which Legal Structures are used for particular forms of Intentional Community

Sharing Commaonly-Owned Property| Mixed-Economy Communities | Sharing Privately-Owned Property

Any community can function Can be any structure [but For-profits, subchapter S, partner-
communally, but legally enforced rarely 501 (d) or (c)(7)]. ships, cooperative corporations,
common ownership requires Land trusts are most often | homeowners associations, limited
State non-profit structures can be ’ can privatize by amending their
privatized. under 501 (¢)(3) or (¢)(2)- Avrticles of Incorporation.)

Communa Communities 1.Community (non-resident brd-| Collective Communities, such as:
Group Marriage Communities of-drctrs) & Private Land Trusts|  Cohousing Communities
Monastic Societies 2.Communal/Collective Com- Housing Cooperétives

munities (include a communal (aCollectiveCommunity can
(Second draft: Allen Butcher, 1997] core group with other members agreetofunctioncommunally;

PO Box 1666, Denver, CO 80201 who hold private property). itsstructureremainscol lective)




Partnerships and Limited Liability

The general partnership can be thought of as a small
group of individual proprietors operating a common
business. As such, each partner pays taxes on one’'s
own share of the profits, whether retained in the busi-
ness or distributed to the partners, and each general
partner iswholly liablefor any partnership debt. Many
community projects begin as partnerships, asthere are
no filing or other governmental fees required, and as
individual tax rates are usualy lower than corporate
rates. Then, asthe businessbecomesstable, someform
of limitedliability isoften sought.

A partnership agreement can be as ssmple as a verbal
agreement and ahandshake. If acommunity isformed
without aformal agreement, the |RS and the courtswill
usually rulethat thecommunity isoperating asapartner-
ship. Eventhoughawritten partnershipagreementisnot
required, it iswise to reduce the possibilities of future
misunderstandingsby documenting theintentionsof the
partnership, responsibilities of the partners, property
rightsand sharing, compensation to departing partners,
and how to change or amend the agreement.

Thelimited partnership, unlikethegeneral partnership,is
required by law to have awritten agreement and to file
withthelRS. A “limited” partnership allowsinvestors
to become partners, but only their investment isat risk.
Thelimited partner can participatein management only
toasmall degree, otherwisethe partnershipmay loseits
limited status. Theremust alwaysbeat |east onegeneral
partner who will assumefull risk and responsibility.

Technically, anytimethereisachangein the number of
general partners, that organization dissolves and anew
set of books is opened for the new partnership. A
“continuing” partnership, however, can provide for a
flow of short-term partnerswithout amandatory disso-
lution. Accountingandlaw firmsareoften organizedin
this manner, with a core of senior partners providing
consistency whileshort termassociatesflow through. A
partner can never be an employee, so the partnership
would not haveto pay socia security or compensation,
unless other persons are contracted as employees.

Instructuring acollective business, the continuing part-
nership may be a comfortable method to provide for
turn-over. More committed individualsmay then move
into senior partner positions as they choose to accept
managerial responsibilities. Although this structure

worked for acommunity supported by abusinesscalled
CottagelndustriesForestry inColorado, thepartnership
structure proved problematic in the cases of Aloe
Community, North Carolinaand New Sunrise, Missouri.
(New Sunrise became Sweetwater Community under
the Ozark Regional Land Trust.) Inboth Aloeand New
Sunrise, thelandtitlewasjointly held by several persons.
When problems led to failure or transition, a fina
settlement of thedi sposition of thelandwasvery difficult
since one or more of the partners either could not be
found or refused to cooperate.

A creative community design which can only be de-
scribed asapartnership agreement i sthat maintained by
KeristaCommunity in San Francisco. Keristahasafor-
profit business, called Abacas, Inc., and twotax-exempt
organi zations; onescientific/educational, theother chari-
table/religious. One account, called “SPA,” is kept
separate from these corporate entities and used to
managethecommunity’ s*voluntary wealthlimitation”
agreement. Each member ispermitted to keep acertain
amount of money in their personal account, with sur-
pluses contributed to SPA and deficienciesdrawn from
itonamonthly basis. Apartment rents, food, auto and
other living expenses are paid out of the SPA account,
and surplusesaredonated each monthtothetax-exempt
entitiesor tothe SPA trust fund. The SPA account owns
no property, it's balance is kept low, and any interest
income is divided among the account partners in their
personal tax reporting.

Thefollowingmaterial isfromthe Stateof Col orado:
http://www.state.co.us/oed/guide Also, search at
www.colorado.gov "Colorado Revised Statutes”

Limited Liability Company
See: Page 29 "Financing Program - Equity Sharing”
See: Colorado Revised Statutes, Title 7-Corporations
& Associations, Article80-Limited Liability Company

A Limited Liability Company (LLC) isarelatively
new form of business structure. The Colorado
Limited Liability Company Act wasadopted in 1990.
An LLC combines the concepts of partnerships for
tax purposes and corporationsfor liability purposes.
LLCsare created by filing “ Articles of Organization”
with the Secretary of State. While similar, LLCs are
NOT corporations. In an LLC, the owners are called
members. The members may elect or hire a
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manager(s) to run the business. Asin a corporation,
the owner(s)/member(s) may elect themselvesto be
the manager(s).

Advantages. Members are protected from personal
liability similar to corporation shareholders, whilethe
entity hasall the flexability of apartnership.

The IRS has determined that LLCs may elect to be
treated as partnerships or corporations for income tax
purposes. A Colorado LLC will be treated as a
partnership if there are two or more owners, unless
the LLC elects to be taxed as a corporation. How-
ever, state law allows the formation of an LLC by a
singleindividual. In that case the IRS will treat the
LLC as a sole proprietorship. Because LLCs are a
new form of legal structure and various questions
remain unanswered, it is recommended that you
consult aknowledgeabl e attorney if considering the
formation of an LLC.

Disadvantages. LLCs are arecognized legal structure
in all states. However, tax and liability treatment of an
LLC isnot uniform across state lines. There may also
belimitationson thetransferability of ownershipin
certain situations. In that case the IRS may treat the
LLC asasole proprietorship.

Limited Liability Partnerships &
Limited Liability Limited Partnerships

See: Colorado Revised Statutes, Title 7 - Corporations
& Associations, Article 60 -Uniform Partnership Law

TheLimited Liability Limited Partnership Act became
law July 1, 1995. The intent of the law isto create a
form of legal structure whichissimilar to S Corpora-
tionsand Limited Liability Companies. Registered
Limited Liability Partnerships (LLP) and Registered
Limited Liability Limited Partnerships(LLLP) limita
partner’ s personal liability inthe businessto their
personal investment in the business, except in areas
related to their personal professional conduct. LLPs
and LLLPswill usually be taxed as partnerships but
may elect to be taxed as corporations. Both entities
are created by filing a“ Registration Statement” with
the Colorado Secretary of State. The partnersin
LLPs and LLLPs are directly considered the opera-
tors of the business. Thereis no election of officers
or managers as in corporations or LLCs.

Advantages. New businesses and existing general

partnerships (currently registered with the Colorado
Department of Revenue) may register as a Registered
Limited Liability Partnership. Existing limited
partnerships (currently registered with the Colorado
Secretary of State) may register as a Registered
LimitedLiability Limited Partnershipandgainliability
protection for all partners without a complete reorga-
nization of the business. Theliability protectionis
similar to the protection provided to the owners of a
corporation. Once an LLP or LLLP has been regis-
tered with the Colorado Secretary of State, no other
business may register with the Colorado Secretary of
State using the same name. The intent of the law isto
gain the benefits of the partnership form of business
whilelimiting the personal liability of theowners.

Disadvantages. LLPsare primarily for businesses
where all the owners belong to asingle licensed
profession, e.g. CPAS, attorneys, doctors, etc. It is
not arecognized form of legal structurein al states.
Consult aknowledgeabl e attorney.

Limited Partnership Association

See: Colorado Revised Statutes, Title 7 - Corporations
and Associations, Article 63 - Colorado Limited
Partnership Association Act

The Colorado Limited Partnership Association Act
created the new form of legal structure called the
Limited Partnership Association (LPA) and became
law on July 1, 1995. Thisnew entity is created by
filing"Articlesof Association” with the Colorado
Secretary of State.

Advantages: The main difference between alimited
partnership association and a partnership or limited
liability partnership isthat the association hasan
indefinitelife. Its existence terminates upon the
affirmative vote of all of its members or as otherwise
providedin the bylawsand by filing articles of
dissolution with the Colorado Secretary of State. The
association’ s existence does not terminate upon the
disassociation, death or bankruptcy of a partner.
Under the Act, LLCs may convert to LPAsin the
same fashion that they could convert to partnerships
or limited partnershipsunder theLimited Liability
Company Act.

Disadvantages: LPAs must have at least two persons
as business members. This structureis very new and
at this time there are few interpretive guidelines.
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Cooperative Corporation
See aso: "Limited-Equity Cooperative" page 29.

For those communities that have access to a good
cooperative corporation law in their state, this form of
incorporation can beeasy and comfortable. Every state,
however, has a different cooperative corporation law,
and many permit only particular types of cooperatives,
sincethelaw wasusually written to accommodate only
certaininterestssuch asagricultural marketing, electric
or credit union cooperatives. Some states have coop-
erative corporation laws which state something to the
effect of: “Business activity is not restricted; coopera-
tives may conduct business for any legal purpose.”
States which permit incorporation as “cooperative”
appear to provide quite adequate coverage for a small
community anditssupportindustries. Therehasbeenan
effort on the part of several state cooperative associa-
tionsto amend their state cooperative corporation stat-
utes to alow all forms of cooperatives; consumer,
worker, and (inadvertently) intentional community.
Examples of the latter: Alpha, OR and EarthArt, CO

Cooperative corporationsenjoy all benefitscommonto
corporations, such as limited liability, perpetual exist-
ence, and tax deductible fringe benefits for member-
employees. In addition, a cooperative corporation can
sometimesissuenon-transferablemembership sharesin
place of shares of stock and enjoy an exemption from
both the Federal Securitiesand Exchange Commission
and the State Securities Department. Usually, coopera-
tive corporations must include in their articles and
bylaws provisions for observing the basic cooperative
principles. Openmembership, Democraticcontrol (one-
member one-vote), political neutrality, and no profit
motive (limited return on share capital and patronage
refunds). From: Peter J. Honingsberg, Bernard
Kamoroff, Jim Bestty, We Own It: Starting and Man-
aging Co-ops, Collectives & Employee Owned Ven-
tures (Bell SpringsPubl., Laytonville, CA, 1982) p.54.

A problem with the cooperative corporation is that a
default by any member in paying rent or a share of a
mortgage obligatesthe other membersto pay more, and
failure to pay can result in foreclosure on the whole
cooperative. Thisproblemal soexistswith partnerships,
nonprofit organizations, and any formof corporation, yet
isonly avoidedincohousing communitiessincethey use
thecondominiumlegal structure. Ascommunitiesusing
thecondominium structureareexpensivefor new mem-
bersto buy in they are not discussed in this paper.

Nonprofit Corporation

Shannon Farm in Virginiais an example of acommu-
nity organized as a non-profit corporation. Obtaining
state non-profit status is not difficult if the basic re-
quirementsarefollowed, someof whicharelistedinthe
next two paragraphs. Many communities use the non-
profit status for incorporating the community itself,
then the partnership, for-profit or cooperative corpora-
tionisusedfor theirindustrial activities. Thestatenon-
profit status is also a prerequisite to obtaining tax-
exempt status.

Likeall corporations, thenon-profitispermitted perpet-
ual existence, the paying of wages and benefits to
member-employees, limitedliability, and to enter prop-
erty transactionsand court suits. State non-profit status
exempts the corporation from paying state income
taxes, employment taxes, and the franchise tax, a state
incometax imposed on corporationsinsomestates. The
corporation must have bylaws, officers, board of direc-
tors, meetings and rules of procedures.

