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IN'WRODUCTIVN ¢

This is the first issue of what we hope will be a welcome and
permanent feature of our group and commmnity -~ a newsletter. Its
purpose 1s to serve as a record of what the group has done, as a
source of information related to future plang, and as a medium of
exchange of those 1ldeas which members cannot ade juately express at
a meoting. 'le hope you will enjoy it, zain from it, and use it.

No one, of course, 1s required to subscribe. But at 5¢ an issue
(for paper and postage) you micsht want to give 1t a trial for

ten issues. Suggestions, 1deas for a name, and criticisms will be
welcomed by your uditor, Ann Gras.

After incorporation, proceecdings of meetings wlll be recorded in
official minutes, and this paper will only print major details.
For now, publication of fairly complete records may help us all to
reach a better understanding.

FIRST IsTING:

The first meeting of the was held in Rn.33-203, IIT,
8:30 P11, lay 28, 1953. Present were Donald and liickey Thompson,
Aaron Johnson, Uno and Dorlis Ingard, rPhineus Alpers, lir. amnd lirs.
RBarnett Berliner, Langdon ‘Jales, Arthur Barber, irthur Klein, and
Ranny and Ann Gras.

The mceting begen with a discussion of the Cormunity iims, as out-
lined in the form letter. No ‘fuestions until Aim 3: Can group
buying save enough to make 1t worth all the work involved? =
discounts on some items (meat, oll, appliances) are large enoughj
others might better be forgotten. - Should we worry about such
details at this point? As lonm as we apgree on the final goals, we
can concentrate firat on the houses, and the other matters will
worlk out later. = Perhaps we could most easily agree on goals 1if
everyone wrote down their own personal ideas, and then looked for the
points of agreemsnt. - 'It seoms that all those interested in the
group shared the ideals expressed in the letter (else they wouldn't
be interested),. so the agreement 1s already there.

Aim 4: Democracy and cooperation are really attitudes, not specific
actions. = Yes, but attitudes can be instilled in the younger
generation most easily be the example of putting these attitudes
into daily practice. =~ A famlily mipght live an ideal kind of life
all by themselves on fifteen acres, but besldes being expensive,
this would be avolding the problems of living with people, rather
than working out a solutlon.

Aim 5: Relilance on television, as an example of non-participation

’ ; activity, can displace more stimulating activites, both social and
individval. =~ But let us not be unique to the point of uniformity,
and all forswear television, which has many good points.
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Alm 6: “That amount of diversification can be expocted? - There
ig already a foir amount within LIT, but we have no desire to 1limit
the pgroup to Tech peoples = There are a few professions ameng
whose members fev would be interested in sueh a commumnity. - But
ag the group grows, there will probably be more varied reprosen~
tation. E

Ideals In general: hat has prevented other groups from reaching

the goals we have in mind? < Other groups have been dravn
together first by an architect, or a tract of land, or low cost
houses, or cven high cost houses; people joined with differing
ideas of how the community should be. If we start with the ldeals,
people who flrst asree on these should be able to go farther towards
achieving them. = Just how unanimous are we going to be? =
Probably no decision or action should be made without the approval
of 2/3 of the mombers. '

Asscssnents: lust overy member contribute to financial expenditures
approved by 2/3 of the group? = A system of appeal might be set
up, for cases of Uemporary distress. =~ The members could agree on
a maximum 1imit of assessments per year, approved and chenged only
by unanimous vote., = Starting now would begin a fund to work with.

Contributions of time: Can physical labor be substituted for
nonetary contributions? = Yes, to a large extent. . = Further,
the group would dlscourage anyone from trying to get by with
merely spendlug money. Lveryone should expect to contribute a fair
share of time. = "Labor" does not necessarily mean back~breaking
work. Other inmpo ritant contributions can be made in suporvision,
Investigating, making contacts.

Lore merbers: Do wa want them? - It would be better to complete
the group beflore land 1s purchased; then all members wounld have a
shére in the planning, end we would not be pressed to find more

me bers because of flnancial need. Twenty families is the maximum.

bilgations: Can we draw a distinction between
these two - Legal obligations, imposed by whatever rules
and corporate we drew up, are merely to simplify the problem
of reaching the idesls, and such rules should be as few and simple
a8 possible. The spirit of the group, as expressed in the ideals,
are the nmost important feature.

Ideals and lgro

Seonomy by gquantlity: The concept of the community is like a wheel,
with better, cheaper houses as the hub. Can we realise the low-cost
ildea sufficiently without using similar house designs, and the
resultant savinga through bulk buying? - Discounts may be had
wlthout evaeryone buying identical windows or board lengths. The
dealer only redquires a guarantee of all your business. Different
deslzn hougses must st11l use the same basic materials.

frice rangs: Gan homes of widely differing values be juxtaposed
without Impairing real estate value? - This problem is largely
off'sel by tle zeneral aspect of the comunity. = ‘orse things can
hapien.,

X rood houge can become a blight -through neq}ect. = Such

a bilzht would be unlikely in this comunity.
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ouner labor: It is coften cheaper to hire a professlional than to do
the job yourself. One supervisor to coordinate the work on several
houses can save {ar more than the expense. =~ Diteh digglng and
block laying are not worth the effort of doing yourself. - ut
the system of owner-contracting can save a great deal. A case in
point was 2 chemist, Inexperionced in bullding, who did his own
contracting on several successlvo houses, saving about ;2000 on each.
=~ Several owners using the same subcontractors can bring more
gsevings, and of course thore are many things the owner can do
profitably himself.

Cooperative labor: Working on other people's houges can be pure
drudrery if contlnuous. It wlll probably be used mostly when time
is of the essence. =~ Cooperative labor will be most beneficlal
when emploved on community facilitles.

Locatlion: Towns so far considered are ‘/eston, iiayland, Lincoln,
Dover and Sherborn. tllayland has rather poor planning, and 1s like
Sherborn in very high road requirements. Lincoln land 1is hard to
come by. =~ DBullding codes must be investigated; for instance,
some towns frown on new building materials. - Incidentally, the
use of new materials can bring dlscounts for advertising rights.

Architecture: Should 'e have restrictions? =~ FProbably anyone
wishing to join cur zroup would automatically choose a suitable
design. = Some individuals, through lack of experience, have
1ittle aesthetlc Judgment. = Should we worry about appearance?
= Surely the aesthetics of our community are important. - Can
architects be the ones to judze sultabllity of designf?-~ Since the
group itself 1s moast concerned, it should take the responsibility.
= The main pu¥pose of group interest in individual plans is as
ruch to help the individual as to protect the group. - The pro-
spective- bullder may gain much from the experience of others.

Cholce of lots: Arbitrary method such as drawing straws is not
oquitablo. = It should be possible to subdivide property so that
each lot has at leoast cne desirable feature - view, space, trees.
Then a system of frec choice could satisfy everyone. = Any con-
flicts can be settled by the mombers involved. :

Time zcale: Five or gsix families would be the maximum number that
could beneflt by coordinated construction. 5o building will be in
spurts, with the possibility of individual exceptions. - It 1s
conceivable that some bullding might start this fall, but we should
not rush oursclves to make thls possible.

Next meeting: The next meeting will be at 8:00 (sharp) Pli, Thurs-
day, June 4, 1953, at liIT. Room number is announced on notice.

Ad journment: 10:45 P,
% 3 %
Sunday, May 31, four members of the group visited the tract of land

in ‘Jeston, mentioned at the first meeting. This will be discussed
at the June 4& meeting.
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SECOND MEETING:

The second meeting of was held in Em, 33-203, MIT,
8:00 P.M., June 4, 1953, Present were Manuel Kramer, Genio
Arciprete, Phineas Alpers and friend, lLangdon Wales, Peggy Bu'bor.
Evelyn Klein, Ramulf and Ann Gras.

The meeting included further discussion of ideas, description and
possibllities of some Weston land, and financlal considerations.

Pitfalls: People have been trying for hundredy of years to make
cooperative organizations work. What were the mistakes that made
8o many of them fall, and can we avoid these mistakes? -~ When
various individuals join an organization with differing ideas of
its pasic purposes, there is bound to be conflict. - In an
organization whose purpose is building a commmity, should a wide
range of personal incomes be avoided? - If the anlI personal goal
is to get a house, those who can afford to build early are apt to
feel no need or desire to help others, once they themselves are
settled, ~ Can a wide range in ages cause difficulties? - By
itself, 1t does not seem to make any difference.

Resale: Even if the original members all share the same ideals, ,
what happens when & member has to sell? - The corporation can
reserve the right to approve the purchaser, -~ If the conmunity is
successful, there may be a waiting list to draw buyora from.

Time 1limit: Should one hesitate to join the group if he canmot
expect to build for a few years? - The advantage of cooperative
organization will be lost if he waits until everyone else has built.
Most construction will probably be finished in two or three years.

