Dalhousie General Members Meeting

Monday October 15, 2012 7:00pm

100 Empress Avenue
Present:  Frank Graham, Martha Sotelo, Wendy Moore, Lena Drahotsky, Daisey Hamel, Anne Marie Hamel, Lorraine Amyot & John Paquin, Colleen & Christopher Price, Cristin Price, Celinie Russell, Nancy Prevost-Segbe, Davius Jeanty, Luc-Ann Salm, Judith Taylor, Ladi Emmanuel, Judy Auer, Sherine Bisson, Gohar Vardanyan, Brian Lanthier, Marie Deruga, Eleanor Kennedy, Kendra Forbes, Shannon Willmott, Dominique Lamarche, Norma Carlsson, Mechelle Gostick, Stephanie Lahey, Carole Anne Mckeever, Marilyn & Roy Pommainville, Xiao Jun Wang, Steve Clayton, Nadia Perez, Mathias Segbe, Krishna Bera

Guests:
 Céline Carrière (CHASEO)
______________________________________________________________________________

The meeting was called to order at 7:00 pm. Céline Carrière chaired the meeting and Colleen Price took the minutes.

Nancy Prevost-Segbe welcomed everyone to the Co-op’s General Members Meeting to discuss the Board’s review of the Co-op’s management company, P.Winter Management Services.

1.
Approval of the chair
M/S

Dominique Lamarche/Stephanie Lahey

Carried
BE IT RESOLVED THAT the Céline Carrière be approved as the chair.

2.
Approval of the minute taker

M/S

Judith Taylor/Luc-Ann Salm



Carried

BE IT RESOLVED THAT Colleen Price be approved as the minute taker.

3.
Approval of the agenda

M/S

Krishna Bera/Christopher Price


Carried

BE IT RESOLVED THAT the agenda be approved as circulated. 

4.
Board Report of P.Winter Management Company

Celinie Russell presented a review of the management company. Celinie provided some background about the document from CHF Canada used to  evaluate the performance of the management company. She reported that the document helped the Board realize that they had a role to play in asking the management company to complete certain tasks, as well as making the Board realize that the management company should be completing certain tasks for the board.

Celinie gave on overview of the report. The Board reported that they found the management company met expections in the area of: 

· collecting housing charges

· reporting to the board about arrears

· expenditures are recorded

· bills are paid on time

· annual income review is completed

· operating budgets have been developed

· recouped the GST rebate

· helped the co-op pay down its $100,000 debt

· replaced outdated accounting software

Celinie reported that the managment company did not provide cash flow projection sheets as stated in the contract, but noted that the Board did not request this information.

Celinie continued that with regards to financial issues, the management company met expections in the area of:
· being advised about safety hazards

· helped the board implement a system to prioritize repairs, including procuring quotes, using work orders and checking to see whether repairs were finished and satisfactory.

She reported that the board has asked the management company to always use work orders, as well as obtain board approval for repairs over $1000 and procure three quotes for major repairs.

With regards to filling vacant units, Celinie reported that the management company exceeds expections in the area of:
· making sure empty units are move in ready

· new members have paid necessary payments and have signed occupancy agreements

· coordinating move-ins and move outs to avoid clusters having to incur vacancy losses

· providing the board with vacancy reports

· contacting members to assist in the interview process

· providing orientation to new members

Celinie continued that the management company exceeds expections in the area of:
· legal issues

· insurance coverage

· preparation for the audit

· compliance with government programs

· reminding the board of the need to make decisions in concert with the Co-operative`s bylaws. 

Finally, she stated that the management company met expections with regards to repair work:
· advised members about safety hazards

· met health and safety regulations

· organized a way to prioritze repairs according to need and emergencies

· using the recommendations of the engineering report

· implemented the use of work orders, getting quotes and supervising te completion of repairs.

Celinie summarized that the company supports good governance through various means such as proper notices of meetings, up to date minutes, improved accessibility, and compliance with legal issues. A member reported that orientation should be the role of members and not the management company.

Celinie stated that it is the Board`s recommendation to continue working with the P. Winter Management, as the team is a good fit for Dalhousie Co-op at this time and the Board feels that they will continue to help the Co-op in the future. 

5.
Management Survey Results

She reported that there were two goals to the management survey:

1) Survey how the members feel the company is preforming

2) Determine whether this is the right model for the co-op, or if an employee be a better choice at this time

Members discussed the findings of the Board report. Many members felt that as a whole, the management company was doing a good job. A few members commented about phone calls, maintenance issues and orientation. 

In terms of which model was preferable (management company vs. employee), the survey found that the management company came out a head. One reason for this is that the management company is a team of employees and therfore have more resources at their disposal. However, the survey found that the company came out weaker on integrating with the co-op community and communication. 

Celinie reported that they will be more expensive because they are a for profit company. 

Dalhousie has to choose a model that works best for their particular situation. The co-op has challenges like the cluster system, communication problems, old bylaws that need to be revised, and a lack of functioning committees.