A non-profit corporation can engagein aprofit making
activity. The state’s concern in thisis not whether the
corporation is breaking even or realizing a profit, but
rather, the concern isin what is being done with the
profitsgenerated. A non-profit corporation may retain
itsprofitsforitsown use, donatethemto other non-profit
corporations, or pay out itsprofitsin wagesand benefits
to its member-employees, so long as these are compa-
rable to wages and benefits payed for similar work in
similar fields. The non-profit corporation may not
distributewhat arecalled, “ gains, profitsor dividends’ as
this practice is contrary to the intent of non-profit law.
Further, thenon-profit corporation may not i ssuecorpo-
rate stock or certificatesof ownership, but theissuing of
membershipsisusually optional and thesememberships
are usually exempt from securities and stock permit
laws. From: Peter J. Honingsberg, Bernard Kamoroff,
Jim Beatty, We Own It: Sarting and Managing Co-
ops, Collectives & Employee Owned Ventures (Bell
SpringsPublishing, Laytonville, CA, 1982) p.50.

Usually, if anon-profit corporation isdissolved, resid-
ual assets must be donated to another non-profit. Yet,
in the case of Cooperative Homesteads, Inc., revising
their Articles of Incorporation to a for-profit status
enabled members to split the assets. See: Stucki and
Y eatman, "Community Land Trusts," 1990/91 Direc-
tory of Intentional Communities, FIC/CPC, p. 105.)
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Sample Document - Partnership Agreement

TIOSPAYE

THIS AGREEMENT is made by and among the
following-named people: ... all of whomreside at
Littleton, Colorado, who are the sole Partners of the
TIOSPAY E Partnership, with its principal place of
business at Littleton, Colorado (hereinafter referred to
as the ‘Tartnership”).

Premises

1. The Partners are the sole owners of all the assets
of the Partnership, each Partner being the owner of
Twenty Percent (20%) of the Partnership.

2. The purpose of the Partnership is to create an
intentional family and to own a homeinwhich the
Partnerswill live together, in accordance with the
agreements set forth below.

3. The Partnersintend by this agreement to provide
for the rights and obligations of the Partners and their
estates in the event of. a) the death or disability of a
Partner; b) the desire of a Partner to leave the family
and sell her Partnership interest; or ¢) the decision of
the Partners to accept a new partner to the Partner-
ship.

NOW, THEREFORE, in consideration of the mutual
promises and covenants contained in this agreement,
the parties agree as follows:

ARTICLE 1. DAY-TO-DAY OPERATIONS

The parties shall meet not less often than monthly to
discuss and decide issues as to the day-to-day
operations of the home. All decisions shall be made
by consensus of al partners. Minutes of meetings of
the Partners shall be kept, and all decisions recorded.

ARTICLE II: FINANCIAL MANAGEMENT

2.1 Each of the five Partners shall pay equal amounts
monthly into a Partnership account. Theinitial amount
shall be the sum of $250.00 per month, and it may be
changed from time to time by consensus of the
partners.

2.2 The Partnership may from time to time rent
certainroomsto individual s or organizationsasthe
Partnership shall decide.

2.3 The Partnership account shall be used to pay for
thefollowing items, plus such other items asthe

Partners may agree upon from time to time: monthly
mortgage payment, homeowners’ insurance, utilities,
homeowners' association dues, cabletelevision, lawn
care, purchases of household equipment, suppliesand
improvements. Records shall be maintained as
evidence of property purchased by and belonging to
the Partnership.

2.4 The duties of keeping the Partnership accounting
records shall rotate among the Partners. The records
of the Partnership shall be open for inspection by all
Partners or their legal representatives at all times.

ARTICLE I1I: OWNERSHIP OF HOME

3.1 Thehomeat ... Littleton, Colorado, was pur-
chased on February 29, 1996' in the name of ... funds
inthe amount of approximately $68,000.00 for the
down payment were paid by ..., and the mortgage,
held in the name of ... isfor approximately
$179,000.00 at arate of 8.5 percent per annum. The
purchase price was $239,000.00. In addition,

paidfor approximately $20,000.00 for improvements
to the home after the purchase, and contributed
$2,000.00 worth of labor inimprovementsto the
home.

3.2 Partners ... shall each execute, no later than
August 31, 1997, a promissory note payableto ... or
the survivor of them, inthefollowing approximate
amounts; ... $15,300.00;

... $17,300; and ... $417,300.00. These promissory
notes shall bear interest at the rate of nine (9) percent
per annum from the date of purchase of the home,
and shall be payable upon such terms as the Partners
shall determine. Any Partner shall have theright to
prepay hisor her promissory note without penalty at
any time.

3.3 ... shal hold title to the home as nominee for the
partnership, and she shall execute a quitclaim deed to
the partnership. The deed shall be kept with the

Partnership records and remain unrecorded until such
time as the Partners agree that it should be recorded.
... will receive the entire mortgage interest deduction
for income tax purposes for each year the mortgage
isin her name, and she shall credit or pay, at her
option, each partner the amount of her total tax
savings as aresult of the mortgage interest deduction
divided by the number of Partnership shares existing
at the end of acalendar year, in April of thefollowing
year.
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ARTICLE 1V: TRANSFER OF PARTNERSHIP
SHARE

4.1 No partner shall sdll, assign, transfer, pledge or
dispose of any of her respective share in the Partner-
ship by operation of law or otherwise except as
provided below.

4.2 In the event that a Partner desires to withdraw
from the Partnership, he or she shall first notify the
other Partnersin writing. The other Partners shall
determine the value of the partnership share of the
withdrawing Partner, as provided in Article V below
withinthirty daysafter notification. Theremaining
Partners shall execute a promissory note in the
amount of the value of the share, to be paid at arate
of nine percent over a period not to exceed the length
of time the withdrawing Partner owned his or her
partnership share.

4.3 In the event the Partnership decides to accept a
new Partner, the value of the new partnership share
shall be determined as provided in Article V below,
except that the net value shall be divided by the
number of Partners including the new Partner. The
new Partner shall pay to the Partnership the value of
the new share upon such terms as shall be deemed
acceptable by the Partnership, and shall thereupon
assumetherights, dutiesand obligations of an original
Partner.

4.4 1n the event a Partner desires to withdraw from
the Partnership and the Partnership agrees to accept
anew Partner in lieu of the withdrawing Partner, the
new Partner may pay directly to the withdrawing
Partner the value of his or her partnership share and
assumetherights, duties and obligations of the
withdrawing Partner. In that event, the Partnership
and theremaining individual Partnersshall haveno
liability to the withdrawing Partner for hisor her
share.

4.5 Upon the death of any Partner, the surviving
Partners shall pay to the estate of the deceased
Partner the value of the deceased Partner’s partner-
ship share, now owned or hereafter acquired. Such
payment shall occur within such time as the parties
may agree, but in no event shall such payment be
consummated more than 90 days after the later of (a)
qualification of the deceased Partner’s legal repre-
sentative and (b) the collection of the life insurance
proceeds from a policy or policiesonthelife of a
deceased Partner aslisted in Schedule A of this
agreement. The value of the Partnership share shall
be determined as provided below in Article V.

4.6 A withdrawing Partner or the legal representative

of a deceased Partner shall make, execute and
deliver any documents necessary to carry out the
provisions of this agreement. This agreement shall be
binding upon the Partners, their heirs, legal represen-
tatives, successor or assigns. A withdrawing Partner
or the legal representative of a deceased Partner shall
also execute awaiver of any right of accounting on
the part of the remaining Partners. At the same time,
the remaining Partners shall execute an agreement
indemnifying the estate of the deceased Partner or
thewithdrawing Partner against all liabilities of the
partnership. With respect to a deceased partner’s
partnership share, the sale shall take effect as of the
close of business on the day of death of the deceased
Partner.

ARTICLE V: VALUATION OF PARTNERSHIP
SHARES

Each year during the month of April, the Partners
shall agree upon the value of the Partnership and
such value shall be stipulated in writing signed by
each of the Partners on Schedule B attached to this
agreement. Thisvalue shall be divided by the number
of Partnersto determine the value of an individual
partnership share. If the Partnersfail to stipulate a
valuefor aparticular year, the last previously stipu-
|ated value share shall control. Nevertheless, if the
Partners have not so stipulated a value within two (2)
years prior to the date of death of a Partner, the value
of the Partnership shall be agreed upon by the
representative of the deceased partner and the
surviving Partners. Upon the death of a Partner, the
partnership shall be valued as of the day before the
Partner’s death. In the event of a notification of an
intent to withdraw by a Partner, where the Partners
have not so stipulated a value within two (2) years
prior to the notification by awithdrawing Partner, and
the Partners cannot agree upon avaluation within 30
days, such value shall be determined by submitting the
matter to arbitration as provided for by this Article.
Theremaining Partnersjointly and the withdrawing
Partner or his representative each shall name one
arbitrator. If the two arbitrators cannot agree upon
the value of the Partnership within 30 days, they shall
appoint athird arbitrator within areasonable period of
time and decisions of the mgjority shall be binding
uponall parties.

ARTICLE VI: PROTECTION OF PARTNERSHIP
SHARES
6.1 The Partnership shall apply for and be the owner

40 ELAN—Fourth World Services, PO Box 1666, Denver, CO 80201-1666—A. Allen Butcher—AthWorld@consultant.com



of insurance on the lives of the Partners. The Part-
nership shall pay thefirst and all subsequent premi-
ums as they become due and to give proof of pay-
ment to the insured within twenty (20) days after the
due date of each premium. In the event any premium
is not paid within twenty (20) days after its due date,
the insured shall have the right to pay such premium
and be reimbursed therefore by the owner of the
policy. The Partnership shall elect to have the pro-
ceeds of insurance on the life of a Partner paid in a
lump sum. Any Partner may purchase additional
insurance on the life of a Partner for purposes of
funding his obligations under this agreement and the
insured Partner agreesto do all things necessary to
enable the partner to obtain the additional insurance.
Such additional policiesshall belistedin Schedule A
and shall be held subject to the terms of this agree-
ment.

6.2 If the Partnership receives life insurance pro-
ceeds by reason of the death of a Partner, it must
first apply these proceeds to the value of the Partner-
ship share which is payable to the estate of the
deceased Partner under the provisions of Paragraph
4.6. Any excess of proceeds over the purchase price
shall go to the estate of the deceased Partner. In the
event that the proceeds of any life insurance owned
by the Partnership under this agreement are less than
the value of the deceased Partner’s partnership
share, the balance thereof shall be paid in 12 con-
secutivequarterly installmentsbeginning within 90
days after the death of a Partner. Such unpaid
balance of the purchase price shall be evidenced by a
promissory note executed by the purchasing Partners
to the order of the estate of the deceased Partner,
with interest at 8.5 percent compounded annually.
The note will be secured in a manner that is accept-
ableto all the partiesto this agreement, provided that,
if the parties cannot agree on the security, all of the
Partnership shares of the remaining Partners shall be
pledged as security for the payment of the note, and
the purchasing Partners shall be entitled to exercise
all right of ownership in such Partnership shares prior
to default in payment of principal or interest.

6.3 If aPartner should decide to withdraw from the
partnership, the withdrawing Partner shall have the
right to purchase from the Partnership the value of
any insurance owned by Partnership on the with-
drawing Partner’s life. If the withdrawing Partner
declines to purchase such insurance, any cash
surrender value shall be divided equally among the
Partners, including the withdrawing Partner.

6.4 If, at the end of three months of continuous total
disability, adisabled Partner shall still betotally
disabled, the other Partners shall have the right, but
not the duty, to purchase al, but not lessthan all, the
disabled Partner’ s partnership share upon the same
terms and conditions set forth in Paragraph 4.3.

ARTICLE VII: ADMINISTRATIVE PROVISIONS
7.1 This agreement may be altered, amended or
terminated by awriting signed by all of the Partners.
7.2 Thisagreement shall terminate on:

a. Written agreement of the Partners. No modifica-
tion, termination or waiver shall bevalid unlessin
writing and signed by the party sought to be charged
thereunder; or

b. Dissolution, bankruptcy or insolvency of the
Partnership; or

c. Death of all Partners, simultaneously or within a
period of 60 days.

7.3 With respect to a policy of insurance issued
pursuant to this agreement, the life insurance com-
pany shall have no liability except as set forth in the
policy. Such Company shall not be bound toinquire
into or take notice of any of the covenants herein
contained as to policies of life insurance, or asto the
application of the proceeds of such policies. It shall be
discharged fromall liability in making payments of the
proceeds, and in permitting rights and privileges under
apolicy to be exercised pursuant to the provisions of
thepolicy.