Weston land: A topographic map of the Renwick and Cummings land
was presented, showing the area under consideration, and a possible

‘subdivision layout, which can be roughly described: An Leshaped

road with lots on both sides. From Merriam St., the road would »um
West through flat meadow and rolling woodland. Near the cormer of
the L, there would be common land around the pond on the right, and
more common land in a hilly area behind the lots on the left. Then
the road would turn South onto a twenty-acre plateau, lightly wooded,
and bordered by a quite dry swamp. The total area would include
twenty~six large building lots. The six closest to Merriam St.

would be sold outside the group to help pay for the road cost,

Cost: What should members expect to pay for developed lots? = I¢
would be best to have available around $3000, and certainly not leas
than $2000, The group will naturally make svery effort to minimize
eosts, but we should not count on this toe heavily.

Mortgages: Banks loan according to a percentage of the owner's
total capital investment. They do not usually consider the value
of the owner's labor. - By talking with meny banks, we should
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be able to find one willing to make a good arrangement, on this
matter and on interest rates, if we all agree to use that one bank.

Membership: At present eighteen families are interested, and the
word will doubtless spread. Perhaps we should ask for written
expression of desire to be incorporators, and limit the group to
the first twenty responders. Later applicants could be luded
in a reserve list, with priority according to time of response.

Rogutry It is easler to remember names if one sees them in print.
(See enclosed Directory of those interested as of this date).

Ideal number: Is twenty really the best number, or could we allow
for expansion? - The group will have to act mostly as a conmittee
of the whole, and a larger number would have difficulty. - A
smaller number would not have as much advantage in group buying.

= If the reserve list grew big enocugh, we could suggest that those
on 1t form their owmn group. = The two groups might gain from each
other's experience.

Land again: The matter of sewage disposal should be well investi-
gated. Cess pools and septic tanks re cleaning, but there is
some difference of opinions as to the frequency of this operation.

Other land: Shouldn't we look further for land? - This Weston
tract 1s not presented as the only answer, but as one good possi~-
bility. The Gras family has spent two or three months loold.ng.
and so far have seen nothing better, but they have seen only a
fraction of what 1s, or might,be, available. - An organized
coomittee should be set up to investigate more land. - Yes, and
such & conmittee camnot have amthority until a formal organization
is established, so we should soon start proceedings for that.

Schedule of payments: The earliest date by which members would have
to part with their full lot price would be three months ;‘ron now,

Financing: Can one get a mortgage for lot purchase? - Banks will
not give mortgages on land, but the value of the lot will constitute
part of the down payment for house construction.

Next meet : The third meeting will be at 8:00 P.M., Thursday,
une ? s Rm, 33-203, MIT.

* % ¥

We received a call recently from Werner Gumpertz, Asst. Prof. of
Building Engineering and Construction. Prof. Gumpertz offered his
consuliing services to the group, with the hope that he could help
us avoid the pitfalls that beset Conantum.

Our organization needs a name. If we don't give ourselves one,
someone else may do it for us, and such things often stick like
chewing gum. The only requirement for our name is that one can
hear it several hundred times a year without getting an ear-ache.
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NAME ADDRESS TEL,
Alpers, Phineas 22 Summit Ave., Salem Salem 5440
Rm. 3-340, MIT, Ex. 468
~ 'Barber, Arthur 87 Church St., Watertown WA 4-3939
Cambridge Field Sta., A.A.F. UN4-4720
“Berliner, Barnett 41 Park Drive, Boston CO 7=-0907 .
Ihno 7"5‘4&, MIT’ Ex. 416
Chappell, iWilliam 8 Barton Rd., Wellesley Hills \E 5-1302 J
General Electric, Lynn
FrazeriTJohn 4 Fuller St., Brookline BE 2-8321
M
-~ Gras, Ranulf 48 Mass. Ave., Cambridge KI 7=-2287 L
Rm. H-415, MIT, Ex. 3551
-Garnjost; Kenneth R.F.D. 1; Duxbury
Rm. W‘l"m, MT, Ex. 2371
- Johnson, Aaron 145 Pinckney St., Boston RI-2 3487
m- 22A -'-?390, HIT. Ex. 2834
Klein, Arthur 58 Marshall St., Watersown WA 4~8306 -
Res. vept.; H.P.Hood, Charlestown PR 6-2600
- Kramer, Manuel 22 Bellvista Rd., Brighton LO 6~-5931
Rm. H-30'?, NIT’ Ex, 2472
Ieonhard, Julius | 234 Upland Rd., Cambridge UN 4-8833
Rl'ﬂo 22.&"‘256’ HIT, Ex. 2840
Loewenstein, Paul 2 Potter Park, Cambridge TR 6-4092
Hood Bldg., MIT, Ex. 2441
Riley, leo 19 Amherst Rd., Stoughton L
MO H"'4l4’ EIT’ Ex. 5551
Smiltens, Jurls 331 Harvard St., Cambridge UN 4-4283
Rm. 20B-043, MIT, Ex. 2116
~ Thompson, Donald 30 Cleveland Rd., Waltham WA 5-7097 J
Rm. 203"119’ MIT' Exn 2395
v Wales, Langdon 524 Salem St., Reading RE 2-1361 M ,
Rm. H-386, MIT, Ex. 3537
Arciprete, Genio 72 Water St., Quincy e
Cambridge Fleld Sta., AAF, UN 4-4720, Ext. 54 e
James, Robert 114 Holden Green, Cambridge

Hm° 52"443-&:5 NiIT, Exto 164
‘ 'f"":/’\vm.l f“ ‘

e 7 |



f0L Iy, Noe 3 June 18, 1885

IMFORTANT NOTICE:

All interested parties should plan to attend the next meeting.

since an organization will be established at that time. Voting
procedures will be determined, a neme will be chosen, and officers
elected. An account will be suthorized, and members will be asked
to pay dues of $5.00 for a working fund, Joining this organization
does not constitute a final commitment, but an expression of sincere
intemst. 4

The next meeting will be held in Em. 33-203, MIT, at 8:00 P.M.,
Thursday, June 25, 1953.

JUNE 13 MEETING:

The third meeting of was hsld at 8:00 P.M., June 11,
1953, in Rm. 33-203, MiT. PFPresent were Aaron Johnson, Manuel Kramer,
Paul Loewenstein, Julius Leonhard, Ruth and Lang Wales, Leo Rlley,
Arrold Smith, Ranulf end Ann Gras.

The meeting consisted of a discussion of land, spooifio and general,
possible difficulties, organization plans.

Walpole Land: A tract of land avallable in Walpole was described.
The property has 211 acres, a two or three family house, barns,
piggery, and other bulldings, all in execellent condition. A town -
road separates the bulk of the property from the main bulldings and
a few acres, the latter running to within 10 feet of Willet Pond,

a mile-l-ong lake with swimming, bcating and fishing. Fifty-odd
acres of the farm are open fields, the rest are wooded. Accordi

to the agent, the property might be purchased for $25,000.

Development: The particular area of Walpole is zoned for acre lots
with 200! frontage. Road requirements include sidewalks, would
involve a cost of at least $12.00 a foot, or a minimm of $1,200 per
farily. Water 1s additional, but can be psid for in 6% installments
over a period of twenty years. The tax on the property at present is
$1,100 per year,

Pienle: It was agreed that the group would meet at the Walpole land
Surday afternoon, June 14, for a tour and plcnic supper. The places
iz labelled Hillcrest, and is on Nerth St. off Route 109.

More Discussion: The farm is surrounded by very attractive homes
and farms. = We might lower the road cost by building roeds oure
g0lves. Perhaps we could obtain a waiver on the sidewalk require-
ment, « Commubting time to Tech 1s sbout 40 minutes. = It would
be difflcult to find any sulbable land less than 30 minutes from
Carxrbridge. '
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Other Tand: Mr. Riley (who discoversed Hillerest) wvolunteered %o
inveatipate the Dover-Walpole arca more fully., Br., Kramer offered
to look Into the Dedham~Westwood area, and the Gras famlly plen to
asarch further 1In Weston and Linceln.

More Members: Before we can geriously consider any land, we must
have a larger and more positive membership. -~ We should try to
bring in other professions; for example, it would be nice to have
a doctor iIn the community. = Response to nespaper ads is unpre-~
dictable, It might be possible to circulate other universities
and institutions., = If members get thelr friends interested in
the group, we may have more diversification.

Number to start: We could begin operations with any number, rather
than wait for twenty incorporators. -~ But if we buy land with the
intention of enlarging the group later, people may join because of
the attractive land, without really sharing our ideals.

Organization: An informsl organization, as a means to make group
decisions, is necessary. -~ This is not %o be confused with incor-
poration, and will involve only the amallest financial contribution.
However, the organization will form the policies and by-laws of the
corporation that will be formed eventually. - What does it take teo
be a member? -~ At this point, an expression of sincere interest. -
A payment of dues would be the best expression, and we need some
working capital. Some expenses have already been incurred. = The
Gras family spent $22.00 for the postecard circulation of MIT., =«
Suggestion (approved) that members pay dues of $5.00, which should
carry the group through the next two months at least. Payments will
be collected at the next meeting. :

Next Meeting: At the next meeting members will choose a name for
the organization, determine voting procedure (Roberts' Rules of
Order suggested as a guide), and elect a chairman, trcasurer and
clerk. An account will be authorized and duves collected.