The co-op is trying to bring back both the membership and maintenance committee and currently has a full board. 

It was reported that it would be more effective if the budgets come from the clusters to the board. Further, the cluster system should be better supported, and communication with the clusters and maintenance committees should be de-centralized. 

It was suggested to have the management company for another year and have yearly reviews.

6.
Discussion
Lena Drahotsky pointed out that supporting the cluster system was an area needing improvement. She asked whether clusters could begin filling vacancies.

Chistopher Price answered no, to which Lena asked whether the clusters are getting a good fit when units are filled with new members. She specifically asked if the co-op is considering the vibe and culture of the cluster. Krishna Bera reported that this point did come up in the Board`s discussion. Christopher mentioned that this is exactly why the co-op needs a functioning membership committee. Members were asked for their input in regards to filling vacancies- whether the membership committee should decide entirely on applicants, or should each cluster have a role to play in filling vacancies. Lena verified that her question was a suggestion that the clusters be involved in filling units.

Celinie Russell suggested that this discussion be taken up at the board and not in the context of discussing the review of the management company.

Steve Clayton reported that he has heard that the management company costs more. He states the actual cost of an individual employee including the cost of benefits and salary. Lena confirmed Steve`s point as she stated she has worked on administration budgets in the past.

Christopher Price confirmed that the management company does cost more, and Celinie added that the members need to be mindful of the company needing to turn a profit in order to pay its employees. Krishna states that some profit is involved when hiring a management company vs. an individual employee.

Stephanie Lahey stated that she believed the management company has been integrated sufficiently into the co-op`s culture. She reported that this gives the company objectivity, which has helped them deal with financial issues and different government agencies. She summarized that the company gives a sense of professionalism, which is ultimately helpful for the co-op.

Ladi Emmanuel stated that one employee could not do this job, and that the amount we pay the management company is a steal. Krishna verified that the co-op pays close to $90,000.

Lena asked why Empress was not included in the contract. Nancy clarified that the Empress cluster has been included separately.

Cristin Price stated that she believes the contract should be renewed for another year, and that there can be further discussion as to how the management tasks could be improved upon. Luc-Ann Salm added that she thinks the co-op should continue working with the management company. Another member mentioned that they have seen different scenarios of a management company working with a co-op, only to see the company undermine clusters, and members who also undermined the clusters. The member stated that the management company is much more professional. 
Lena stated that the group she is speaking on behalf of is mainly composed of veterans of the co-op who feel positive about the management review process. She continued that the contract is a two way street, and that the board needs to convey to the membership the idea that there is space and possibilities for members to be involved in the functioning of the co-op. 

Judy Auer suggested that since it takes three people to manage the co-op, it would make sense to have an annual review. She stated that the management company should be retained for another year, and that more time should be spent fostering a community and increased member engagement.

Céline Carrière read the motion to extend the contract of P.Winter Management Services Inc. to December 31st, 2013.

Krishna stated that the co-op needs a 2/3 majority in order to pass the motion.

M/S

Stephanie Lahey/Roy Pommainville
NOT CARRIED

BE IT RESOLVED THAT P. Winter Management Services Inc. contract be extended to December 31st, 2013.
Kendra Forbes proposed an ammendment to the above motion: that the contract be extended to December 31st, 2013 contingent on a review of the management company at a members meeting no later than September 30th, 2013. This assumes the Board would complete a review prior to the members meeting. 
Judith Taylor reminded the membership that the contract states the co-op must give 90 days notice of termination.
M/S

Kendra Forbes/Shannon Willmott

CARRIED

BE IT RESOLVED THAT 
P. Winter Management Services Inc. contract be extended to December 31st, 2013 with the inclusion of a members meeting to review the management company no later than September 30th, 2013.
7.
Future Planning Committee Report

Colleen Price provided a report from the future planning committee. 

Christoper reported on the difficulties that small clusters trying to subsidize members are currently facing. He stated that there needs to be a concerted effort to build more affordable, subsidized housing. Ladi reported that she is researching housing incentives, and Steve stated that Penelope has a thorough understanding of programs for funding.

8.
Other Business

Snow clearing
It was reported that unless members volunteer to remove snow from their grounds, a snow removal company will be hired. The cost may come out of each cluster`s budget. Roy reported that he has already procurred a few quotes, with the cost for both buildings at Cambridge (300, 303, 305, 307) at $700. Norma Carlsson reported that Lebreton was not cleared at all last winter, and as a result, she fell and broke her shoulder.

Membership Committee

Judith mentioned that any members who would like to join the membership committee can call the office for more information. The office will arrange to put them with someone who has done interviews before so they can learn how the interviews are done. 

Bi-weekly Garbage Collection

Celine reminded the members that the City will be moving garbage collection to every two weeks, beginning October 29.

9.
Adjournment
The meeting was adjourned at 8:20 pm. 
Signed
Nancy Prevost-Segbe, President




Date

Krishna Bera, Corporate Secretary



Date