7.4 This agreement shall be governed by the law of
the state of Colorado.

IN WITNESS WHEREOF, the parties hereto have
set their hands and seals this 4th day of September,
1997, nunc pro tunc February 29, 1996.
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Sample Document - Cooper ative Corporation

WALNUT STREET COOPERATIVE
BYLAWS
http://icetree.com/wal nut/index.html#house

81 NAME AND PURPOSE
1.10. Name: The name of the cooperative
corporation is Walnut Street Cooperative, also
referred to herein as “the Cooperative.”

1.20. Vision: Thevision of the Cooperativeisto
create a sustainable society where people are
cooperatively living, learning, andworking together.

1.30. Mission:

The mission of the Cooperative isto provide a
dynamic model of affordable, ecologically respon-
sible urban cooperative living that servesits commu-
nity and the healthy transformation of the society
around it. We seek to create afertile ground for
mutual support, shared activities, deepening knowl-
edge of ourselves and of group process, and a sense
of loving connection. We want to actively serve
othersasan inspirational model of living and work-
ing together to create community and social change,
among ourselves and with the people of the Eugene
area and beyond.

1.40. Values:

The Cooperative seeks to promote the values of
cooperation, community, communication, democ-
racy, ecological sustainability, fairness, personal
awareness, and collectiveintelligence.

82 DEFINITIONS
2.10. Member: A person who:

(a) has been living at Walnut Street Cooperative

for at least 6 months;

(b) has been accepted as a member by a Full

Input Member Decision;

(c) has signed avalid Membership Agreement
and is upholding the terms of that agree-
ment;

(d) has not been expelled or voluntarily termi-

nated their membership;

(e) iscurrently residing at Walnut Street

Cooperative property.

Members are entrusted with and responsible for the

long-term welfare of the Cooperative. They are
entitled to full participation and sharelegal authority
and responsibility for making all decisionson behal f
of the corporation, including theright to block con-
sensus on adecision. They aso have equity and
other financial rightsand responsibilitiesthat renters
do not have.

2.15. Renter: A person who:

(a) has been accepted as a Resident by a Full
Input Resident Decision;

(b) has signed avalid Rental Agreement and is
upholding the terms of that agreement;

(c) has not been expelled or voluntarily termi-
nated their residency;

(d) has paid fees as described in the Rental
Agreement; and

(e) isresiding at Walnut Street Cooperative
property.

They areentitled to full participationin decisionson
the day-to-day operations of the household and on
who movesin, including theright to block consensus
onadecision. On decisions about Bylaws, expulsion,
and related to long-term management of the house as
acapital asset, they are encouraged to give input on
the decision but may not block consensus.

2.20. Resident: Any Member or Renter at Walnut
Street Cooperative.

2.25. Co: A gender-neutral pronoun, equivalent to
her/him and she/he.

2.30. Consensus. The process used to make
decisions, wherein all participants must consent
before action istaken. The spirit of consensus
includes a shared understanding of why it makes
sense to move ahead with a particular proposal. The
process seeks to synthesize the wisdom of the group
to producethe highest quality decision possible.

2.32. Support: A term used in the consensus
decision-making process for those who agree with
and support a proposed decision.

2.34. Stand Aside: A term used in the consensus
decision-making process to describe the action of
thosewho arewilling tolet the group (including
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themselves) go forward with a proposed decision,
but find themsel ves significantly not in alignment or
holding substantial concerns about the proposed
decision.

2.36. Block: A term used in the consensus
decision-making process by someone who feels
called to stand in the way of a proposed decision
because co believes the group is making an ex-
tremely unwise, irresponsible, orimmoral decision,
or onein conflict with the basic purpose for the
group’s existence.

2.38. Vote: Any time a Resident agrees with and
supports, stands aside from, or blocks a proposal
using the consensus process.

2.40. Membership Meeting: A meeting open to
all Walnut Street Cooperative Members at which
decisionsregarding membership, purchase of
property, changesin Bylaws, expulsions, and any
other matters which the membership deems impor-
tant may be made.

2.45. Residents Meeting: A meeting open to all
Walnut Street Cooperative Residents.

2.50. Special Meeting: Any meeting that takes
place not at the usual time, with less than 3 days
notice.

2.55. Regular Consensus Decision: A decision
reached by the consensus process by a quorum of
Residents at an appropriately posted Residents or
Membership Meeting. Only those Residents at a
meeting have authority to make regular consensus
decisions on behalf of Walnut Street Cooperative.
In thistype of decision, Residents not present at the
meeting need not be consulted.

2.60. Full Input Member Decision: A decision
reached by the consensus process of a quorum of
the Members at a Membership Meeting on which all
Members not present at that meeting will be given
an opportunity to offer input if possible.

2.65. Full Input Resident Decision: A decision
reached by the consensus process by a quorum of
Residents at an appropriately posted Residents
Meeting on which all Residents not present at that
meeting will be given an opportunity to offer input if
possible.

2.70. Expulsion Decision: A decision made by
the Members, used exclusively for issues related to
expulsion.

2.80. Walnut Street Cooperative Property: Any
land, buildings, or common material possessionsthat
are owned, rented, or leased by the Walnut Street
Cooperdtive.

2.85. Residing at Walnut Street Cooperative
Property: Anindividual isconsidered to beresiding
at Walnut Street Cooperative property when they are
sleeping an average of at least two nights a week
over aten-week period at Walnut Street Cooperative
property, have most of their belongings at Walnut
Street Cooperative property, and are upholding
responsibilitiesto the Cooperative that they have
agreed to; or when aFull Input Resident Decisionis
made declaring the person to be residing at Walnut
Street Cooperative.

2.90. Personal Living Area: An area Walnut
Street Cooperative has agreed to designate as a
specificindividual’ spersonal living space.

83 GOVERNANCE
3.05. Principle. The basic expectation underlying
the governance of Walnut Street Cooperative is that
people have theright to participate in decisions that
affect their lives.

3.10. Governing Body. Walnut Street Coopera-
tive shall be run by the Residents. Positionsinclude
Facilitator (President), Notetaker (Secretary), and
Treasurer. Additional positions may be created as
necessary. Length of service for these positions will
be determined by the Residents.

3.15. Decision-Making Authority. Decisions
reserved to the Members are those dealing with
membership, disposition and acquisition of assets,
Bylaws, Articles of Incorporation, leaves of absence,
expulsion, dissolution and any other matterswhich the
Members deem necessary to decide upon. Responsi-
bility for other decisions, including new residents,
householdjobs, ongoing policies, and other matters
pertaining to the day-to-day operations of the house-
hold, restswith all of the Residents (Renters and
Members).

3.20. Membership Meeting: A meeting open to
all Walnut Street Cooperative Members at which
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decisions regarding membership, purchase of
property, changesin Bylaws, leaves of absence,
expulsions, and any other matters which the mem-
bership deems important may be made. Renters
may attend Membership Meetings as observers with
permission from all of the Membersin attendance.

3.25. Residents Meeting. A meeting open to all
Walnut Street Cooperative Residents at which
decisions are made on new Residents, policies
related to ongoing operations, household jobsand
responsibilities, and any other mattersrelated to the
day-to-day needs of Walnut Street Cooperative.

3.30. Full Input Member Decision. The
following decisions must be made by a Full Input
Member Decision: expenditures or taking on of debt
of $500 or more, accepting new Members, amend-
ing the Articles of Incorporation or the Bylaws,
granting leaves of absence, and dissolving the
corporation.

3.35. Full Input Resident Decision. This type
of decision will apply in the casesof: (1) policies
(ongoing rules and regulations) of Walnut Street
Cooperative; (2) decisionsregardingwhoisinvited
to move in as a Resident at Walnut Street Co-op.

3.40. Full Input Decision Contact Procedure.
Before afinal decision is made on an issue that
requiresaFull Input Member Decision or aFull
Input Resident Decision, the people present at the
meeting must make a reasonabl e attempt to contact
each person not present and to ask them for input on
the proposed decision. An attempt will be made to
engage with absent Members or Residents (respec-
tively) on such adecision asmuch asis practical. A
person who is away may request that the decision
be delayed until their return; the granting of such a
request is at the discretion of other Members or
Residents (respectively).

3.45. Expulsion Decision. A decision made by
the Members, used exclusively for issues related to
expulsion. Theindividual Resident(s) whose
expulsionisbeing considered are excluded from this
meeting unless the Members unanimously agree to
have such persons present. No Resident may block
consensus on a decision related to their own expul -
sion. Renterswill be consulted for input prior to the
decision, but they do not have the right to block
consensus on an expulsion decision. An attempt will

be made to engage with absent Members, but if their
input isunavailable, the other Members may move
forward with the decision.

3.50. Conflict Resolution. Conflicts that signifi-
cantly affect the quality of life at Walnut Street
Cooperative are the legitimate concern of any or all
of itsresidents. |If the Cooperative has been unable
to resolve a conflict for a period of 30 days, the
Cooperativewill hireaprofessional facilitator or
mediator to assist in conflict resolution unlessthereis
consensus on adifferent solution. If the conflictis
till not resolved within an additional 30 days after
that, the partieswill use Arbitration unlessthereis
consensus on a different solution. The costs of
Arbitration will be borne equally by the parties
involved.

3.55. Mediation. Residents will make themselves
availablefor conflict resolution on personal matters
between Residents at the request of any Resident,
within three days of the request (or within three days
of returning home, if away at the time of the re-
quest).

3.60. Proxy. Any Resident that does not attend a
meeting may submit their thoughts or feelings about a
matter by dating and signing awritten statement and
leaving it with the facilitator in advance of ameeting.
The Residents at the meeting are expected to
consider that input, but are not required to follow it.
Blocking by proxy isnot permitted.

3.65. Quorum. Sixty percent of the Residents
constitutes aquorum for decision-making at any
Residents Meeting. Sixty percent of the Members
constitutes aquorum for decision-making at any
Membership Meeting.

3.70. Meeting Times and Notice.

() Regular. Meetingswill be held at regular
times as determined by the Residents.
Meetings will be held with at least 3 days
notice.

(b) Special. In an urgent situation one-third of
the Members may convene a Special
Membership Meeting, and one-third of the
Residents may convene a Special Residents
Meeting, with lessthan 3 days notice.
Notice for Special meetings must also
include the purpose for which the meeting is
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called. Noticewill include awritten notice
posted on the bulletin board or in the kitchen
of the Cooperative; oral noticeisalso
strongly encouraged.

() Full Input Decision Contact Procedure.
Notice will rely on whatever methods seem
most likely to successfully reach the person
(phone calls, email, postal letter, etc.). In
the case of situations that may have legal
implications, wewill attempt tomaintaina
record of contact if possible, through
including written notice (email, postal | etter,
or fax) as part of any contact.

3.75. Meeting Place. Meetings will be held on
the property occupied by the Cooperative unless
otherwise stated in the meeting notice.

3.80. Presumption of Agreement. A Resident
who is present at a Residents Meeting or a Mem-
bership Meeting is presumed to be in support of
proposed decisions unless co stands aside from or
blocks a proposed decision.

3.85. Absence from Meetings. If a Resident is
absent from ameeting, it isco’ sresponsibility to
read the minutes from meetings held during their
absence, and to bring up any disagreement with
decisionsreached during their absence, within 14
days of returning. If they are able to convince at
least one Resident to re-open the discussion, the
consensus that was reached in the person’s absence
isno longer considered the default agreement or
policy, and the group will re-examinethat topic. If
the returning Resident does not initiate such a
process, they are presumed to be in agreement with
the prior decision and are expected to actively
supportit.

3.90. Interpretation of Policy. If apolicy or
agreement is confusing or subject to interpretation,
the Residents will follow any precedent that has
been set regarding the policy. If no precedent has
been set, Residents will try to determine the intention
of the policy using minutesfrom meetingsand
personal recollection. If disagreement about the
interpretation persists, the topic can be re-opened for
discussion by three Residents. Such are-opening
resultsin allowance of al interpretations, until anew
consensus decision is reached.