Architect Supervision: Wouldn't it be better to hire an architect to
supervise construction of homes, rather than using a general contract-
or? = Architect supervision is usually a matter of upholding
specifications, not of coordinating the work of sub~contractors. =
Architects could not take much interest in the construction of homes
designed by other architects.

Building Costs: It is sometimes cheaper to use a general contractor
than to do your own contracting. We would do well to get a few
detalled blds for several houses together. -~ The time of year ie
another factor that influences building costs. Bids are usually
high in early summer, low in the late fall,

Houses Versus Idealst It can be seen that when land and houses
are being discussed everyone gets oxcifted. Aren't the houses
really the mosat important aspect? Anyway., how can we be sure that
everyone who joins really shares the ideals we think important? =
We are offering, not juat houses, but advantages over ready-made
neighborhocods. You may buy or build in a settled community, and
you may get to know and like your neighbors or you may not. But
when nelghboras want o work togethor they can achieve many things.
. They may work for better schools, or worry about a nearby vacent
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Lo, or set up a community nursery. They ocan develop an atmogphare
that will give their children a real sense of security and & habit
of good citizenship. People who come into our group will join us
because they care asbout these things; and becauss they all care,
they will act together,

Architecture: What rgtrictions wlll be placed em architectural
style? -~ That is up to the group; so far, the majority appear
to want contemporary homes. Probably sanyons willing to bulld in
a commmity of contemporary homes would choose a contemporary
design for himself.

Next.HMeeting: The fourth meeting was scheduled for Thursday, June
25, 1953, at 8:00 P.M., Rm, 35-203. MIT.

PICNIC:

Due to the short notlce, many members were unable to come to Walpole
Sunday. The Wales, Kramer, Smith, Riley and Gras families, and
friends, enjoyed a chilly few hours exploring the innumerabls

rooms, stalls, cellars and hay-lofts, and the waterfront. During
the two mile hike intoc the woodlands the day warmed up considerably.
Supper in the barnyard was thoroughly enjoyed by everyone except

the beagle Splce, who forgot to bring his horsemeat.

WESTON LAND:

¥r. Cumings, who owns half of the land under consideration in
Weston, called to say that he feels the right price for that land
is about $400/acre. He also expressed a great interest in having

our group as neighbors.

OF IRTEREST:

Cur group has gained the genuine interest of many people who for

one reason or another are unable to join us as members. One gentle-
man 1In the architectural fleld, hes a special interest in planned
communities, and is eager to help us in any way possible.

Another new frlend was the source of same very encouraging infor
mation. He told of several communities throughout the country,
founded on i1deals similar o ours, which have flourighed for many
years., For example, Celo, in North Carolina. This group has about
twenty families, operates a commmity farm. The membaers built
whatever type of home they desired, ranging from a small log cabin
to a good-sized modern dwelling. It should be very interesting to
correspond with the group at Celo, and they would probsbly be
willing te give us much benefit of thelr experience.
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TENTATIVE MINUTES OF JUNE 25 MEETING:

A group of people met at 3:00 F.M., June 25, 1953, in Rm. 33-203,
MIT, for the purpose of establishing an organization to carry cut
their mutual alms. Presont wers Paul Loewenstein, Manuel Kramer,
Leo Riley, Lang Wales, Arthur Barber, Arthur Klein, Ranuif and
Ann Gras. Barry Benape was present a&s an interested observer.

The follow offlcers; were elected for temporary office: .chairu
man, Ranulf Gras; Socretary and Treasurer, Amn Gras.

The following rules were duly moved, seconded, &nd adoptbd:

In this organize¢ion the woting unit shall be the family, snd
each famlly shall possess two votes, which may be used together
or individually.

A payment of $5.00 shall be the requirement for voting privileges
in this organization, regardless of the time of joining.

Until the org:nization's funds exceed $100.00, the offices of
secretary and treasurer shall be combined, and the funds shall
be entrusted to the treasurer without an offical account.

Robert's Rules of JOrder shall be alopted except as the organization
determines otherwlse.

When the organizition includes 40 voting members, a rule of
senlority rights shall be adopted.

An agreement was reached informelly that the purposes of this
organization sre 1) to investigate and choose land for the proposed
community, 2) to gather members who will build and live in this
community, and 3) to set up the form of the corporstion which will

develop and govern this community. _
The nmext menting was scheduled for July ©, 1953, Rm. 33-203, MIT,
at 8:00 P.b. -

PUBLICATION FOLICY:

It was agreed at the June 25 meeting that this newsletter should
publish Ghe officlial (but unapprovei) minutes of meetings, even
though the minutes will be printed and filed separately by the
secretary. It would be heipful for the members to file these
newsletters as a record of the group's ections. It was also
agreed that this newsletter should centinue to publish the full
record of meetings, including general discussions and lost motions.
in thils way, e clear picture will be given of ths menner in which
the group's pollcles are formed. For your reading coavenlence,

the edltor will attempt brovibty, bud it 1is surprising how meny

S s & Bl & o~ ;] ’ R/ € Ayn - B ooy
gﬂb??ﬁﬁ@¢ﬂg thinge can be sald at one mesting.
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FULL _REPORT OF JUNE o5 MEFTLNG:

Peacock Farms: It wes suggested that members vlgit this new
developmenty on Rtes. 4 and 25, near Rie. 2, in Lexington. Homes
are degigned by Compton and Plekrce, and 2 model heme is under
construction, '

Other communitiesa: The Grases dlscovered & book - Get your oun
home the Cowop way - which tells of thirty or so cooperative
communities all over the country. The author has dssoribed a
great variety of developmenta, including the two extremes of degree
of cooperation. The Gras femily plans to make a tour of six of
these commmnltles during their vacation.

Organization: Gras (Ranulf) nominated and elected as chairman.
Agreement that present members constitute a gquorum,

Rules ~ permanent? At least one commmity has the unfortunate
idea that once a rule is made it cannot be changed. We should be
flexible enough to change unsatisfactory rules. - We should dig-
tinguish between this organization and the incorporated group. The
present organization does not have the great responsibilities that
will meet the property-owning sorporation. « But the decisions
we make from now on will shape the corporation, for better or for
Wora®. )

Vote: Suggestion thet all decisions require 2/3 vote, - This
would be undesirable in meny cases; a 2/3 wvote ia required for
writing laws, but a majority should be able to declde .on flnancial
expendz‘u. which will be wery small untll we incorporate.

n

Commit t: How binding is membership in thls group? - No one

13 pormanently committed to anything until insorporstion.

Henber ship dues: There mey be a danger cof hardening the organi-
zation too soon, if the $& payment and semi-commitiment mcare

away people on the fence. Since ouwr expenses will be mmall, do

we need a fund? ~ The purpose is to sz0lidify not the organization
but the membership, finding out who is really interested. - The
fund could be used for further advertising. -

Reagons: We ars orgenizing in order to clear up uncertalintles., We
need to get down on paper the geleral objectives shared by all the
voting menbersg, zo that others may better decide whether they want
t0 join. 'The duez are to pay for previocus expenses which have all
been incurred by one femily.

Opsn meetings: The meetings should be open to all at all timss,
but only those who heve made paymenbts should comprise the wotirg
menmber ghip.

Voting unit: (See Minutes) If a member is singley he or she is
still given two votes. If only one member of a femlily is present,
he or she may cast bolth votes,

Secretary: Amn Gras selectsd, in spite of her ebjection to having

S

two officers in one family.
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Dues: This required payment may be a stumbling block. Feoplo toeo
meertain to pay might feel like fres~ridera 1f they come to ths
meetinga. We should have a larger group before assegsments are
levieds = Wa could snlarge the group through advertlsing. ~ Wo
do not have enough to advertise. We nsed a locabtion, and a state~
ment of cosi. = Preosent members are interested without these
assurances; others might bse toc. Suggested that we Lorget the
dues until we plan expenses. = Suggestion of continuing dues,

of $1.00 a month or so. Then uncertain msmbers could attend a few
meetings without elther feel like fres~-riders or belng perms~
nently committed. - Permanent members have votes, others can
attend meetings, make suggestions, join discussions. =~ All
menbers s contribute equally, no matter when they join, ~
The meetings are informal, enjoyable, educational. People may be
willing to pay dues just for the privilege of attending, without e
guarantee of real future benefits. _

Land and membership: In such groupss; the "founding fathers"

alway have a different attitude from the other members. It wuld
be best if everyene could be a "founding father" and share in the
orsative process of Iincorporation and choosing land. « It will

be difficult to establish a final group, and then get them all to
agree on a pilece of land, ~ If ws establish a limited arsa within
whieh to locate, it might be helpful. « True, people who agree on
ideals may disagree on land. Bub if the land comes first, people
who agree on that may disagree on ldeals. Singce some conflict is
unavoidable, why not concentrate on the agreement in ideals? -

As time passes, we will get a hetter idea of the desires of the
group in regard to lccation. But first we have to knmow what "the

group' is.

