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"In people-oriented communities, the residents are respected by the houses and the streets themselves and are thus encouraged to greet, help, and respect one another. It is here, in the midst of such a community, that many people are sensing that they might, for once, feel completely at home."

J. Tolpin, The New Cottage Home

BACKGROUND


The purpose of this document is to provide for the existing membership, as well as for those that will come after, a clear and concise policy in regard to the housing that may be constructed at Hundredfold Farm.  The over-arching intent of this policy, as well as all other Hundredfold policies, is to present practical guidelines that implement appropriate elements of the Hundredfold Vision Statement (adopted October 2, 1998).


This policy strives to implement the following elements of the Hundredfold Vision Statement:

· Creation of a multi-generational community open to everyone, regardless of age, income, ethnicity, sexuality, and family situation

· Construction of a cohesive community on a humane scale by arranging the houses to encourage and facilitate resident interaction

· Encouragement of environmentally sound decisions in order to live in a sustainable way.  Some possibilities include the use of energy efficient clustered housing, using “earth-friendly” septic system designs, and encouraging the use of alternative energy sources such as wind and solar power

· Site design that includes consideration of wind and solar access, view preservation, as well as an individual's need for privacy

· Management of land in a sustainable fashion in order to preserve it for agricultural use for at least seven generations

Additional criteria were identified and considered in the selection of specific housing styles for the Hundredfold community.  These criteria include:

· Affordability: Is the construction cost of the house affordable for the majority of the households interested in joining the community?

· Bankability: Would most lending institutions provide money for the construction of such a house?

· Energy Efficiency: Can the house exceed existing energy conservation standards?

· Appropriately designed for co-housing/community orientation: Does the house encourage and facilitate the resident interactions that are the foundation of a cohousing community?

· Appropriateness for active and passive solar: Is the house specifically designed, or easily adapted, for solar applications?
· Aesthetics and feel of home: Will the house draw people in, or push them away?  Does it seem institutional or homey?
· Quality of Materials and Construction: Is the house well built from quality materials?
· Deliverability within timeframe/Ease of construction: Can the house be constructed within the timeline set forth by the community and the owner?
· Green-ness of materials: Is the home built of materials that were constructed or harvested in a sustainable fashion?  Can sustainable materials be easily substituted?  What is the ecological footprint (OUR ECOLOGICAL FOOTPRINT: Reducing Human Impact on the Earth by Mathis Wackernagel and William Rees) of the house?
· Ease of maintenance: Will the time and cost of maintaining this house be excessive?
· Flexibility/adaptability for varied households: With additions and/or floor plan adjustments, can this house be adapted to meet the needs of existing and future Hundredfold households?
· Lifespan: Will the house be long lived?
· Openness to self-sufficiency (living off the grid): Can the house be easily adapted to function off the utility grid?
POLICY STATEMENT:
· With the intent of creating a unified development, only detached passive solar houses by Solar Strategies of Philadelphia, Pennsylvania will be allowed at Hundredfold Farm.

The members of Hundredfold have concluded that adopting a coordinated approach in the development of our clustered housing is in the best interest of the community.  While a "lot development" approach provides the freedom for individuals to select a unique housing style, experience has shown that such an approach increases costs to the community as a whole, increases the complexity of creating a physically and aesthetically cohesive development, and tends to promote gentrification.
Franklin Township will only allow single-family detached homes within a clustered development such as ours.
At the time of the adoption of this policy Solar Strategies built houses are considered to best reflect our intent as expressed in the Hundredfold Vision Statement, as well as rating high in regard to the our housing criteria.
· No house at Hundredfold shall envelop more than 2,000 square feet of total measurable floor space.
Due to Hundredfold's unique site design constraints, construction of a home larger than 2,000 square feet will be difficult and costly. By keeping our homes smaller, members are more apt to make use of community structures, as well as assuring that the homes remain affordable to those who will someday replace the existing owner.  Hundredfold intends to challenge the commonly held ideas regarding housing.  Most families will find that with an appropriate design, 2,000 sqft will more than meet their needs.
· Measurable floor space is all reasonably accessible and usable floor space with standing headroom found within the enclosed shell of the house whether it is above or below ground level.

Every building site at Hundredfold allows for the construction of a south-facing walk-out basement. Such an arrangement lends itself well to passive solar application and eventual, if not initial, conversion to living space. Additionally, some cohousing communities have experienced situations in which members have built homes larger than they could comfortably support financially.  In most cases, the solution to this situation has been for the homeowner to sell their home, or to convert unfinished portions of their homes into rental space. Unexpected increases to a community's population can be a hardship for a planned community such as ours. Neither of these solutions is preferred over the owner building a home within their means initially.
· Enclosed space, such as attached greenhouses, and areas utilized for waste treatment and alternative energy generation, that reduce the ecological footprint of the house, shall not be counted toward the allowable maximum square footage.

Homeowners presently have available many options that will reduce the environmental impact of their homes. Some of these options, specifically alternative wastewater treatment and energy generation technologies, make use of equipment that requires a significant amount of floor space. We wish to encourage the use of these environmentally sound options, and not constrain members who wish to explore possibilities that are ultimately in the best interest of the community.

· Square footage calculations shall be based on measurements taken from the interior surface of the exterior walls.

The accepted standard practice for measuring floor space is to measure from the exterior surface of exterior walls.  We feel to do so reduces the measured floor space of individuals who choose to use sustainable construction techniques and materials that result in greater energy efficiency, at the cost of thicker exterior walls.
· Excluding the attic space, no aspect of a house shall have more than two stories above ground level.

This is a township requirement, but it also allows the community to plan for the placement of houses to ensure that each has adequate solar and view access.
· The community has final approval regarding all matters of siting, materials, and design.
The responsibility for the implementation and interpretation of this policy resides with the membership, unless the membership has agreed to delegate those responsibilities to a sub-group.  The community must formally approve any alteration to this policy. Any request for relief from the requirements of this policy will be reviewed on a case-by-case basis.  The merits of such a request will be evaluated based on: a) its consistency with the Hundredfold Vision Statement, b) the goal of assuring that each house is an attractive and harmonious element within the community, and, c) the specific needs of the petitioning household.
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