3.95. Records. Minutes will be taken at al official
meetings. They will include, at aminimum, adate
and record of all decisions reached, and will be
availablefor examination by any Resident at any
time.

3.98. Indemnification. The Cooperative shall
indemnify to the fullest extent permitted under
Oregon law any person who has been made, or is
threatened to be made, a party to legal action,
whether civil, criminal, administrative, investigative, or
otherwise (including an action by the Cooperative)
because that person is or was a Member, Resident,
or officer of the Cooperative, serves, or has served at
the request of the Cooperative as afiduciary of an
employeebenefit plan, partnership, joint venture, trust
or other enterprise. The right to and amount of
indemnification shall be determined in accordance
with the provisions of Oregon Statutes in effect at the
time of determination.

84 MEMBERSHIP & RESIDENCY
4.10. Resident Acceptance. Acceptance as a
Resident will be determined by aFull Input Resident
Decision.

4.20. Membership Acceptance. Acceptance as
aMember will be determined by a Full Input Member
Decision. A person must be a Resident for at |least 6
months prior to becoming a Member, unlessan
exception is granted by a Full Input Member Deci-
sion.

4.30. Membership Fees. Aninitial membership
fee shall be assessed of each new member. This fee
isnon-refundable, unlessthe Cooperativeisdis-
solved.

4.40. Termination.

(a) Voluntary. If aperson wishesto voluntarily
terminate their membership or residency, co
must give written notice as required by the
Rental or Membership Agreement.

(b) Automatic (Renters Only). Anindividua’s
residency isautomatically terminated when
they arenolonger fulfilling the conditions of
residing at Walnut Street Cooperative as
defined in section 2.85 of these Bylaws
(except if the Members determine that
Walnut Street Cooperative property has
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becomeuninhabitable).

As soon as a Renter has a debt with Walnut
Street Cooperative that is equivalent to 15
days worth of fees, that person’s residency
isautomatically terminated and co must
move out of the house immediately. If a
Renter is unable to pay their fees because
of persona hardship the other Residents are
encouraged to, but not legally bound to,
attempt to arrange financial assistance.
Walnut Street Cooperative may not extend
credit or forgive debt to any person living at
Walnut Street Cooperative property.

(c) Expulsion. A Member or Renter may be
expelled by an Expulsion Decision. The
person whose expulsion is being considered
is excluded from the meeting unlessthereis
consensus by the other attendees for that
person to be present. The Members of
Walnut Street Cooperative may require that
the Resident who is being considered for
expulsion be compelled to leave Walnut
Street Cooperative property for up to 18
daysuntil theissue of expulsionisresolved.
Renterswill be consulted for input prior to
the decision, but they do not have theright
to block consensus on an expulsion decision.
Expulsion may occur for lack of payment of
fees, acts of violence, and/or other violations
of the Membership Agreement or Rental
Agreement.

4.50. Leave of Absence. Members may request
to take a Leave of Absence, which request may be
granted by a Full Input Member Decision. During
that period the Member may not block consensus
and will not be counted as a Member when quorum
is determined. At the end of the Leave of Absence,
theindividual automatically regainsmembership.

85 RIGHTS AND RESPONSIBILITIES
5.10. Provisions. The operation of the Coopera-
tivewill includethe provision of food, water,
warmth and shelter to the Residents in exchange for
the regular payment of fees and an equitable share
of the duties and responsibilities necessary for
sustaining the household as detailed in the Member-
ship and/or Rental Agreement.

5.20. Residency Responsibilities. It is the

e agrppmpnrq

(policies) that further the goals of the Walnut Street
Cooperative and to ensure that all Members,
Renters, and any employees of Walnut Street
Cooperativeupholdtheir responsibilities.

5.30. Equality. Therightsand responsibilities of
legal Members are equal with one exception:
Members who are being considered for expulsion do
not have the right to participate in the decision to
expel. Therightsand responsibilities of Renters are

equal.

5.40. Transfer of Membership. Membership is
not transferable.

86 FINANCES
6.10. Financial Authority and Responsibilities.
The membership has authority to purchase, own and
hold real and personal property and to mortgage this
property, to rent property, to borrow money, to
execute notes and to undertake other obligations as
necessary to accomplish the goals of the Coopera-
tive.

6.15. Dedication of Earnings and Assets. The
net earnings, properties, and assets of Walnut Street
Cooperative are dedicated to benefit Walnut Street
Cooperative. Any funds accumulated in excess of
budgeted reserves will be returned to Walnut Street
Cooperativeto expand or improvefacilitiesor
services or for other purposes consistent with these
Bylaws.

6.20. Financial Contributions and Loans. The
Cooperative may receive donations and loansto
support its mission, to make improvementsto the
property, and for other purposes which the Mem-
bers see fit to accept. In the case of loans, a
contract will be drawn up specifying the conditions
of each loan, including the term of repayment and
interest rate (if any).

6.25. Membership Equity. Return of investment
or loansislimited and is not subject to the market
value of Walnut Street Cooperative property.
Members' equity consists of:

(a) Loan Equity: Initial investment, minus any
membership fee, plus 3% interest com-
pounded quarterly;

(b) Rental Equity: A one-third portion of
monthly fees exclusive of operating costs
(operating costs are defined as property
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taxes, insurance, maintenance, utilities,
and any other costs other than direct
payments on the property), at 3%
interest, compounded quarterly (prorated
for periods of time that are less than one
guarter).

6.30. Loan Equity. Each member loan requires a
consensus decision noted in the minutes and will have
a contract signed by the member and at least two
representatives of the Cooperative. Interest rate will
be 0-3%, as established by the contract. Interest
continuesto accrue until the loanis paid off. Member
loanswill be paid back starting at the beginning of the
second full calendar quarter after membershipis
terminated. Loans under $5000 will be paid back in
equal quarterly payments over a period of 5 years.
Loans of $5000 or more will be amortized at 30 years,
with equal quarterly payments over a period of 5
years and a balloon payment at the end when all
remaining interest and principal isdue. The Coopera-
tive may elect to pay off any loan in part or in full at
any time.

6.35. Rental Equity. Unless the Cooperative
dissolves, membership equity asdescribed in Section
6.25(b) can only be paid under thefollowing condi-
tions
(a) Thedateis January 1, 2009 or later; and
(b) The Member receiving such funds has been a
resident in good standing for three years or
longer, starting any time on or after Septem-
ber 1, 2000; and
(c) It isdetermined by a Full Input Member
Decision that the Cooperative can afford to
make equity paymentswithout endangering
the current or future welfare of the Coopera-
tive, and without putting an unduefinancial
burden on the Residents.
Accrual of rental equity can not start until the Option
to Purchase is executed and Walnut Street Coopera-
tive isthe owner of real estate. If membershipis
terminated, interest ceases to accrue. If membership
isterminated at atime when rental equity payments
are not available (due to conditions (&) or (c) not
being met), a former member may make a request at
alater timeif those conditions are then met.

6.40. Authorization of Debt and Expense. The
membership may authorizeindividual sto spend
money or incur debt on behalf of Walnut Street
Cooperative. Expenditures and debts over $500 may

only be authorized by aFull Input Member Decision.

6.45. Non-Liability. No Member or Renter of the
Cooperativeshall beindividually liablefor thedebts,
liahilities, or obligationsof the Cooperative except
for debts lawfully contracted between the Coopera-
tive and a Resident. Likewise, the Cooperative may
not extend credit to, and isnot liablefor, theindi-
vidual debits, liabilities, or obligationsof residents.

6.50. Records. Current and correct financial
records will be kept. Minutes will be taken at all
meetings. Any Resident may inspect these records
and minutes at any time.

6.55. Reports. Walnut Street Cooperative will
prepare an annual financial report including a Profit
and L oss statement and a Balance Sheet within four
months of the closing of Walnut Street

Cooperative' s fiscal year.

6.60. Budget. A budget designed to maintain the
financial stability of Walnut Street Cooperativewill
be prepared and adopted annually or more fre-
quently as needed.

6.65. Fees. Feeswill be determined by the
Members and based on the budget and written fee
policies.

87 DISSOLUTION
7.10. Dissolution Process. The membership
may decide to dissolve the corporation by aFull
Input Member Decision. In the event of dissolution,
the assets of the Walnut Street Cooperative must be
sold or their possession transferred so as to satisfy
any debts owed by Walnut Street Cooperative. The
sale and/or transfer of possession of any Walnut
Street Cooperative property will proceed according
to the conditions spelled out in any contracts Walnut
Street Cooperative has entered into that are still in
effect. The decision to dissolvewill not be effective
until the assets of the corporation have been sold or
given away.

7.20. Money from sale of Walnut Street Coopera-
tive property must be disbursed inthefollowing
order. If multiple parties are referred to in any step
inthis section, and insufficient fundsare available to
fully fund that step, then all entitled parties at that
step will receive aproportional amount of remaining
assets.
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1) First, any debts that were secured in ex-
change for an interest in Walnut Street
Cooperative property must befully satisfied.

[1) If any money remains, any debts that were
not secured in exchange for an interest in
Walnut Street Cooperative property must be
fully satisfied.

[11) If any money remains, it will be divided as
follows:

(A) A 25% portion assigned by the Option
Agreement to the previous owners (within
7 years of closing of escrow on purchase
of property at 1680 Walnut St., Eugene)
or to the non-profit of their choice (7
years or longer after the closing of said
sale) will be paid.

(B) A 75% portion assigned by the Option
Agreement to the Cooperative, to be
distributed asfollows:

(1) Any other debts accrued by Walnut
Street Cooperative, Inc. will be
paid.

(2) Theremaining equity assigned to
Memberswill be paid. Member
equity inthe case of dissolution only
consists of: Loan Equity (see
Sections 6.25(a) and 6.30 of these
Bylaws); plus Rental Equity (see
Sections 6.25(b) and 6.35); plus
Membership Fee (see Section
4.30).

V) All remaining money or assetswill be
distributed to anon-profit corporation which
isorganized to promote cooperativeliving,
or another non-profit corporation as deter-
mined by the members.

88 AMENDMENTS
8.10. These Bylaws may be amended by a Full
Input Member Decision.

8§89 APPROVAL
9.10. These Bylaws were approved on the date
July 15, 2003. Signed by Directors:

Printed Signed

From Legalese to English:
An Explanation of Walnut St. Co-op Bylaws

This explanation has been written as an effort to
explain the main points in the document. —Tree

Bylaws, along with articles of incorporation, set out
the basic functioning of an organization. Articles of
incorporation bring alegal entity into existence, and
Bylaws explain how that entity operates. Bylaws
also serve as an interface between what we're doing
and the legal system—they trandate how we view
ourselvesinto termsthat the existing legal system can
consider when it views our organization.

So the purposes of bylawsinclude:

(1) Getting clear ourselves so that we know how
we're operating.

(2) Making the interface between us and the legal
system explicit, to increase the likelihood that a
dispute would be settled in keeping with our values.
(3) Covering our collective buttsin case of worst
case scenarios.

The Bylaws start out with avision, mission, and
valuesthat are fairly straightforward (that is, not
writtenin legalese), soif you'reinterested in that i
recommend you take alook at sections 1.20, 1.30,
and 1.40.

There are two categories of people described:
Members & Renters. Then there is athird category,
called Residents, which is comprised of the categories
Members + Renters. Because there's not much that
applies only to Renters, most of what you'll see
referred to in the rest of this document will either be
about Residents (the full group) or Members. Some-
one needs to be a Resident for at least 6 months
before they can apply to be a Member.

Group decisions are made by consensus.

Members are responsible for:

the long-term welfare of the co-op

accepting new people as Members

buying, managing, and selling property

bylaws and articles of incorporation

expulsion

ending the co-op

anything else they think they need to deal with

Residents (= Members + Renters) are responsible
for:

e accepting new peopleto movein

e policies

e chores

e day-to-day details of running the house
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As the people entrusted with the long-term welfare of
the co-op, Members have more power than Renters.
However, we expect that for most day-to-day
matters, everyone'sinput (Members & Renters) will
be considered equally.

When members have a Membership Meeting, renters
can attend if all the members present give permission.
Minutes are taken at both Membership Meetings and
Residents Meetings, and anyone here can read any of
the minutes whenever they want.