Uncertain cost: People will hesitate to join a formsl organization
until they Imow what their share of the community will cost. - We
could agree on a maximum lot price. = As sald before, a good
subdivision will oreate a wide range in types, siszes, and prices of
lots, The group c¢an and should prepare a few sample subdivision
ideasg for study.

Payment: Motion made and seconded that present people pay $5 at
progent meeting., -~ Motion that rscord of expenses be kept erd

such expenses be paid back to individuals when group incorporates.

- Wo gannot commit the noneexistent corporation to anything. =~
Motion dropped. = Original motion amended and paased (see minutes).
Motion on aceount made, sconded, passed (see minutes),

Nomes: Suggestions -~ Home Seeking Families, Home Seekers, Home
Hunters, Ideal Home Seekeras. = Agreement to let people think
about this matter, decide at next meobing. (Please do thinki)

Rulea: Roberta Rules adopted {see minutes). Explenation thab
ma jority vobe ia required for ordimry business, 2/3 for adopting
or changing by-laws., <« Suggestsd exception: two thirds wote
be requived 40 choose land., =~ This would be too Testrieding.

Incidentalg: Unbtll incorporation, individuals are responsible for
acts and indebitedness of organization. « We should be prepared
to incorporate quickly when we £ind the right land. We must
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make ceveful end complete plans for this operation. -« Hone

voting members, and voting menbers whe withdraw before incorpore
ation, can contribute mueh of valus, and should not feel further
cbligated in any way. Thelr suggestions will always be welccme.

Perscmal expenses: Agreément that specisl expenses incurred for ‘
group business should be charged %o the group. This does not ineiude
such regular expenses as gasoline, telephone calls.

Hinutes: (See publication policies, page 1). Official minutes
are supposed to include only decisions, not discussions.
minutes published in the paper are not official until
accepted at the next meeting, and members 1l please take note
of any errors. :

Seniority: Members vho join early should have first rights to be

incorporators. = Bubt then a member could join now, forget the
group campletely until we find same lovely land, and then show uwp

to claim seniority. We need some continuance of member ship interest.
- Monthly dues would insure this. =~ We might insist that members

must heve attended 50£ of the meetings since joined, %o main-

taln membership., = Declslon to leave until group hes 40 voters.

Hext NMeeting: (See mirutes). At this meeting the group

choose a name, and will probably set up some more rules
operation. ,

TREASURY 2

The organization funds now total §$25, collected in membership
paymenta from Paul Loewenstoin, Manuel Kramer, Lang Wales, Leo
Riley, and Ranulf Gras. _ -

MEMBERSHIP:

Three new names have been added to our list of interested parties:
Arnold Smith, Robert Cummings, and Richard Bemnett.

SUBSGRIPTIONS:

Although we would 1like to, we samnot continue malling newsletters
indefinitely %0 everycone who we feol might desire them. Herealter,
newsletters shall bs mailed only to those who have expressly ré~
quested them, in person, by tolephone, ox by postcard. However,
we shall print extra copies for reserve, and members may obtain
back issuss at any time, at the seme price of S¢ an issue.




THE 2277977979727

VOL, Iy Foo, 5 July 16, 1983

JULY 9 MEETING: : _

There are no "official minutes” of the July 2 Meeting, since the
meeting was never officially ealled to order, no motions were made,
no official actions takem., However, some importent plens were made,
and there were interesting discussions on various toples.

The meeting was held in Rm,33-203, MIT. Present were Leo Rileys
Lang Wales, Paul Loewenstein, and Ranulf and Ann Gras.

Name: A few new sng%esti_ona were made for a name for our organl-
mation: 1) Soeiety for Private And Co-operative Enterprise, the
initials of which spell SPACE. 2) Lend-Lookers. 3) Landlubbers.

Summer Recess: Since s0 people are away on vacations at
different times all summer, it would be hard to get good attendance
at meetinge until September. ~ However, we should plan now to put
on a membership drive as soem as possible after Labor Day.

Publicity: It would be & good idea to circulate other institutlons
as we did MIT.,- Why not prepare an ad right now? (We did. Each
msmber present wrote down his ldeas, and the best parts of each were
combined to make the final form, for which see below).

Ads "Are you interested in a home of your own? We are a group of
young people bringing into bsing a co=operative community, and would
like to discuss our ideas with all who are interested. We contem-
plate an association of about twenty families, to buy about 50 acres
of sountry land within 20 miles of Boston, to subdivide into 1 to 3
sore lots retaining about 10 acres for common development and use.
Many savings will be realised by co=cperative buying and bullding.
We are confident that our sommmnity will provide a better way of 1ifs
for us and our children., If you are interested, come to a meeting
on Tuesday, September 15, 1953, at 8:00 P.M. in Room s MIT,

For further information call KI 7-2287." Sl

Rules: If we are going to use Robsert's Rules of Order as our stan-
dard of parliamentary procsdure, won't we have to be extremely
sareful to do everything according to Robert, in order that no action
ever be called null and void by some disgruntled membsr? - The Rules
ave meant to help keep order, and promote jusilee. There 1s no need
%o follow them by the letter under ordinary sircumstances.

Suggested By~Law No. 1t Perhaps we should have a rule that no
decision of importance shall be made at the same meetlng at which
the subject was first introduced, except in case of emergency. =
This is a fair practice. = But you have Bto define an emergensy, OF
& means of dsclaring one. ' ' .

Suggested By~law No.2: We ghould allow more than one motion at a
$ime, on the same subject, %o be aonaidered befors voting on the
fmoin motion®., Then members eould choose betwesn alternative
methods of doing somsthing, rather than "to do or not %o do".
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Suggssted By-law No. 2 (con$.}: There are ways of achleving the
sems regult, through amendments. Or & member can always aasy "1f the
pending motion fails, I will make such and such a2 motion". - Bui

" technloally speaking, the members cannot then debaste on the pro-
posed new motion, but must first vote on the original motion. A ;
members vote on a motion might well be influsnced by a olear state-
ment of the alternatives, and an indication of its popularity. -
We can at least allow free and open debate on all possibilities.

sted By~-Law No. 3: Officers should hold office by rotation,
not election. By election it 1s possible to have the same people
holding office all the time, or some people declining all the time.

Suggested By-Law No. 4: Are all assessments to be enforced? -
There should be some provision for appeal, such ag at least a two
thirds vote of the membership. =~ Anything at all can be appealed
to the whole membership. The group that made the rules can at any
time change theme or set them aside. =~ However, if no provision
is made specifically for appeals, no cne will dare to try it.

Suggested By-Law No. 5: (An alternative to Ne. 1) The idea of
majority rule does not really seem very co-operative. Perhaps we
sould require a 2/3 vote for sction at the same meeting in which
the action was proposed, but only a majority vote for the same
action at the next meeting. In this way, things that were whole-
heartedly approved by the group would get 4 immediately. A
state of emergency could be declared by a 2/3 vote, inwhich case

a majority vote at the initiating meeting would suffice., - If
this rule were adoptedy no one would try to get much support for
the firat meeting, since he could be sure of getting his ideas
across more easily at the next meeting. -« We do want to enc e
everyone to speak freely at meetings, and if undecided on a declsion,
to have time to think i1t over and talk it over before voting on i%.

Hote: All of the "By-Laws” are only suggested, and these and others
should be carefully considersd before they are voted upom. The
purpose of all parliamentary rules 1s to protect the minority, but
soms rules which might seem to do thig may sctually work the othex
way and make things tough for the majority.

House plans: One thing we can do even befors buying lend is %o

form a library of house plans. There are hundreds available, des~
igned by noted architeots, and purchagable at very low cost. - This
would be an added drawing card for new members.

Noxt ueet%g: The next meeting will be held September 1, 1953, at

: s o 03=203, MIT. At this meeting we will discuss the
program for the "open meeting" of Sept. 15, hear 2 report ( and view
plctures) of the Grases tour of co-operative commmities, and take
care of any further businass that wmay have come upe. HNembers are
asked to bring suggestions for By-Laws.

% # o
Gras Trip: So far the Gras family has received heart-warming invi-
Gatlons from three of the cammmities they plan to wisit. It looks
as though we will make many new friends along the way.
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NEXT MEETING:

The next meeting will be held on Tussday, Oetober 20, 1953, at the
?Iales homea 52% Salem St-’ Reading.

PAST MEETINGS:

Sept. lst: Meeting held at 8:00 P.M. in Rm. 33-203, MIT, with

Wales, Paul Loewenstein, Ramny and Amn Gras present. = Brief report
on the Gras trip, suggestion that it be put 1in written form and circue
lated. =~ Decision to postpone proviounlg planned postcard advertise-
ment until universities had begun the fall term. - Decision to have
informal meetings until group gets large, and to hold the first one on
Whipple Hill, Sept. 12. = Minutes of previous meeting approved.

