PART ONE:  WHY THE BODY CORP IS ‘TIGHT’

Tight vs Loose Cultures

	Tight Organisation Culture
	Loose Organisation Culture

	Peoples’ mindset

	Conscientious
Careful
	Open
Risk taking

	Practises

	Standardised
Efficient
Formal
Lawful
	Flexible
Experimental
Informal
Adapt to environment

	Leadership structure

	Emphasise long term gain
Confident
	Collaborative
Visionary




Most of the time UCOL (and we anticipate – Toiora High Street Cohousing) operates in a Loose Organisation Culture.
But every so often we bump into a situation where a Tight Organisation Culture is required e.g.
· The UCOL / Stephenson & Williams Building Contract
· The UCOL / Kiwibank loan
Our response is to create committees – PCG and BCG – to operate (temporarily) in a Tight culture, while the rest of us carry on in the place we feel most at home – a Loose culture.
Now we come to the writing of our Body Corp Rules which sit squarely in a Tight Organisation Culture – namely the Unit Titles Act 2010.  And this is not our group’s comfort zone.
There are certain matters that must be included in our Body Corp Rules e.g. 
· section 116 (which requires the body corporate to establish and maintain a long-term maintenance plan)
· section 121 (which relates to the raising of amounts for each fund and the imposition of levies on the unit owners to establish and maintain each fund)
· section 138 (which relates to repair and maintenance of the common property, assets designed for use in connection with the common property, infrastructure, and building elements and access for those purposes)
· [bookmark: DLM1160714]sections 130 and 131 (which relate to the spending, borrowing, and investing of money and the distribution of surplus money and property)
· section 81 (which permits the body corporate to act as an agent for the unit owners who lease or licence their principal unit and are absent for the purpose of enforcing the body corporate operational rules)
· section 90 (which relates to the calling of general meetings)
· section 132 (which relates to the keeping of accounting records and submission of its yearly financial statements to an independent auditor) .
. . . and others that comprise the bare necessities.  You can find them at http://www.legislation.govt.nz/act/public/2010/0022/latest/DLM1160661.html
Our draft Body Corp Rules cover these.
Also, Body Corp Rules may add clauses to cover issues such as:
· how to dispose of rubbish or recycling
· where owners and guests can park
· health and safety in using common property
· whether there are restrictions on placing signs, eg, for sale signs
· where people can hang out washing
· whether owners or occupiers can have pets
· pest control in units
· behaviour of unit owners, occupiers and guests. 
We currently have clauses to cover these issues.  And they tend to be the sticking points in our Body Corp discussions.  Maybe some of us feel strain because they are sitting within an otherwise ‘tight’ legal document.
One way to advance the Body Corp Rules would be to remove any clauses that are not required by the Act.  They can then be discussed at length, and issues resolved by Loose thinking and consensus decision-making.  Perhaps our Tight thinking (combined with a feeling of Body Corp permanence, or at least glacial modification!) which we know is necessary in the Unit Title Act ‘eco-system’, is at odds with, and clouding our openness and flexibility.
Note that the Unit Titles Act provision for these more behavioural rules is written for more common developments such as apartments (where rules on parking, pets, and rubbish disposal could never be decided by disparate residents) or retirement villages (where the management are trying to maintain an environment that is marketable to new residents).  Co-housing is different, and better, at finding solutions that meet everyone’s needs in a collaborative and caring way.
The Body Corp takes care of representing the community in legal and financial matters, particularly signing contracts and making ‘whole of group’ payments.
Every unit owner is a voting member of the Body Corp and bound by its rulings.