Certain decisions can be made by whoever attends
the meeting (quorum is 60%). (Quorum means the
minimum number of people who must be present in
order to make official decisions.) For other decisions,
which have a greater impact, the people who are
present need to try to get input from anyone missing
before moving ahead with the decision, if possible.
Decisionsfallingintothat latter category include:

FOR MEMBER MEETINGS

e gpending or taking on debt of $500 or more (for
example: accepting new investors, hiring a
contractor to refinish the floors, buying anew
refrigerator)

accepting new Members

changing the bylaws or articles of incorporation
expulsions

endingtheco-op (“dissolution™)

FOR RESIDENT MEETINGS

e accepting new residents to movein

e policy decisions(for example: guest policy,
conflict resolution, laundry hours)

e changinghousehold organizational structures,
such as creating a new committee

That leaves a bunch of decisions that don’t necessar-
ily need everyone' sinput before they can be made,
such as:

FOR MEMBER MEETINGS

e expenditures of lessthan $500

purchase or sale of property less than $500
annual budget

setting fees

whatever else they think needs to be dealt with

FOR RESIDENT MEETINGS
e chores & house jobs
o foodlist

use of spaces

scheduling meetings or other events

shared activities

outreach strategies and logistics, e.g. let’sinvite
this person for asecond dinner, or let’s put asign
out on the lawn

Note that while everyone has to agree for a new
person to move in, only the Members have the power
to carry out expulsions. Meetings about expulsions
exclude the person(s) whose expulsion is under
consideration unless all the other members present
agree to having that person attend. If thereisareally
serious, immediate problem, the Members can even
insist that the person whose expulsion is under
consideration leave the property until the matter is
resolved. Inthe expulsion process, the person whois
being considered is treated the same whether they
are a Member or a Renter. Renters are consulted for
input, but can’t block expulsion decisions. Members
who are away are consulted if possible, but if not, the
other Members can move ahead with a decision.

If someone knows they are going to miss ameeting,
they can give input in advance, and the group needs
to consider that input but doesn’t necessarily have to
do what that person wants.

When someone misses a meeting, it'stheir responsi-
bility to catch up by reading the minutes. If adecision
happens while they are away that they don’t feel ok
about, they can bring it up and re-open the decision if
they can convince one other person to initiate that
process. At that point the decision that was reached
during the absence ceases to be the default consen-
sus agreement. If someoneis going to use this
procedure, they havetoinitiate it within 14 days of
returning from being away.

If you are away and don’t use that procedure when
you get home, or if you are present in a meeting but
don’'t speak up saying “ Stand Aside” or “Block”

when it comes time to make a decision, then you are
presumed to be in agreement with whatever decisions
arereached, and it’ syour responsibility to uphold all
the agreements and decisions.

Most meetings will be regularly scheduled. The
bylaws say that regular meetings will be scheduled
with at least 3 days notice, but that if there’'san
urgent need, a“ Special” meeting can be called with
less than 3 days notice by one-third of the group (1/3
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of the Members for aMembership Meeting, and 1/3
of the Residents for a Residents Meeting).

Conflicts that people feel affected by are considered
the legitimate concern of anyone who lives here, even
if it's between 2 other residents. People are ex-
pected to make themselves available for conflict
resolution efforts. For major co-op or household
disagreements that don’t get resolved through the
usual consensus meetings, there is a sequence to
hiring an outsidefacilitator, then using an arbitrator.
(In arbitration, the arbitrator makes a decision that the
parties are then bound by, like ajudge.)

There are 3 ways to stop living hereif you are a
Renter, and 2 ways if you are a Member. The ones
that are the same for both types are:

1. Voluntary termination

2.Expulsion
Thethird one, which appliesonly to Renters, is
“Automatic Termination.” That happensif a Renter
is more than 15 days late paying fees. In that case
they are required to move out immediately. If a
Member doesn’'t pay fees, the only way to get them
out isby going through the Expulsion process.

The Cooperative doesn’t have the power to offer
credit or forgive debts. But residents are encouraged
to try to help others having financial troubles.

Members pay a $1000 non-refundable fee to join, and
may invest other money—we hope they will! Invest-
ments are paid back (from the point at which some-
one |leaves) over a 5-year period at 0-3% interest, as
established by a contract at the point theloanis
made. The co-op can choose to pay someone off
faster in order to avoid the interest payments. And
we'll likely do that if wefind replacement investors.

Members also get equity on 1/3 of their monthly fees,
at 3% interest, if they live here for more than 3 years.
However, no payments of that equity/interest can be

made until at least 2009, and even at that point only if

the co-op can afford it.

If the co-op dissolves:

First we pay off the bank or any other investors who
hold an officia “interest” in the property.

Second we pay off any other outsiders who we owe
money to, such as contractors, utilities, etc.

Third we pay off our own members, as best we can.
Fourth, if anything elseisléeft, it either goesto a

nonprofit that promotes cooperativeliving (such as
FEC or FIC), or another nonprofit as decided by the
members.

State of Oregon Articles of Incorporation
1. Name of Co-op: Walnut Street Cooperative
2. Registered Agent:
3. Address of Registered Agent:
4. Mailing Address for Notices:

5. Number of Directors Constituting the Initial
Board of Directors. 4

6. Purpose for Which Cooperative is Organized:
The Cooperativeis organized for the purposes of: (1)
Providing stable, affordable housing for itsmembers
and others; (2) peopleliving and working together to
create community and social change; (3) actively
being of serviceto othersasan inspirational model.

7. Capital Stock: None.

8. Membership Stock: There is no membership
stock. Thereis amembership fee of $1000, to be
waived in whole or in part at the discretion of other
members. Membership is not transferrable.

9. Basis of Distribution of Assets in Event of
Dissolution or Liquidation:

Money from the sale of any property or assets

will bedisbursedinthefollowing order:

1) First, any debts that were secured in exchange for
an interest in Walnut Street Cooperative property
must befully satisfied.

2) If any money remains, any debts that were not
secured in exchange for an interest in Walnut Street
Cooperative property must befully satisfied.

3) Memberswill receive the amount of their financial
investment in the Cooperative (according to specifica
tions of the Bylaws with regard to equity and/or
interest payments), or a proportional amount of the
remaining assets, whichever isless.

4) All remaining money or assetswill be distributed to
anon-profit corporation which is organized to pro-
mote cooperativeliving, or another not-for-profit
organization as determined by the members.

10. Optional Provisions: None.
11. Name and Address of Each Incorporator:
12. Execution:

13. Contact Name: 14. Phone Number:
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Sample Document - Cooper ative Corporation

MASALAHOUSEBYLAWS
www.boulderhousingcoalition.org

Preamble

The members of Masala Cooperative House adopt
thefollowing principlesin accordance with the spirit
of providing cooperative room and board to the people
of Boulder, Colorado:

1) Non-discriminatory membership: Thereshall be
no restriction on membership for any reason other
than availableroom and ability and willingnessto
dischargedutiesand uphold responsibilitiesas
house members.

2) Democracy: each member has one and only one
vote; each shares the house duties in as nearly an
equitable manner as possible; and each shares
equally inthe benefits derived.

3) Education: The housewill be aworking example
of cooperative living and will educate its members
and othersin the principles of cooperatives

4) Neutrality: The house will be amember of no
organization other than cooperative societies.

Expansion: By the house’ s membership in other
cooperative organizations, it will support the coopera-
tive movement in general as much as possible without
impairing the efficient functioning of the house

Article1 Organization
The name of the house that operates under this set of
rulesis Masala.

Article 2: Membership Sec. 1

A full house member (hereafter referred to as,
“house member”)shall beany personlivinginthe
house who has been approved by consensus of the
house to live in the house and who has paid his or her
member share, or is participating in the payment plan
of his or her member share, and has signed a lease.
Sec. 2

A boarding member shall be any person who has paid
his or her boarding member share and who has been
approved by consensus of the house to board at the
house, and has signed the boarding contract with the
house. Boarding members must abide by house
bylaws and by the boarding system.

Sec. 3

Per city policy, MasalaCommunity Housing will give
preference to non-student community membersin
house member selection. In response to the request
of the Boulder Housing Coalition, wewill fill vacan-
cies by conducting a month-long search for non-
students before opening the processto any and all
applicants. Thispolicy appliesonly to the ten perma-
nently affordable house member dlots.

Sec. 4

Both types of members shall be approved by the

house viathefollowing steps:

a) The prospective member shall attend at least one
meal at the house and shall attempt to meet each
member of the house.

b) The prospective member shall attend at |east one
meeting of the house and shall answer questions
from house members and have an opportunity to
ask questions of the house.

¢) The house shal approve the prospective member
by consensus. Thisapproval shall not bein the
presence of the prospective member.

d) The prospective member shall sign alease, or
boarding contract, and pay or begin paying hisor
her member share.

e) Upon completion of all these steps, the prospec-
tive member shall become a member of Masala
Community Housing.

Sec. 5

The full members of the house shall comprise the

board of directors for the house

Article 3 Duties of house members Sec. 1.

House members are responsible for the number of
points of work assigned by the point steward per point
period as described in the Masala House L abor
System document

Sec. 2.

House members are responsible for payment of bills
as determined by the house

Sec. 3.

House members must abide by the rules passed at
house meetings

Article4 House Meetings Sec. 1.

Attendance at house meetings is mandatory for
residents. Input can be provided in written form but
proxiesfor decision making are not allowed. Mem-
bers are excused only if they are absent from the
house long enough to qualify for prorated work
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regquirements and have made arrangements to do so
(see house labor plan). Unexcused absences result in
apoint penalty.

Sec. 2

Boarders are encouraged to attend meetings. They
may vote on matters pertaining to boarding.

Sec. 3

A guorum for a house meeting will be 1/2 the total
number of residents

Sec. 4

House meetings will be held weekly. A petition
signed by 5 members and posted for one day may call
emergency meetings

Sec. 5.

House rules will be passed or deleted by a consensus
of members present at house meetings. The house
rules, as accepted, shall be duly recorded.

Article5 House Stewardships

Sec. 1

Permanent House stewards shall be agreed upon by
consensus of house members. All house stewards
serve until the steward or the house decides a new
member should fill that stewardship position. A new
steward must be determined for replacement of
resigning steward within one week, preferably within
the same house meeting as the resignation.

Sec. 2

The House Stewardships shall be asfollows:

e Accounting Steward

Point Steward

Secretary

Treasurer

Recycling/Trash Steward

Phone Bill Steward

Community Liaison Steward

Under the Stairs Steward

NASCO Properties Liaison

Food Pick-up Steward

Maintenance Steward

Food Steward

Yard Steward

Membership Coordinator (MC)

Membership Application Committee (MAC)
Honey bear and Spice Steward

Sec. 3

Duties of Stewardships:

a. TheAccounting Steward will collect rent, pay
bills (but not phone or food), organizefinances,
report to the house on house finances, and
reimburseindividual sfor house purchases

b. The Point Steward shall keep all recordsin
connection with house work. Itishis’her duty to
bring to the attention of the house any defaults on
thework. Itishigher duty to ensure that work is
done as outlined in the Masala House Work
System

c. The Secretary isresponsible for keeping minutes
of al house meetings; making copiesavailablefor
viewing before the next meeting by posting in the
bathrooms, and keeping copies of past meeting
minutes on file for reference and record. He/She
has the authority to sign legal documentsin
representation of the house.

d. The Treasurer shall collect all the money for the
house expenses excepting food, which is man-
aged by the Food Steward. He/Sheis responsible
for paying all non-food bills. He/She shall
prepare and follow the house budget, keep an
account of house money and bring to the attention
of the house any problems members may have
with payments. He/She has the authority to fine
members for late payment in compliance with the
fine system outlined in the house rules. He/She
also hasthe authority to sign legal documentsin
representation of the house

e. TheRecycling Steward shall be responsible for
organizing and directing thehousein recycling
and shall ensure the proper disposal of non-
curbside pickup recycling by taking it to the
recycling center regularly. S/hewill also take out
the trash once a week for the garbage pick-up.

f.  ThePhone Bill Steward shall be responsible for

paying the phonebill inatimely fashion, and
collecting appropriate monies from each member
who has accrued expenses on the phone bill. He/
Shewill beresponsiblefor maintaining apositive
relationship with the phone company and for
informing him/herself of phone-rel ated i ssues.
The phone bill steward also hastheright to fine
membersfor late bill payment in compliance with
the fine system outlined in the house rules.

g. TheCommunity Liaison Steward shall be named

asthe official president to the department of state
and shall therefore have the right to sign any legal
documents for the house and shall be responsible
for maintainingthe constructiverelationship
between the house and the community including
representing the house to the greater public both
officially and informally. He/She shall be charged
with organizing any functions between the house
and the community.

h. The under the stairs Steward shall be in charge of
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maintaining the cleanliness of the area under the
stairs and regularly cleaning out the area. He/
She has the authority to remove items under the
stairsto alocal charity in order to facilitate this
goal. Itishigher responsibility to all itemsunder
the stairs out to every house meeting to offer
membersthe opportunity to reclaim their belong-
ings before subsequent removal

The NASCO Properties Liaison shall represent
the house to the board of NASCO Properties and
shall serve as a member on that board

The Food Pick-up Steward shall be responsible
for retrieving food that has been delivered for our
house by either the Tucson Cooperative or the
Monroe Farm

The Maintenance Steward shall be responsible
for addressing any maintenance issuesin the
house, contingent upon approval by the house and
consistent with the house maintenance budget.
The Food Steward isin charge of designing a
food budget, collecting food charges from house
members, ordering house food from house-
approved sources, and arranging for the transport
of food to the house. He/she has the authority to
collect fines for late payment of food chargesin
compliance with the fine system outlined in the
house rules.