Sept. 12: Meeting held on Whipple Hill in Lexington. Present were
the Loewenstein, Walea, Jones and Gras families, with children and
pienie lunches. - Agreement that this location, besides being scenic,
was very desirable from a commuter's point of wiew. = Further agree=~
ment that developing the tract would be difficult end pProbably rather
expensive.

Sept. 29: Meeting at the Kramer home, attended by the Kramers, Ruth
Wales, Paul Loeswenstein, Natalle Cecoottl, Jean and James Moy, and
the Grases. Much general and pleasant discussion, ineluding the
following important questions, which have yot to be answered in full:
Can members have any assurance that this "planning stage" will not
continue for an undue periocd? - Can we consolidate our ideas enough
to give newly interested members a better understanding of where we
ere trying to go? - Can members obtain a clearer picture of the
financial situation, how much will,it cost to get what, and when?

LAND:

Whipple Hill, the place that interests sveryone, is part of & large
tndeveloped area only 8 miles from MIT, on the Lexington-Winchester
line. A 200 escre tract which inciudes the hilltop 1s owned by =
group of fourteen investors who have been slowly developing the
frontage area in 15,000 ft. lots. Although the raw land iz not om the
open market, the investors have suggested that we make an offar on
any amount of the land we desirs. Manny Kremer has offered to get an
estlmate of the cost of developing the area. The hilltop is 374 feet
high and affords a view as far as the Berkshires and the White Mount-
aing. The high land 1s steep and rocky, but most of the lower land
1s gently rolling and well covered with topsoil.

In Beverly Farms, the Grases and Menny Kremer looked at a property

that was extremely attracitive, the only drawbacks being a high tax ‘
rate, leass than perfect schools, and a commubing time of at least 4
45 minutes. For assetts, the plece has 50 acres of rolling land with
valuable timber and en oceaen view, one large house in good repelr, -
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a amaller, ill~kept house, a brick garage the size of g dance hall,
& tennig court, a four Ineh water msin serving the centre of the
area, one good road end a road foundation. It 1s cne fourth milie
from West Beach, where Beverly residents may obtain 1life membership
for $1. The price of this property is $25,000.

Lincoln: Ruth Wales quoted the opinion of a friend who resides in
Lincojn; many landowners in the town who are holding their land,
because they want Linecoln to remain Lincoln, might be interested in
selling to a group such as ours. Lincoln has many advantages as

a town, and much of its land would be very well suited to the
building of a community.

MEMBERSHIP:

B,U., and Tufts have no mailing service that we could use for post=
card advertising. Harvard 1s very reluctant to let outalders use
the service they have. However, one oheap and easy way to reach
the eyes of a large audience is by posting notices on bulletin
boards, numerous in any institution. It is therefor proposed that
when the group feels ready to face a possibly large number of newly
Interested people, we print and post notices in this manner.

Before we can expect to interest many new fam’lies, we must have
a few more factas, and a much more definite statement of our aims as
a group. It has been suggested that each famlly write down their
own thoughts on the aspects of community development and community
1ife that seem most imporfant to them. These can then be combined
in one statement of purpose and put in the record. Each family will
g:taaked to prepare such & statement before the next meeting after
ober 20, : ~

SCHEDULE:

The matter of time is important to those of us who not only desire
but need a house. Viewing the slow gains in membership, and the
ultimate goal of twenty families, members may become discouraged
and look elsewhere. Some assurance 1s needed that things will no%
drift Indefinitely. Here is & propesition, and some pros and coms:

We could set a deadline, say February 1st., at which time we would
go ahead with as many families as had jJoined, buying whatever land
the pgroup could agree on, and beginmning development as soon as
possible.

Pro: 1) The assurance of action might be enocugh inspiration to get
e lot of work done quickly that might otherwise drift. 2) This plan
would bring acme pressure on undecided familles %o count themselves
@lther In or out, thus helping the group Ho know where it stood.

Con: 1) Some members might feel the group would purchase and
develeop land as though under promise to soms of the more impatient
fariilies. 2) The deadline would pressure the group to "settle for
less than the best", when further eifort might greetly improve the

quality of our choice. 3) Group action is like a snowball rolling
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down & hill -~ the initlial stages take more time to get going than

the final stages where momentum becomes ths driving force carvying
ths ball well into the level region at the bottom of the hili. Is
three months long enough? 4) A flexible deadlines, on the other hand.
would enable the group to better feel its way toward real progress,
without a promise committment.

FINANCING - LAND:

Heré is a brief outline of what it takes to buy and develop a piece
of land. Suppose twenty families agree to buy 50 acres at $200 an
acre. First they take a three-month option, at a cost of about $50
per member., In those three months they must have a subdivision plan
drawn, surveyed, approved and registered, at a cost of between $500
and $2000, Then each family puts in $450 more, and the group takes
title to the land. Next bids are obtained for the road and water
{power installations are free); the estimated development cost is
apportioned between the lots. Total lot prices, including raw land
and development, will vary according to area and desirability. When
the lots are priced, members choose which they want. A member choosing
a $2,000 lot now pays $1500, having already paid $500, and gets the
deed for his lot. The group signs a contract with the road~bulilder,
and construction begins. The road work should not take more than six
montha. By that time house construction may already be under way.

Money would be saved by ¢oing our own surveying, and bulldozing with
a rented bullwdozer. In such a piece of land as Whipple Hill, 1t
would be much cheaper to do our own blasting, even while paying for
the extra insurance that would seem desirable.

FINANCING -~ HOUSE:

By Tuesday's meeting we will have confirmed a tentative date with
Mr. Stanley Caren of the FHA, to appear at & meeting on November
3rd, and tell us all we want to know about mortgages. Evidently
the FHA 1s very enthusiastic about co-up housing groups and offers
several free services such as help in land planning and advice on
the legal technicalities of co-op organization.

For the present, however, Ranny has prepared a table based om three
hypothetical houses and inaluding fairly aceurats pilctures of the
financial responsibilities involved with esch. Perhaeps the most
interesting part of the table is the difference between actual cost
of any houss and the market value. These diffesrences are only esti-
mated, but they are not unreasomable. For example, by doing hls owm
contracting, a home-owner can save 10%. By setting up a2 cash pool
to provide prompt peyments to sub-contractors, it might be poasible
to get a discount of 2%. By buying in quantity, especially if ome
member obtaina "dealerships", members can save up to 50% on some
expensive items like window glass and electric appliances. Thse
savings possible through self help are limited only by time,
efficiency and energy. One example was oited of a family who ‘
built a house for $7,000 that is valusd at $14,000, and that family

did not have the advaentages of membership in any co-op group.
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Bstimated Coatz of f@m@ Oenership in Co-operative Croup

S

2=Ell House |J3-BR Housge |4~BR House
1|Floor Area (arbitrary) 8q. £t.] 1,000 1,200 1,5 '
2(Cost to Group Member (est.) $ 11,000 13,000 15,000
3| Land Area (arb.) acres 1 15 2
4|Land Cost to GM (est.) $ 1,800 2,000 2,500
5[Total Cost to GM ( @)+@)) $ 12,800 15,000 17,500
8)|Sale Value of House $ 18,000 21,500 256,000
and Lend (est.)
7(Saving to OGN ( ©)-© ) — 9 5,200 | 6,500 | 7,500 |
8|Value of Lot alone (est.) $ 2,500 3,000 3,500
9|Saving to GM ( ®)-@ ) $ 700 1,000 1,000
10|Down Payment, including $ 2,500 3,000 4,000
Lot (arb.) : a _
11 Amount Financed ({ ©-Q0 ) $ 10,300 12,000 13,500
12| Mortgage Payments, 43%, $/mo. 65.20 75.96 85.46
20 yr. (6.33x 1000)
13| Taxes, 2.4%/yr est.) $/mo. ~ 26.60 5 35.00
14|Carrying Charges ( @+3@3 ) | $/mo. 90.80 105.96 120.46
15| Extras: insurance, mainten=- $/mo. 20.00 25.00 30.00
16 To§:1 In;ut +@9)) $/mo. 110,80 130.96 150.46
17|Cost to Rent equivalent $/mo. 80,00 96.00 110,00
18/Difference ( (§-07 ) §/mo. 30.80 35,96 40,46
19| Cost oyer rent for 20 yrs. ] 7,392.00 | 8,630.40| 9,710.40
0T Hot et e EeeT ey @ )10 808-00 2,885 80 | T35 60
If house is sold at these riguros (ggg_) owner has paid only rent.
If house is sold at market valua (®):
21| Total Input (240 §+@0 ) $ 29,092.00 | 33,430.40| 40,110.40
22| Cost of ship for ] 11,092,00 | 11,930.40| 16.110.40
35 l%gn{;;y c@% 7540) " iy 46,52 49,70 85.56

detrber /’5, /1953 ﬂ %4«
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MEETING gF OCT. 203

There was a meeting at the Wales home in Reading, on Tuesday, Ost. 20,
1983, Present were the Waleses, the Kramers, Leo Riley, Natalie

v .