PART TWO:  “THE GROUP” REMAINS ‘LOOSE’
So much to decide . . .
“The Group” is the longstanding (Loan Agreement, Deed of Covenant, & initial Body Corp document) name for the people who are currently meeting to work our way through the construction and community development phase.
Members of The Group have signed a Deed of Covenant with UCOL, have agreed to follow the High Street Cohousing Kaupapa, and have agreed to participate in regular group meetings.  They have also agreed to uphold the Urban Co-housing Otepoti Vision statement.
AFTER WE MOVE IN:  Not all of us will necessarily be interested in or affected by the myriad of decisions that will sprout when we are living together.  We could, therefore, establish sub-committees which would each cover certain aspects of our community living ‘ecosystem’.  The benefits of collaborative and visionary discussion really comes into play here.
Here’s a proposed list of options:
	Sub-Committee name
	Purview
	Typical issues
	Members

	Common Meals
	All group meals.
	Kitchen rosters.
Food suppliers.
Kitchen equipment.
	Keen cooks.
Those with special diets.
Anyone who eats!

	Landscape & Garden
	Outdoor common areas
	Planting – vegetable and decorative.
Pathways.
Fences & benches.
Bike storage.
Compost & worm farms.
	Keen gardeners.
A rep from the kitchen group re vege garden.
Cyclists.
Worm wranglers.
Historic fence & Arch supporters.

	Commonhouse
	All use of the Commonhouse.
	Social events.
Booking visitor accommodation.
Cleaning roster.
	Anyone.
Residents of M1, M2, M3.

	Maintenance
	Tangible deterioration of property.
Threats to physical property.
	Maintenance issues that arise.
Long-term planning.
Advises Body Corp.
	Anyone.
Anyone with property experience.

	Conflict Support
	Helping to resolve personal differences.
	Any interpersonal issues within the community that need assistance.
	Anyone will appropriate skills and knowledge.
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	Sub-Committee name
	Purview
	Typical issues
	Members

	Social
	Community social events.
	Birthday parties.
Seasonal.
	Anyone
Teenagers.
A rep from the Commonhouse committee.

	Workshop
	Activity within workshop
	Equipment purchase or maintenance.
Making stuff.
	Anyone.

	Development
	Additions or improvements to common areas
	Adding more EV parking.
Adding a sauna.
Implementing solar power generation.
	Anyone.

	Finance
	Anything concerning finance.
	Oversees the budgets.
Answers finance questions.
Oversees reimbursements and payments for community expenses.
Oversees collection of Body Corp payments.
	Anyone.




Residents of any age, non-resident owners, and neighbours (on the old High Street School property footprint) can attend, and contribute to any sub-committee.
All these sub-committees utilise the agreed Group Decision-making Process.
These sub-committees make recommendations, ask for funds, or request a ruling from the overarching Group, which is:
	The Group
(Provisionally to be known as Toiora Cohousing Group)
	Oversee the community’s policy and decision-making.
	Considers subcommittee recommendations.
Instructs Body Corp to take action where necessary.
Can levy households or individuals or owners for non-Body Corp expenses.



[bookmark: _GoBack]Every resident 18 (age is suggestion) years or over, and non-resident owner, is a member of Toiora Cohousing Group.
Neighbours (on the old High Street School property footprint) and residents over 12 years (age is suggestion) may voluntarily be a member of Toiora Cohousing Group.
Toiora Cohousing Group utilises the agreed Group Decision-making Process, with the only exception being where urgency and importance and impasse require a vote be taken.
Note that Toiora Cohousing Group has considerable power.  It can regulate behaviours, demand financial contributions, and set the tone for the politics of the community.  Its saving grace is that the Group Decision-making Process is at the core of its endeavours.
This is the reason why emotional issues such as pet ownership, firearms, and smoking; and issues of compulsion such as cooking rosters, parking restrictions, and working bees sit better in the purview of Toiora Cohousing Group, rather than in the Body Corp.  For these issues we need to be more flexible and empathetic. 
If we can agree on a simplified Body Corp text then these more emotional and values-based issues can be talked through separately, one-by-one with less pressure and the reassurance of a thorough group decision-making process.  Nevertheless, these issues must be resolved before we move in.
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