. Theyard steward is charged with maintaining the
order and cleanliness of outdoor house areas
including the front and back porches and yards,
vegetation, and driveway.

The MC will dothefollowing: Placeanadinthe
Daily Cameraadvertising co-op openings,; work
with the food co-op, Thistle, Solstice and other
community oriented groupsto get the word out
about openings; create flyers advertising open-
ings, maintain and update alist of potential co-
opers names, phone numbers, first dates of
contact, and desired move in dates and keep a
copy of thelist in the filing cabinet and the phone
cubby; keep arunning list of all future co-op
openings, return callsfrom all potential co-opers
on the voice mail and transfer their info to thislist
(don’t forget to mention our boarding program);
make sure that potential co-opers areinvited to
housedinners; distribute M embership Application
to interested co-op applicants; distribute com-
pleted application to the Membership Application
Committee (MAC) for review prior to house
meeting; read the fair housing statement to all
applicants; run the applicants through the Mem-
ber Selection Process Checklist; create Member-

ship Manual; make sure that newly selected
members sign the lease and do the room walk
through/checklist; give new members the Mem-
bership Manual; work with BHC staff person to
get leaseand income qualifying informatininto
the co-opersfile; upon move out, verify that the
co-opers room has been cleaned, check for
damage to the room and notify the house accoun-
tant.

The MAC will consist of at least three co-op
members including the MC. The MAC must
understand the city’ s requirements for member-
shipinlight of the $100,000 city grant that saved
Masala co-op, including city preferences, the
student policy,and theincomelimitations. The
MAC must understand the current gender
balance and any other house criteria for member-
ship. TheMAC will read applications prior to
meetings and be prepared to report on how each
applicant matches the city requirements and
house criteria. The MAC isareporting commit-
tee only and will not select house members. All
membership selection will be done by a consen-
sus of al house members.

The Honey bear and Spice Steward will be
responsiblefor monitoring the amount of honey in
the honey bears and spice in the spice containers
and refilling them when necessary.

Sec. 4

All Stewards are responsible for regularly educating
members at house meetings on matters pertaining to
the stewards' duties and are responsible for passing
all materialstotheir successor, including digital files.
Sec. 5

Stewards are subject to recall for dereliction of duty
upon house review and consensus

Article6 Expulsion Sec.1

a. Thehousewill consider al the recommendations

C.

for expulsion brought by house members. They
shall gather evidence from all interested parties
including the member in question, and form an
opinion at an open house meeting with the
member to be judged and her/his accuser present,
if possible. Thismeeting isto take place within
one week of the accusation.

The House shall hear evidence from interested
persons and a defense by the accused. An
outside, non-biased facilitator isrecommended.
Whether the member is to keep her/his member-
ship shall be voted on at a house meeting within
one week of the hearing and will be determined
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by consensus.

d. Groundsfor eviction shal includefailureto
perform house duties resulting in a point debt of
two weeks worth or more points, failure to obey
house rules, and failure to pay house charges
resulting in a debt to the house of one month’s
charges, and uncooperative behavior.

Article 7 Amendments Sec. 1

Amendmentsto this constitution shall bemadein

accordance with thefollowing rules:

a. A member shall propose an amendment in a
house meeting.

b. The proposer shall write up the proposed amend-
ment and post it; it is subject to change by a
consensus of those voting.

c. The amendment will be passed by a consensus of
al house members after being posted not less
than 7 daysinitsfinal form.

d. A Historical Index of Amendments shall be duly
recorded and attached to all copies of the Masala
House Rulesfor the purpose of explaining the
reasons behind changes made in the rules.

Article 8 Consensus, Quorum, and Meetings Sec. 1
All house decisions must be approved at a house
meeting by consensus of the house members. |If
consensus cannot be reached, the decision will be
tabled until the next meeting, or for 24 hoursif itisan
emergency decision. Upon thistime'sexpiration, the
house will reconvene and attempt to reach consensus
again. If consensus cannot be reached again, the
decision will be decided by atwo-thirds majority vote.
Sec. 2 House meetings and decisions require a
guorum of 50% or more present house members.
“Present housemate” in terms of quorum is defined
as anyone who lives in the house and is not away for
more than aweek at the time that quorum needs to
be reached.

Sec. 3 There will be arotating facilitator at meetings
Sec. 4 there will be a 24-hour notice in the form of a
posting before emergency meetings

Article 9 Ratification Sec. 1

These bylaws shall be in effect when they have been
ratified by a consensus of all the members of the
house voting in aregular meeting.

Article 10 Gender Balance Sec. 1

When filling avacancy the house will at all times
strive to meet an ideal gender balance but final
decisions will be made on a case by case basis.

Sec. 2

When there is advanced notice of the vacancy we
will consider only new membersthat will satisfy an
ideal balance until 30 days before the house becomes
responsible for the rental payment.

Sec. 3 The house gender ratio will be lessthan 2:1.

A Selection from the Masala House Rules

7. GuestPolicy

A. Members may have guests stay in the house for up to
three (3) days without house approval

B. If amember plans on having aguest for more than three
(3) days, or if there is even apossibility that that guest may
stay in the house for more than three (3) days, the house
must approve the stay by consensus in advance.

C. Itisthe policy of Masala House to welcome any guests
affiliated with co-ops from other regions into the house for
areasonable amount of time and by house approval. The
guest should contact the house prior to hig’her arrival in
order to allow the house to discuss and approve the stay in
advance. If the guest arrives at the house unannounced
and there are less than three (3) days remaining until the
next house meeting, the guest may stay until the meeting
contingent upon informal house approval, and then may
stay longer if the house approves the stay. If there are
more than three (3) days until the next meeting, the guest
may not stay in the house until his/her stay is approved.

D. There shall be two intermediary house guest liaisons to
be decided upon by the house, that will facilitate communi-
cation between the house and house guests (especialy un-
hosted guests) in the event that a person or people in the
house feel uncomfortable undertaking the communication
themselves. These intermediaries shall be used only when
more personal communicationisimpractical or undesirable.

9. Room Choosing Procedure

A. A seniority system of roomdraw shall be used. When
one member vacates aroom, seniority rules asto whom
shall fill theroom areto be applied

B. Seniority listisasfollows

1. MasalaHouse rooming membersby timelivinginthe
house. For those who have lived in the house an equal
amount of time, thefirst lease signed shall determine
seniority.

2. MasalaHouse boarding members by time as boarders
3. New Members by the date of lease signing

C. Every member hasthe right to abdicate his/her choice.
The choiceisthen deferred to the next senior member.

D. Every room change shall be approved by consensus
of the house at a house meeting wherein any issues of
contention over the room change shall be addressed

E  Noroomer shall be displaced from hig’her room by a
member having more seniority without theroomer’s
consent.
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Sample Documents - Cooper ative Cor por ation

EarthArt VillageBylaws
www.earthart.org

Inaugural Draft- approved, October 1, 1998.

Article |. Name, Location, Purpose

A. The name of the cooperative association shall be
EarthArt Village, hereinafter referred to as the
“cooperative association”.

B. The principal location of the cooperative associa-
tion shall beat: EarthArt Village, 64001 County Road
DD, Moffat, CO 81143. The cooperative association
may have such other offices, either within or without
the State of incorporation as the Board of Directors
may designate or as the business of the cooperative
may from timeto time require.

C. The purpose of EarthArt Village isto be aresiden-
tial intentional community of personsunited voluntarily
to meet their common ecological, economic, social,
spiritual and cultural needs and aspirationsthrough a
jointly-owned and democratically-controlled associa-
tion where people share land, encourage Member-
managed agriculture and businesses, and support and
demonstrate cooperative, sustainable and harmonious
living here and in the larger world. In addition to the
Purposes as stated in the Articles of Incorporation,
we affirm and promote the following, based on
principlesof self-help, self-responsibility, democracy,
equality, equity, solidarity, and the ethical valuesof
honesty, openness, social responsibility and caring for
others and the Earth:

1. Belief in theinherent worth and dignity of every
person regardless of race, age, sex, financia re-
sources, property, or income.

2. Respect for the right of all to express their own
personal, social, political andreligiousbeliefsabout
the nature of reality.

3. Concern about each other’s well-being.

4. Sharing power and responsibility to shape our
community through aconsensusdecision-making
process characterized by a cooperative search for
solutionswhich fulfill and protect the needs of all
concerned.

5. Commitment to resolve conflictswithout violence,
to take responsibility for our own actions, to commu-
nicate directly and honestly, and to be sensitive to the
concerns of others;

6. Stewardship of theland and ecologically sound use
of natural resources.

Thephilosophy of EarthArt Villageand guiding
instruments, such as subscription and Membership
agreements, environmental guidelinesand others, may
be devel oped by the Membership and adopted by
Boards of Directors from time to time. We al'so
recognize that the ultimate success of our endeavor
rests not with any formal document or legal structure,
but with amore subtle spiritual bond. We pledge
ourselvesto that bond.

Articlell. Membership

The Members of this community pledge to respect
and encourage each other’ sindividual freedom and
creativeinitiative, and at the ssmetime, to sharein
theresponsibility for thewell-being and integrity of
the community as awhole. We commit ourselvesto
theideals of livesled in harmony with each other and
with the land and creatures from which we gain our
sustenance.

There shall be two kinds of Members. They shall be
designated Full Members and Provisional Members.
A. Full Members

1. A Full Member shall be any person who agrees
with the purposes of the cooperative association, as
stated in the Articles of Incorporation and Bylaws,
has compl eted the Provisional Membership require-
ments, requests to be a Member, is affirmed by the
active Full Members, and pays dues, according to
policies and procedures from time to time established
in these By-Laws and other guiding instruments of
this cooperative association.

2. Only active Full Members shall be entitled to sign
Membership petitions (or otherwise affirm new
Members), to cast one vote or to block consensus on
any and all matters which come before any meeting
according to the procedures for voting as from time to
time described in these Bylaws.

3. Full Memberswill have perpetual Membership until
they resign or are terminated for any reason deemed
appropriate by 80% of the Full Members. However, if
aMember falls more than four months behind in dues,
he/she shall automatically be deemed to no longer be
a Member unless an exception has been made at a
monthly meeting.

4. An active Full Member isaFull Member who isno
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more than three months behind in dues or has made
arrangements for paying with the Treasurer.

B. Provisional Members

1. A Provisional Member shall be any person who
agrees with the purposes of the cooperative associa-
tion, as stated in the Articles of Incorporation and
Bylaws, states a desire to become a Provisional
Member, isaffirmed by al of the active Full Mem-
bers, and pays dues. If, after twelve months, a
Provisional Member isnot ready to petition for Full
Membership, he/she may remain a Provisional
Member for another twelve months by being affirmed
by all of the active Full Members.