Geccotti and the Grases.

" DAVISON LAND: Lang reported on an interesting piece of land which
they had heard about from their friends the Wileys. The land, about
30 ascres, has {rontags on two streets, water om ome street; is rolling
and wooded, wlth some lovely lots high over the road. It is oclese to
Rbte. 2, and is located in an avea of high class residences, imeluding
gome of Lincoln's outstanding contemporary homes. The Wileys, whose
property adjoins thls tract, would like very much to see us setile
there, and would like %o buy a few acres themselves. At one time the
land was put on the market for $18,500. -Having prepared a plan of the
optimum subdivision for the area, Lang estimated lot costs would rum
about $2700 for two acres, & very reasonable figure for Iincolm.

Unfortunately, there was one d:lftieultz. The Wileys, after
talking over the idea with the Waleses, went to visit the Davisons,
and talked it over with them. The latter were very delighted with
our ideas, and felt it was Just the sort of development they would
like3 however, they really didn't want to sell any land now.

It was decided that we shouldn't give up too sasily, but rather
make further Investigatioms and perhaps try a different approach.

MEMBERSHIP: It would doubtless get more interest if we could tell
interested parties that we were considering land in Lincoln. =

That raises again the old problsm of attracting people becauge of land
rather than co-op ideas. <« No matter how co-operative pecple ngm
ssem, you cannot really tell just how much they will co=-operate

their houses are taking up a lot of time and monsy. -~ However, people
who say they like the co~op idea now are much more likely to be reasl
contributors than those who frankly say "I'm agin it". == We need to
get going on a membership campaign. :

MEETING OF NOVEMBER 3:
T e e

There was a meeting at the Gras home on Tussday, Nov. 3rd., 1953,
Present were the Moys, the Walesea, Paul Loewenstein, Natalie Ceoccotti,
Manny Kremer, and the Grases.

DAVISON LAND: By this time, the property had been inspected by the
Waleses, the Grases, Kramers and Loewensteins, 21l of whom were
eanthusiaatic, except that some wished there were more of it.

The Davigon property, aceécrding to thelr lawyer, might be availl-
able for $25,000, It seemed unlikely, though, from what we had heard
of the Davisons, that they were interested in the money. It was felt
that our best shance would be o drsw up the most attractive plan
possible, with no lots less than 80,000 sq. £t., and appeal to the
Davigons on a philanthropic basis.
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FHA: Mv. 'Stanley Caren of the FHA arrived %o tell us about FHA
arrangenents for co-op housing groups.

FHA REQUIREMENTS: The FHA requirves that certaln standards be met
before they will insure a mortgage. The site must be handy to public
transportation and a commmmity cemtre. A road approved by the town
is accepiiable, but FHA representatives must approve wells, and
minimum requirements are set on ceass pools (1000 gals.) and septiec
tanks (500 gals., or 780 if used with garbage disposal unit). Netal
septle tanks must be biltuminous lined. An FHA architect must approve
the house plan before application 1s made for the mortgage.

For co=-op housing, the administration?s rules are geared to low=
cost housing, arcund $11,000 per unit, Regulated wages must be paid
i‘o: all work done, which is very difficult with selfwhelp and eo~cp

anor. :

FHA BENEFITS: The FHA can make possible a lower down p nt, a

26 yr. mortgage, and prep nt without penalty, up to 15% in any one
vear, camot do %‘;ﬂt interest rates, since they do
not aotz:l loan the money, merely insure the loan that someone
else makes. - ' ; ‘ .

As far as our group is concerned, lir. Caren felt we did not need
FHA help, and could gain nothing from it. It might be advantageous
for some individuals to use thelr gervices, and they will be glad
to give us any advice or information they can. (Inclidentally, Mr,
Caren felt that the cost estimate schedule drawn up by Rammy Oras
on October 16 was very realistic, if not actually ccnservative.)
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MEMBERSHIP CAMPAIGN:
_——

At Thanksgiving time, bulletin board notices about our group were
posted at Baird Assoc., Lab. for Electronics, A. D. Little, Vectron,
Polaroid, Sylvania, B, U., and Tufts. MIT was oirculated by post-
card, and notices were sent to Jackson and Moreland. At this date,
over forty responses have been recieved, and literature and inwita-
tions to meetings issued to as many as possible.

LAND:
Py

On Nov. 11 the Grases inspected a piece of property in Lincoln
which was being handled by Mr, Cutter of Weston. They were quite
impressed, and thereafter the land was inspected by the Valeses,

the Moys, the Kramers and the Loowensteins, The land has frontage
on two quiet roads, water available on one. It is far enough from
Bedford Airport to escape noise, close enough to a R.R. station and
Rte. 2 for easy commuting, handy to schools and shopping centres.

It 1s all of good elevation, is lightly wooded with many good trees,
has plenty of southern exposure and a few sites with distant views.
There is some ledge, no cleared land and no really flat land.

MEETING OF DECEMBER 1:
S A AN PR

There was a meeting Tuesday, Dec. lst., at the Ceacotti home. Present
were the Ceccottis, the Moys, the Kramers, Lang Wales, and the Grases.
Previous to this meeting, there were several telephone conversations
which indicated there might be enough interest in the new Lincoln
land to make an offer feasible. The purpose of this meeting was
largely to determine the facts. :

DEVELOPMENT: A map of the area, and a proposed subdivision layout,
were presented and discussed. The hope was expressed that the lots
already having frontage would not be built on before there was
enough capital in the group to develop the interior, - Few families
would want to bulld before the group's future was secure. - Lot
choice would be much better when the whole area was developed. =

It would be well to keep the road private, but build to towmn's speci~
fications, so that it could be accepted at any time. Road would not
be finished until houses all completed, since construction traffic
ruins the surface

OPTION: Plan was to make an offer on the land, accompanied by a
$500 deposit. If the option was granted, we would have 60 days to
take it up by paying the remainder of 10%. Thereaftor we would
have thirty more days in which to collect the 90% still required.
It was agreed that no less than four families should be comnmitted
before making the offer, and that the option should not be taken
up without a total of eight families, and prosgpects of more members
soon,
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LINCOLW: The particular sestion of Lincoln was recently zoned for
40,000 ft., lots with 160 £t. frontage, so there is little worry that
zoning would be changed in the next few years. = We should contact
the Planning Board as socn as we get the option; we can expeoct
co-operation from them since we intend to improve on their standards.
= As far as we lmow, Lincoln has no restrictions about moving into
unfinished houses. = Land in Iincoln 1is extremely valuablej good
two acre lots are selling for $5,000 and up. = Our estimates bring
the average lot price in our commmity to $2,500, for nearly two
acres. ;

LAWYER: The Group has engaged the services of a lawyer who is well
recommended, and who did the organizing for Five Fields and Conan-
tum, He has an encouraging approach to our ideas and our pocket-
books, The legal fees, for all the work required, should be about
$500 if things go smoothly, $1,000 if there are difficulties.

[

INDIVIDUAL PROBLEMS: We hope some building might start in April.

= You cammot get a mortgage until you have the deed to your lot.

= Cholce of lots would be worked out by individuals, not rules.
Until lots are chosen sontributions by members must be e o -
Lot price 1s considered equity by lending inatitutions, would be
sufficlent down payment for a reasonable house. = If the owner wants
to expand his house, he should do it out of income rather tham
negotiate new loans. -~ Payments on mortgage do not start until
house is livable, so owners do not have to double "rent". =
Group purchase of materials (to get discounts) would be on cash
basis, not oredit, so that group wouldn't get involved in any
individual's financlal difficulties. :

NEGOTIATIONS:

Wednesday, Dec., 2: The Moy, Kramer, Loewsnstein, Wales and Gras
families agreed to contri $125 easch, to.make an offer of $17,500
on the land, with a $500 deposit. Lang Wales delivered check and
option agreement to Mr. Cutter.. -

Thurgdsay, Dec. 3, Mr. Cutter saw owners, spent three hours, returned
with check in pocket, a refusal of our offer, and a new and lower
asking pricej; he algo brought evidence that we and the owners had
differing ideas of the acreage involved. « Thur evening a rush
conference, decision to talk to owners, try to settle acreage.
Friday, Dec, 4: Lang, Ranny, and lir, Cutter visited owners' agent,
looked at "deeds", returned with new and lower "firm price".
Saturday, Dec. 5: Visit to land, comparison of landmarks with
"deeds", indicated that the two deeds together described total area
under comnsideration. - - '

Monday, Dec. 7: and Ranny visited Mr. Parkingon, who had

accurate survey of proposed subdivision, including bearings.

determined that total acreage was sccording to our calculations,
not the owners'. Actual acreage is approximately 32 acres, not
39 acres more or less.
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MEETING OF DP=CEMBER BE 1953:

An open weeting of the Associatlon was held on Tuesday, December 8,
1953, at 8:00 P,Mep in Rm, 55"2033 MIT. Present were Rubh wa-laﬂg
Haniel Kramer, Paul Loewenatein, Ming Moy, the Grasss, and reprs-
seatatives of ten newly interssted families. The dlscussion was
aoatbly composed of questions and answers about eur plans and the
Lineoln property currently under consideration.