2. Provisional Members may not block consensus.

C. Membership contributions

1. Financial: Membersshall contribute monthly dues,
as from time to time established in these By-L aws, to
the cooperative association.

2. Labor: Members are expected to contribute |abor
to the community as needed, and as from time to time
described in these By-Laws.

3. Meetings: Members are expected to attend regu-
larly scheduled community meetings asfrom timeto
time described in these By-Laws.

D. Certificates of Membership

1. Certificates representing Membership in the
cooperative association shall bein such form as shall
be determined by the Directors. Such certificates
shall be signed by the President and by the Secretary
or by such other officers authorized by law and by the
Directors. All certificates for Membership shall be
consecutively numbered or otherwiseidentified. The
name and address of the Members and date of issue,
shall be entered on the Membership certificate books
of the cooperative association. All certificates
surrendered to the cooperative for transfer shall be
canceled and no new certificate shall be issued until
the former certificate shall have been surrendered
and canceled, except that in case of alost, destroyed
or mutilated certificate a new one may be issued
therefor upon such terms and indemnity to the
cooperétive as the Directors may prescribe. The
Board may establish afee for transfer of Member-
ship. Transfer of Membership shall only be as
alowed by the Membership agreement, and under
conditions from time to time set forth in these by-laws
as approved by the Board.

2. Transfers of Membership

(a) Upon surrender to the cooperative association or
the transfer to the cooperative association of a
certificate of Membership duly endorsed or accompa-
nied by proper evidence of succession, assignment or
authority to transfer, and approval by the Board of the
transfer, it shall be the duty of the cooperative
association to issue a new certificate to the person
entitled thereto, and cancel the old certificate; every
such transfer shall be entered on the transfer book of
the cooperative association which shall be kept at its
principal office.

(b) The cooperative association shall be entitled to
treat the holder of any certificate as the holder in fact
thereof, and, accordingly, shall not be bound to
recognize any equitable or other claim to or interest in
such Membership on the part of any other person
whether or not it shall have express or other notice
thereof, except as expressly provided by the laws of
this State.

(c) The Board may assess a fee and other conditions
for transfer of Membership as from time to time set
forth in these by-laws as approved by the Board.

Articlelll. Meetings

Each Member of record entitled to vote will receive
not less than ten days, nor more than thirty days,
notice of the date, time and location of meetings of
the cooperative association, either personaly, by
electronic mail or transmission, or by postal mail.

A. Monthly meetings

Regular meetings may take place each month, to
discuss general business of the cooperative associa-
tion and to engagein work, social, spiritual and
cultural fellowship.

B. Annual meetings

The annual meeting of the Members of the coopera-
tive association, shall be held on such date and at

such time and location as the Board of Directors shall
determine each year, for the purpose of electing
Directors or for the transaction of such other business
as may come before the meeting.

1. Annua Meeting Procedure

a) The agendawill be formed by the Directors from
proposals submitted in writing, no lessthan one month
prior to the Annual Meeting, by the Directors, stand-
ing committees or by an ad hoc committee of two or
more Members. The agenda shall be distributed to
Members no less than one week prior to the Annual
meeting.
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b) Chairperson(s) shall be chosen at each meeting, to
chair content and process during the meeting.

¢) The chairpersons have the responsibility to rule
inappropriate any motion or discussion which does not
appear to be made in good faith or reasonable order.
d) The decision-making processisinitialy that of
consensus, unless Members present consense to use
another method for the purpose of that particular
meeting and the business at hand. A Member of the
cooperative association who is present at an Annual
Meeting at which consensus action on any coopera
tive association matter istaken shall be presumed to
have assented to such action taken.

2. The Order of Business at Annual meetings:
Determination of quorum, Proof of due notice of
meeting, Reading and disposition of minutes, Annual
reports of officers and committees, Unfinished
business, New business, Election of Directors,
Adjournment.

C. Specia meetings

A special meeting of the Members may be called by
the President, or by the Directors, or by the President
at the request of not less than three Full Members of
the cooperative association. Notice setting forth the
date on which such special meeting shall be held, and
the reason(s) for calling such a meeting, shall be
given in the manner specified in ArticleI11, paragraph
one above.

D. Quorum

At any meeting of the Members, asimple mgjority of
the Members shall constitute aquorum.

E. Informal action by Members

Unless otherwise provided by law, any action re-
quired to be taken at a meeting of the Members, or
any other action which may be taken at a meeting of
the Members, may be taken without a meeting if a
consent in writing, setting forth the action to be so
taken, shall be signed by all of the Members entitled
to vote with respect to the subject matter thereof. An
act of al of the Members voting by teleconference,
electronic mail or transmission, or postal mail shall be
the act of the Members. Such action shall be re-
corded in the minutes of the next regular or special
meeting. Any dissent in such action shall defer the
matter to the next regular or special meeting.

F.Voting
Each Member entitled to vote in accordance with the
terms and provisions of the articles of incorporation

and these by-laws shall be entitled to one vote, in
person. Upon the demand of any Member, the vote
for directors or upon any question before the meeting
shall beby ballot. All questions shall be decided by
consensus, unless the Members consense at any
given meeting to use another method of voting for the
purposes of that meeting. A Member whose dues and
fees are not paid 90 days from due date forfeits all
rights and cannot vote and shall not be considered in
determining the quorum. No voting by proxy is
allowed.

Article V. Board of Directors

A. Genera powers

The business and affairs of the cooperative associa
tion shall be managed by its Board of Directors. The
Directors shall in al cases act as a Board, and they
may adopt such rules, regulations, policies, procedures
and other guiding instruments for the conduct of their
meetings and the management of the cooperative
association, asthey may deem proper, not inconsis-
tent with the By-laws and the laws of this State.

B. Number, tenure and qualifications

The number of Directors shall be no less than three.
Each Director shall serve for athree year term,
except that the terms of the initial Board may be
staggered as approved by Board resolution to provide
for continuity within future Boards. Directors must be
Full Membersin good standing (dues paid and
current) of the cooperative association, once Mem-
bership has been Fully defined and a Membership
body exists.

C. Regular meetings of the Directors

A regular meeting of the Directors, shall be held
without other noticethan thisby-law immediately
after, and at the same place as the annual meeting of
the Members. The Directors may provide, by resolu-
tion, the date, time and location for additional regular
meetings of the Board without other notice than such
resolution.

D. Special meetings of the Directors

A special meeting of the Directors may be called by
the President, or by any two of the Directors. Notice
setting the date on which such special meeting shall
be held, and the reason(s) for calling such a meeting,
shall be given by the Director(s) calling them.

E. Quorum
At any meeting of the Directors, asimple majority
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shall constitute aquorum.

F. Manner of acting

The consensus act of the Directors present at a
Director’ s meeting at which aquorum is present shall
be the act of the Directors, unless the Directors
consense to use another method for the purpose of
that particular meeting and the business at hand. A
consensus act of all of the Directors voting by
teleconference or electronic mail shall be the act of
the Directors. Such action shall be recorded in the
minutes of the next regular or special meeting. Any
dissent in such vote shall defer the matter to the next
regular or specia meeting.

G. Newly created directorships and vacancies
Newly created directorships resulting from an
increase in the number of Directors and vacancies
occurring in the Board for any reason except the
removal of Directors may befilled by avote of a
majority of the Directorsthen in office, although less
than a quorum exists. Vacancies occurring by reason
of theremoval of Directors shall befilled by vote of
the Members. A director elected to fill avacancy
caused by resignation, death or removal shall be
elected to hold office for the unexpired term of his
predecessor.

H. Removal of Directors
Any or al of the Directors may be removed by vote
of two-thirds of the Members.

I. Resignation

A director may resign at any time by giving written or
electronic mail noticeto all the Board Members.
Unless otherwise specified in the notice, the resigna-
tion shall take effect upon receipt thereof by the
Board, and the acceptance of the resignation shall not
be necessary to make it effective.

J. Compensation

No compensation shall be paid to Directors, as such,
for their services, but by resolution of the Board a
fixed sum and expenses for actual attendance at each
regular or special meeting of the Board may be
authorized. Nothing herein contained shall be con-
strued to preclude any director from serving the
cooperative association in any other capacity and
receiving compensation or reimbursement therefore.

K. Presumption of Assent
A director of the cooperative association who is

present at the meeting of the Directors at which
action on any corporate matter is taken shall be
presumed to have assented to the action taken unless
their dissent shall be entered in the minutes of the
meeting. Such right to dissent shall not apply to a
director who voted in favor of such action.

L. Committees

The Board, by resolution, may designate from among
its members an Executive Committee; and from its
members, Members of the cooperative, or, outside
experts as deemed necessary and appropriate and in
the best interests of the cooperative association, other
committees. Each such committee shall serve at the
pleasure of the Board.

M. Annual Report

The Board shall beresponsiblefor filing, asrequired
by statute, the annual report in the office of the
secretary of state.

Article V. OFFICERS

A. Election

The election of officers will take place at the first
meeting of the Directors held after each Annual
Meeting of the Membership. Officerswill be elected
by the Board. Officers will hold office for one year.

B. Resignation
Any officer may resign at any time by delivering a
written resignation to the Directors at any meeting.

C. Removad

Any officer elected or appointed by the Directors
may be removed by a consensus of al Directors,
except the Director under consideration for removal,
whenever in their judgment the best interests of the
cooperative association would be served thereby.

D. Special Election

In the event of removal, resignation, or death of an
officer, the Directors shall call a special meeting
within one month for the election of a new officer.

E. Vacancies

A vacancy in any office because of resignation,
removal, disqualification or otherwise, may befilled
by the Directors for the unexpired portion of the term.

F. Functions
1. The President - shall, subject to the control of the
Directors, in general supervise all of the business and
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affairs of the cooperative association. S/he shall,
when present, preside at all meetings of the Members
and of the Directors. S’he may sign, with the secre-
tary or any other proper officer of the cooperative
associ ation thereunto authorized by the Directors,
certificates of Membership of the cooperative
association, any instruments which the Directors have
authorized to be executed, except in cases where the
signing and execution thereof shall be expressly
delegated by the Directors or by these by-laws to
some other officer or agent of the cooperative
association, or shall be required by law to be other-
wise signed or executed; and in general shall perform
all dutiesincident to the office of President and such
other duties as may be prescribed by the Directors
fromtimeto time.

2. Vice President - in the absence of the President or
in the event of the President’ s death, inability or
refusal to act, the Vice-President shall perform the
duties of the President, and when so acting, shall have
all the powers of and be subject to all the restrictions
upon the President. The Vice President shall perform
such other duties as from time to time may be
assigned to him by the President or the Directors.

3. Secretary - shall keep or cause to kept the minutes
of the Members and of the Directors meetingsin
one or more books provided for that purpose, see that
all notices are duly given in accordance with the
provisions of these by-laws or as required, be custo-
dian of records of the cooperative association and of
the seal of the cooperative association and keep a
register of the post office address and other contact
information of each Member which shall be furnished
to the Secretary by such Member, have general
charge of the certificate of Membership books of the
cooperative association and in general perform all
dutiesincident to the office of Secretary and such
other duties as from time to time may be assigned to
him by the President or by the Directors.

4. Treasurer - shall have charge and custody of and
be responsible for all funds and securities of the
cooperative association; receive and give receipts for
moneys due and payable to the cooperative associa-
tion from any source whatsoever, and deposit all such
moneysin the name of the cooperative association in
such banks, trust companies or other depositories as
shall be selected in accordance with these by-laws
and in general perform all of the dutiesincident to the
office of Treasurer and such other duties as from

time to time may be assigned to him by the President
or by the Directors.

Article VI. Finances

A. Deposit of funds

All funds of the cooperative association not otherwise
employed shall be deposited in such banks, trust
companies or other reliable depositories asthe
Directors from time to time may determine.

B. Checks

All checks, drafts, endorsements, notes and evidence
of indebtedness of the cooperative association shall
be signed by such officer or officers of the coopera-
tive association and in such manner as the Directors
from time to time may determine.