TOWN OF LINCOLN: Iincoln has  advantages as a town to live in.
It is protected against poor development or over-development, it 1s
handy for commiting, and it is not overly priced as land veluss go.
There is a population of between 5000 and 4000, snd only about 10%
of the lamd 1s subdivided. The people there like "country living,
not country c¢lub living". They meet 1n active town meetings, oy
an excellent museum with frequent art classess for children snd
adults, and have a truly co~op pursery school where parents work as
hard as the kids, and perhaps have even more fun. Since the war
they have put $700,000 into the physicel plant for the school sy ”
and are now working on a plan for a regiomal school with 5
This would be a 500 student high schoal, and the state would p

63% of the cost, so that ths Lincoln tax rate would not bse raised
much. A% present high school students go to Weston or Concord.

New houses are assessed st between 30 and 40% of cost, and the tax
rate 1s $48, Iincoln has no shopping centre, but the property being
congidered is handy te the centres of Weston and Waltham. The water
supply and pressure are very adequate, and the town is replacing its
old water mains. ' i

LAND INSPECTION: The exact location of our proposed site cammot be
publicized until our optiom hag been granted, but will be as soon
a8 possible. - However, we wish t¢c emphasize that the land should
not be conasidered the most important feature. The aspaect to be
emphasized is the co=operative idea and its belng shared by all the
members. = The five families who have committed themselves so far
woere drawn together without any specific property, and if this land
for gome reason cannot be ours, we will stick together and find
another site. .,

SUGGESTIONS FOR EARLY ACTION: We should determine for sure that
there are sixteen good house sites on the property before we make

a new offer {our first offer was refused). Soms of the proposed
lots are quite steep. = That is en advantage for sertain types of
contemporary congtruction. « Since the proposed subdivision of 27
on the same area was spproved, it should be sasy to get sixteem! -~
Also, with two-acre lots, it would be dAifficult to find such an ares
with no bullding site at all. - « TWe should conzult the Town Water
and Health Depts. as gsoon as poasible. We would get mors co=oper-
ation that way; thelr advice costs nothing, and they would appreciate
our putting our cards on the ¢able. =« « It would be worth while

0 have the area Iand Courted. = This would be easy, since some

ad Jecent property has already been Land Courted.
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COMMITTMENTS: Anyone at any time can becoms a membex of ths informal
Agsociation by contributing $5.00, as the others have done, This is
an expregsion of interest, is used to defray miner group expenges, and
entitles the contributing family to two votes in the Association., It is
not a permanent cemmitiment. = The $5 also gives seniority rights for
membership status in the Corporation, -~ - TIn order to become eligibie
for membership In the futurs Corporation, a family must equel the
Individual econtributions of those already committed (at present, $130).
By the end of February, the Corporation should be established, and
members will have contribulted the estimated cost of their lots, which
will average $2 ,500..-

DEVELOPMENT FINANCING: Raw land, roads, water, power, surveying end
legal fees will cost a total of sbout $35,000. « The develcpment
cost should be collected &2 socon as possible after purchaging the land,
80 that a bond can be placed with the towmm. « Twelve or thirteen
families, each contribut the price of their lot, should be able to
swing the total development. The income f£xom the other lots is cale
culated to cover poszsible expansion, development of common facilitles,
or to be sel up as & revolving fund., - Lot owners would incur mo
further expenses for power, vnless they required more than two poles
on their lots; sewage is bendled by individual cesa pcols or sepbic
tanks, at a maximum coat of $B0O to $1,000, ~ Lot prices will vary
according to area and desirebility.

FINANCING OF HOUSES: Once a family has purchagsed a lot, they can
borrow snough money for & reasonable bouse without further cash. The
bank mskes payments in stages as the work progresses, and sterts
collecting payments after gou move 1ln, sometimes several weeks alber.

= The group will try to obtain morigages for 4% interest, by promising
2 large number of mortgages %o cne lender, but the actual loans will
be on an individual basis. =« The range in prices will be from $12,000
to $14.0go minimum to any maximum, and dependent upon the amount of
owner-labor. PR

SAVINGS ON BUILDING : The group wlll not try to organize co-op labor
on a large acale for house sonstruaetion, but expects that sub-groups
of several familles building at the same time may work out their own
arrangements. = Eeonomles could be had by using the same architectu-
ral detalle, such ag window sises, finish materials, etes = This would
involve conslderable architecural planning. I% would be much easier
to save by buying appliances, lumber, paint; ete., from one dealer,

if several families could agrse t0 use the same kinds. -~ Biggest
single savings can be galned by eliminating the 10% fee of a gensral
contractor, - Techbllt and perhaps other prefabs are good buyss - .
would they be allowed? < Good designs, and in a limited number, would
certainly be suitable. - . Could we gel special rates for elsctricity
for radiant heating? - Boston Edison deesn't want their demand
inereaged, but might give off-peak power rates, which would be advent-
ageoug 1f chemical heatl storage were used. :

SCEHEDULE: 1If an option on this lend is granted, and if all goes well,
we should have title ¥o the land by the end of March. Hopefully, by

that time we would also have raised the capital required for develop-
ment, and obtained approval of our subdivision plan. Building permits
sould probably be cobtained im April, bubt it is sometimes difficults %o
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start construction without water on the site. (The whole process
could be speeded up if enough members joined the Corporation before
the end of March)., = However, not all families expect to build in
1954. The hope 1s that two or three building seasons will see all
house construction finished, with a large enough group bullding each
year to make co-op action successful, Members would do better
building with a group than by themselves, even at the cost of hurry-
ing or delaying their own plans for a few months. - A few families
who are sincerely interested do not have sufficlent capital available
now to purchase a lot. = We can put thelr names on a waiting list,
and if any lots became available in tho next few years, they would
have priority.

ARCHITECTURE: Are there any restrictions on architecture? = The
present members feel that for economy and variety, restrictions
should be avoided. We hope that the group as a whole will take an
active interest in each plan; and endeavor to help each owner find
or develop & design that really suits his needs, his budget and the
site. - We are not planning this community as an architect's
showplace. ' v

SELF-HELP: The advantage of self-help in house building is that it
makes more cash available for construction, thus enabling the owner
to obtain a larger house or to use better materials than otherwise
possible. = Can one live on the site in a trailer while working on
his house? = Lincoln has no great fondness for trallers, but some-
times issues permits on an annual basis, which might be sufficient.

SUBDIVISION FLAN: The proposed subdivision plan includes the sixteen
lots already mentioned, a 1400' road, and a three-acre tract to be
set aslde for community use. - Who will plan the final subdivision? -
Ranny Gras has had experience and success in this kind of plamning,
but interest and assistance will be welcomed. - Before the final
layout can be drawn, an accurate topographical survey will have to be
made .

GRCUP DECISIONS: There are as yet no written laws for this community.
There are very definite aims and ideals, which are shared by the five
member families, and which we hope will be shared by all who join us
in the future. But the Corporation By-Laws should be developed by as
many as possible of the members; so that they may be an expression of
the whole community. = PFurthermore, we hope that the group will
never feel that rules are unchangeable and inflexible.

MISCELLANEOUS: =~ Group co-op activities, such as development of
common land, would always entall a maximum of labor and a minimum of
cash, since few will have much of the latter left after building. -
It is undesirable to put a § value on labor. The idea is not for
people to pay their way, but to participate. = What protection would
the group have in case of an individual's bankruptey? = We can work
out an arrangement with the lending institution to take care of such
an emergency. = We would all welcome ideas and suggestions from
anyone at any time. =~ Ann Gras puts out sporadic newsletters (this
is one) in an effort to keep people informed, and to provide a record
of what was sald and done when and why. The subsoeription price 1is
50¢ for 10 issues if you want to recieve them regularly.
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Agsociation Membership Rules

Those wh) coneur with our general aims listed below
may become members of the assoclation upon nayment of $5.00
per family.

The position of Leader or Clerk should be filled in rotation
from the group financially committed to the project.

Declsions shall be made by coneensus.

The ourpose of this group is education, formative and
advisory. It is the means of informing prospective members
of the alms and intended practlces of the cosperative and the

forum for further development of the concept.

General Community Aims

1. To enable each member family to obtain a home that
meets 1ts needs at a moderate price. Pleasant, spaclous land in a
sultable town 1s imoortant.

2. To establish a neighborhood of congenial, open-minded
families, honefully with diverse racial, religlous and economic
backgrounds, with the goal of building satisfying individual
ways of life.