C. Loans

No loans or advances shall be contracted on behalf of
the cooperative association and no note or other
evidence of indebtedness shall beissued in its name,
unless and except as authorized by the Directors.

D. Fiscal year
Thefiscal year of the cooperative association isthe
calendar year.

ArticleVII. Distribution of net savings

The Board of Directors shall at the end of each fiscal
year provide for the distribution of the cooperative
association’ s net savings from operationsremaining
after expenses have been met, according to the
followingmethod:

A. General surplus reserve

The Board of Directors shall first alocate from such
net savings to the cooperative association’s general
surplus reserve such amount asit shall determine to
be necessary or appropriate. The general surplus
reserve shall be used to absorb operating deficits,
losses, and unanticipated costs or expenses. The
general surplusreserve shall betheindivisible prop-
erty of the cooperative as awhole.

B. Patronage refunds

Theremainder of the net savings shall be distributed
to the Members as patronage refunds in proportion to
their respective percentages of patronage of the
cooperative association; provide, however, that these
patronage refunds may beimmediately paid in cash,
or in certificates of indebtedness, or may be placed in
arevolving fund upon the books of the cooperative to
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the credit of the Members, to be paid at some future
data at the discretion of the Board of Directors.

ArticleVIIl. Dissolution

Upon dissolution of the cooperative association, the
Board of Directorsshall, after making provision for
the payment of all of theliabilities of the cooperative
association, dispose of all of the assets of the coop-
erative association in such manner as the Board of
Directors shall determine.

Article IX. Waiver of Notice

Unless otherwise provided by law, whenever any
notice isrequired to be given to any Member or
Director of the cooperative association under the
provisions of these by-laws or under the provisions of
the articles of incorporation, awaiver thereof in
writing, signed by the person or persons entitled to
such notices whether before or after the time stated
therein, shall be deemed equivalent to the giving of
such notice.

Article X. Amendments of the By-Laws

These By-laws may be atered, amended or repealed
and new by-laws may be adopted by the Board of
Directors.

ARTICLES of INCORPORATION
EarthArt Village, a Cooperative Association

The undersigned persons, over eighteen yearsold, a
majority of whom are residents of the state of
Colorado, acting asincorporators of a Cooperative
Association under Article 55 of Title 7 of the Colo-
rado Revised Statutes, as amended, adopt the follow-
ing Articlesof incorporation.

ARTICLE | - Name
The name of the Cooperative Association is: EarthArt
Village.

ARTICLE Il - Mission Statement

The mission of EarthArt Villageisto be amodel
wholistic, sustainablecommunity; living harmoniously
with the Earth, sharing resources and responsibilities;
and balancing the common good of the group with the
well being of each member.

ARTICLE Ill - Purposes
In accordance with its mission, the purposes of this
Cooperative Association shall be:

1) To purchase, lease, manage and maintain land and
facilitiesfor the benefit, health and well being of the
members and the residential community as awhole.
2) To foster, encourage and cultivate lifestyles
demonstrating thelearning and living of cooperation,
simplicity, creative expression, and, respect for one
another and the natural environment.

3) To honor, steward, protect and enhance the natural
environment, minimizingimpactsof developmenton
theland and maximizing open space.

4) To encourage and develop energy efficient,
ecologically-soundliving, learning, workingand
playingenvironments, using sustai nabledesign,
methods and materials.

5) To research, develop and maintain aternative, off-
grid, sustainableinfrastructure, including, but not
limited to: common food, energy, water and waste
management systems.

6) To establish, organize, equip, own, operate, man-
age, encourage, maintain, carry on and conduct
endeavorsincluding, but not limited to: member-
managed agriculture and businesses, cooperative
purchasing programs, publications, research projects
and community artistic and cultural activities.

7) To provide aliving context and example for
educational demonstrati on of sustai nablecommunity
living-sacialy, spiritually, economically andenviron-
mentally.

8) To engagein any activity and to perform and carry
out contracts of any kind necessary to, or in connec-
tionwith, or incidental to the accomplishment of its
purposes as allowed by law for Cooperative Associa-
tions, for the mutual benefit of its members.

In furtherance of the foregoing purposes, the Coop-
erative Association shall have and may

exercise all of the rights, powers and privileges now
or hereafter conferred upon Cooperative Associations
organized under thelaws of Colorado. In addition, it
may do everything necessary, suitable or proper for
the accomplishment of any of its Cooperative Asso-
ciation purposes, in Colorado or elsewhere.

ARTICLE IV - Registered Office and Regis-
tered Agent

The address of the initial place of business and
registered office of the Cooperative Associationis. ...
Name and address of itsinitial Registered Agent is:

ARTICLE V - Cooperative Association Exist-
ence
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The Cooperative Association shall have perpetua
existence.

ARTICLE VI - Board of Directors

The number, qualifications and powers of directors of
this Cooperative Association shall be determinedin
accordance with the by-laws from timeto timein
force, except in no event shall there be fewer than
three (3) directors. The directors shall serve for three
(3) year terms, except that, the terms of the initial
board shall be staggered as further defined in the by-
laws. The manner of election or appointment of
directors shall be determined according to the bylaws
of the Cooperative Association from timeto timein
force.

ARTICLE VI - Capital Stock

The Cooperative Association is organized with capital
stock, the total authorized amount of which isforty-
eight (48) shares, constituting asingle class of shares,
each share having a par value of $27. Shares shall be
issued only in connection with the Cooperative
Association’ sprovision of theright to build and
occupy abuilding or other dwelling owned or leased
by the Cooperative Association, as further defined in
the subscription agreement, membership documents
and by-laws of the Cooperative Association from
time to time in force. The common stock of the
Cooperative Association may be held only by a
member of the Cooperative Association.

ARTICLE VII - Membership

The number of memberships authorized isforty-eight
(48). The capital subscription of eachis $108. The
method of determining property rights and interests of
each member without capital stock shall be by
agreement, and shall be pursuant to such uniform
conditions as may be prescribed in the by-laws of the
Cooperative Association. The voting rights of the
members shall be equal, and no member shall have
more than one vote, regardless of the number of
shares owned by such shareholder.

ARTICLE VIII - Cooperative Association
Incorporators

The names and addresses of those persons, all of
whom are residents of Colorado, filing the articles of
incorporation are: ...

ARTICLE IX - By-laws
Theinitial bylaws of the Cooperative Association
shall be as adopted by the Board of Directors. The

Board of Directors shall have power to alter, amend
or repeal the bylaws from time to time in force and
adopt new bylaws. The bylaws of the Cooperative
Association may contain any provisionsfor the
regulation or management of the affairs of the
Cooperative Association that are not inconsi stent with
law or these articles of incorporation, as these articles
may from time to time be amended. However, no
bylaw at any timein effect, and no amendment to
these articles, shall have the effect of giving any
director or officer of the Cooperative Association any
proprietary interest in the Cooperative Association’s
property or assets, whether during the term of the
Cooperative Association’ s existence or as an incident
toitsdissolution.

The By-Laws of the Cooperative Association may
includeprovisionswhichrestrict thefacility with
which shares in the Cooperative Association may be
transferred, assigned, or otherwise used, including ,
but not limited to: To further the purposes of the
Cooperative Association, the by-laws and member-
ship documents of the Cooperative Association may
include provisionswhichrestrict thefacility with
which shares in the Cooperative Association may be
transferred, assigned, or otherwise used, including but
not limitedtothefollowing:

1) In the event the shareholder shall cease to be a
member of the Cooperative Association, such share-
holder shall have no rights or privileges on account of
such stock, or vote or voice in the management or
affairs of the Cooperative Association, other than the
right to participate in accordance with law in case of
dissolution.

2) The Cooperative Association shall have thefirst
right of refusal to purchase the shares being offered
for sale by a shareholder upon such terms and
conditions as defined in the by-laws from timeto time
inforce, at its book value, plus asum no greater than
the current market value of any improvements made
by the departing member, as determined by the board
of directors.

3) The Cooperative Association shall have alien on
any common stock issued to amember for al indebt-
edness, if any, of the member to the Cooperative
Association.

4) The Board of Directors shall have the authority
before an assignment or transfer of shares takes
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effect, to fix areasonable fee to cover actua ex-
penses and attorneys' fees of the Cooperative
Association, a service fee of the Cooperative Asso-
ciation, and other such conditions or transfer fees as
initsdiscretion it may determine are necessary in
connection with each such proposed assignment or
transfer.

5) Upon the transfer of shares, the shareholder may
be obligated to pay to the Cooperative Association a
transfer fee, which shall represent a percentage of
the profit to be realized by the shareholder upon such
transfer.

6) If ashareholder shall be indebted to the Coopera-
tive Association, the directors may refuse to consent
to atransfer of the shareholder’s shares until such
indebtednessispaid.

7) If sharesare jointly owned, thejoint shareholders
shall decide among themselves how to cast the one
vote entitled to be cast.

8) Sublettingindividual livingunitsor any portion
thereof may be restricted. A shareholder must have
approval from the Directors prior to subletting aunit
or any portion of aunit. Subsequently, a shareholder
must seek annual approval of the Directors to con-
tinuesaid sublet.

9) A specia fee may be placed upon any sublet at the
Directors’ discretion.

10) Special feesmay beimposed upon any living unit
containing an excessive number of occupants.

11) No holder of any shares of the Cooperative
Association shall as such holder have any preemptive
right or be entitled as a matter of right to subscribe
for or to purchase any other shares which at any time
may be sold or offered for sale by the Cooperative
Association. Any and all such unissued shares and
such additional authorized issuance of new shares
may be issued, allotted and disposed of to such
persons and for such lawful consideration, and upon
such terms as the Board of Directors may deem
advisable and for the best interest of the Cooperative
Association.

ARTICLE X - Additional Provisions
Thefollowing provisions are inserted for the manage-
ment of the business and for the conduct of the

affairs of the Cooperative Association, and the same
arein furtherance of and not in limitation of the
powers conferred by law.

1) No contract or transaction between the Coopera-
tive Association and one or more of its directors, or
between the Cooperative Association and any other
Cooperative Association, partnership, association, or
other organization in which one or more of itsdirec-
tors or officers are directors or officers, or have a
financial interest, shall bevoid or voidablesolely for
that reason or solely because the director or officer is
present at or participates in the meeting of the board
or committee thereof which authorizes, approves, or
ratifies the contract or transaction or solely because
his or their votes are counted for such purposeif:

a. The material facts asto their relationship or
interest and as to the contract or transaction are
disclosed or are known to the board of directors or
the committee, and the board or committee in good
faith authorizes, approves, or ratifies the contract or
transaction by an affirmative vote of the disinterested
directors, even though the disinterested directors are
less than a quorum; or

b. The material facts asto their relationship or
interest and as to the contract or transaction are
disclosed or are known to the shareholders and
members entitled to vote thereon, and the contract or
transactionis specifically authorized, approved, or
ratified in good faith by vote of the shareholders and
members; or

c. The contract or transaction was fair as to the
Cooperative Association.

2) A director acting in his capacity as director for the
Cooperative Association shall have no personal
liability to the Cooperative Association or toits
members or stockholders for monetary damages for
breach of fiduciary duty as a director; except the
director shall remain liable for any breach of the
director’ s duty of loyalty to the Cooperative Associa-
tion or its members or stockholders; acts or omissions
not ingood faith or whichinvol veintentional miscon-
duct or knowing violations of law; or any transaction
from which the director derived an improper personal
benefit.

Dated at Crestone, Colorado this 31st day of August,
1998.

In witness whereof, we have hereunto subscribed our
names:

62 ELAN—Fourth World Services, PO Box 1666, Denver, CO 80201-1666—A. Allen Butcher—AthWorld@consultant.com
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Providinginformation for alifestyle PO Box 1666, Denver, CO 80201
balancing our personal needs 4thWorld@consultant.com
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Fourth World — Thisterm is used:

* In political/economic theory as any decentralized, self-governed
society maintaining alocally based economy.

» By the United Nations for the least developed countries.

 In Hopi prophecy as our current era of environmental decline.

Fourth World Services provides information necessary for the building
of alifestylewhich respectstheintegrity of the natural world, which
supports the development of a socially responsible culture, and which
affirmsthe inherent worth and dignity of every person.
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