3. To foster a feeling of community from which can develop
such cooperative action as the members desire (e.g. play ground,
baby-sitting pool, group purchasing, square dancing. ) :

4. To provide for the maximum development of our children's

notentialities.
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Membprship-rStepe and Pricing Method

Phase 1. Jolqgfkssociation by paying $5.00 membership fee.
| Parﬁake iﬁ recommendationg to charter members.
Phase 2. Joln Corporation by buying 4 shares of Class "B" stock
(par-value $50,00 exzch) $200,00 inltial payméﬁt.
Bﬁy voting Class "A' stock (2 shares per family or $2.00]
Note: All stogk is non-negotiable and can be bbught
| baﬁk anly by ocorporation. | 7
Phase 3. On or before February 28, l954]¥¥,$l§00.00 additlonal
Class *B" stock. | ' -
Phase 4. At time corporation reoéives'appboéai of subdivision,
choose lot and.buy additional Olﬁsa "B* gtock to
match lot pnrice. | |
Eot prices will be determined by the following proceedure:
Lot prigé = meﬁberghlpfnr@ce + area price + des;rability'prica

: Development cost _
Mem-b_ershlp._ DI.‘}OB_ ”_ ﬁ%.—sﬁmﬁ—ma 20 tapo "' $1300..00

Land cost 2
Area price ® Lo tvalTabie for Tots - §-036/f8
Desifability-price = $100.60 on 5 lots

Minimum Lot Maximum Lot
(30,000 £t2) | (120,680 £t° = 3 acres
_ _ + desirability)
$1300.00 : . $1300,00
640,00 100,00
$1980.00 : 1930.88
| $3330,88

Total projeoct

Development price = $20,800,00
Land return - = 18,817.92

Ty o2

204418 = 22507.37
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NEXT MEETING :

The next seneral meeting will be held at 8:00 P.l., \lednesday, Jan. 6,
1954, in Room 10-280, MIT. All interested parties are invited. The
discussion will cover committee organization and detaills of procedure.

MEETING OF DECENBER 16:

A pgenoral neeting was held at 8:00 P.M.; Dec. 16, 1953; in Rm. 10-280;
MIT. Present were Lang l/ales, llanny Kramer, Paul Loewenstein; Ming
Moy, the Grases; and representatives of thirteen interested familles.

LARD: Still no news on the acceptance or rejection of our latest
offer on the Lincoln land. However, since the owners had held it

for six days without rejecting it; we felt encouraged. =~ Apparently
the raw land price we are considering is about ;600 an acre, which
seems very reasonable for good land so close to Boston. - It 1s
reasonable, but Lincoln zoning restrictions keep the value of land
there depressed, by making commercial development unprofitable. -

How do you evaluate land? - You get experience by looking at as much
as possible. We have examined about fifty tracts, varying in size
from fifteen to two hundred acres, and in location from Medfield to
Harvard to Beverley Farms. Things to conslder are elevation, viow,
commiting distance, water and power accessibility, type of terrain
(flat, rolling, steep), drainage, timber or shade trees, neighborhood,
ease of development, ledge, nolse level from super highways, airports,
or railroads, traffic nuisance or hazards, town schools, tax rate,
zoning lawiy, growth rate, system of government, etc. etc.

RISKS: What happens if twelve people agree to incorporate and buy
land, and then two or three back out &t the last minute? - The
remaining families could probably swing the land purchase if they
wanted to, and there would be several possibile courses left open.
They could just sit tight until more members joined, they could bulld
just enough road to open up & few lots, or they could even, as a very
last resort, sell a few lots to certain non-joiners who have already
expressed an interest in this land as an investment. There is little
worry that anyone would be stuck with a lot of unusable land and
taxes to pay. = The risk is further minimized by the fact that we
will take no step in the develcpment without knowing exactly what 1¢
will cost, and making sure that we have the necessary capital. =
Supposc after we get the land, a member has to leave this area? How
does he get rid of his "nmon-negotiable" stock? =~ The resals pro-~
cedure for stock would be very similar to that for a deeded lot,
elther developed or undeveloped: The owner presents a would=be
buyer and announces the selling price. If the Corporation approves
the buyer, the sale goes through. If not, the Corporation has the
‘right to purchase the property itself within 40 days, either at the
previous price or at an appraised value, whichever is lower. The
appraised value is reached by three appralsers, one chosen by the
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owner, one by the Corporation, and the third by these two. If the
Corporation does not exercise its right within the 40 days, the
owner may sell to whom and at whatever price he desires. The
details of this arrangement have yet to be stated in final form,
but lending institutions go along with the idea. =~ In the case of
a finished house and lot, the Corporation would probably be unable
to take over such a larse investment. However; we would hope to-
have a waiting 1ist by that time, and finished homes are easier to
sell than lots.

LOTS: 'hat is the "desirability factor"? = This takes care of thoss
lots that have extra features, such as s view or an exceptionally
good buillding site. = The whole group will have & chance to make
recommendations on the subdivision and the pricing; before any
choices are made. = Selsction will be according to seniority, or
time of joining the Corporation. One member feels that he could be
content building on any lot in this tract; but of course some are
more desirable. - We hope to provide enough variety to please
everyone, different sizes, view , slopes, prices.

ARCHITECTURE: Could savings be accomplished by several familiea
employing one architect? - It 1s against the architect's code of
ethics to give "wholesale" rates. He could design one basic plan
with variations for two or throe families. =~ Professor Rapson of
MIT has offered his services as an architect. =~ There are many

pood stock plans for those who do not want to go to the expense of
custom designs. - This idea of "Hveryobody taking an interest in
avery family's plans” might get out of hand. - It 1s hoped that

the group's interest will be objective and helpful, and there woull
be no pressure to take the advice offered. - How fussy are we going
to be about architectural types? - It seems unlikely that lovers

of the ecolonial style would want to build in a group of contemporary
homes. - It is hard to define a contemporary house, but there seems
to be agreement that the well known Conantum house and the wide
range of ranch houses would not fit the term. - However, with
two-acre wooded sites, there won't be much worry about any house

being "suitable" or not.

CONSTRUCTION SAVINGS: Plumbing must be done by a professional. But
a large part of the plumbing cost is the plumber's mark-up on the
fixtures which he usually insists on supplying. If we can guarantes
a plumber enough work, he might let us buy our own fixtures at
considerable savings. All other work may be done by the owner, but
1t 1s not worth while to break your back digging foundation holes
or laying concrete block, The largest savings can be realised in
the easier, finish work. = The group will have the advantage of
bargain hunting comiittees, which can save much time for the indivi-
dual. = Producers of new building materials often glve discounts.

- Evidence show: that with a 1ittle work and a lot of thought it is
possible to bulld for less than $10/sq. ft., even without the bene-
fit of true mass production.

MEMBERSHIP: Five members have contributed $125, and will increase

their contributions to $200 by the end of February. We will require
at least four more members by that time in order to proceed further.
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CO=0F CONTRIBUTIONS: Will it be possible to avoid coercion or social
pressure to contribute to co-op projects? If 80% of the members want
tennis courts, can the other 20% avoid joining in, if they ere not
interested? « It is hoped that the group will respect and cherish
the individualities of its members, and that group action will in
fact reflect these individualities. = There are some people who
might be interested in our group because of the economies, but who
might not be interested in the idea of co-operative activities. -
The hope of the "charter memberd' is that all those who join will share
the idea of co-operation and group activities; "hermits" would not
be very happy. = The group will always seek a medium point. Every
family wants and needs free time to pursue their own interests, but
it would not be unreasonable to spend four Saturday afternoons work-
ing on a swimning pool or what-have~you. Noone will be asked to
spend every Saturday for five years on co~op ventures. - In a
sroup of this size, would it be possible to finance such things as
& swirming pool? = The houses come firat, and then things requiring
One

only a small investment; such as playground equipment. =

community bullt a _75' x 30' concrete swimming pool, complete with
filtration syatem, for sbout 32000,

ASSESSMENTS: We have considered, without any final decision, the
matter of an annual assessment, either $50 or $100 per lot. The
fund built up could be used for purchase of community equipment as
the members desired. The Corporation would then know how much
income it could expect in any year, and the members would know just
how much they would have to shell out. - $50 seems very reasonable,
and would be much less painful than occasional requests for $10 for
this and {15 for that. = Suppose some member s3imply refused to pay?
= This is unlikely, but we can put an assessment stipulation into
the deeds if we feel it might be necessary.

HISTORY ARD FUTURE: This all started when the Gras famlly sent post-
cards around MIT late in May, 1953, and responders were sent brochures
and invitations to meetinga. Things went slowly for several reasons.
There was no detalled program of action, no specific land, and summer
vacations got in the way. The discussions were concerned with formue-
lation of policles; sifting of new ideas, finding foundations of
agreemenc. Out of the work of the summer and fall came a lot of
real estate experience, and more important; a solid core of five
families. The four families who were unfamiliar with the workings
of co-operative groups have had time to weigh the various questions
of co-op living, and to decide with certainty that this is what they
want., It is almost unfortunate that the pressure of timing will
make 1t difficult for new members to give as much thought to these
same questions, and that the various technical detalils of land pur-
chase and development will take so much discussion time away from

the field of ideas. =~ We hope that the direction we have set will
remain the direction travelled by the whole group; but we do expect
that new members will influence the vehicle in which we travel.




