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PART ONE: Reflection  
 
Bannerman Green Housing Co-op (BGHC) was initiated with an ambitious vision to create a 
sustainable, inclusive, and community-focused co-op housing model in Winnipeg’s North End. 
The project aimed to establish a scattered multi-site co-operative housing development that 
embraced rigorous sustainability standards including net-zero energy, zero carbon, Passive 
House, and Living Building Challenge certifications. BGHC sought to offer a hybrid model of 
affordable and market-value housing units, integrating principles of equity, diversity, inclusion, 
and accessibility while prioritizing Indigenous engagement and reconciliation. 
 
The aerial image below and on the cover is the result of our quest. It shows a compact 3-storey 
urban building on a corner lot in a mature community. The view is from the southeast looking into 
a glazed community common room with an outdoor south-facing terrace onto the lane and an 
east entrance into the building. An enlarged boulevard provides traffic calming with added garden 
and green space. A co-op car sits on one of six permeated paving spaces and a common garden 
faces south. An interior elevator provides full accessibility to all 13 suites. The drawing shows the 
extra thick walls and southern green roof overhangs that is part of the PassiveHouse certification. 
The roof shows an array of solar photovoltaic panels that sit on top of a green roof. In the distance 
on St Cross Street there is a hint of the deep-retrofit to the nearby home as part of the scattered 
housing co-op concept. This was the dream to create a deeply sustainable infill project in a mature 
community  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The co-op held 45 monthly member meetings and dozens of sub-committee meetings over this 
time period.  Tens of thousands of volunteer hours were logged by many of the 100+ co-op 
members. Thousands of documents, drawings, charts, financial spreadsheets and emails 
document the journey and the details of the project. In addition, thousands of hours were 
expended by our very dedicated consultant team members – much of this time was contributed 
beyond the professional contracts due to a commitment in the spirit of the project.  
 
In the end, due to a variety of circumstances which we will identify in this report, the members of 
the co-op decided in early 2025 not to continue with the project. This document is the story of the 
journey from vision to a shovel ready project. We have undertaken this rather exhaustive analysis 
to demonstrate the extent of the work undertaken, the commitment and passion of the co-op 
members and to provide a case study for others to learn from our journey. 
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PART TWO: Overview 
 
A net-zero energy and zero carbon, diverse and accessible urban housing co-operative. 
 

Concept:  
 
Bannerman Green Housing Co-op is 
intended to provide a unique contribution 
to the massive transformation that society 
urgently requires over the next 20 years in 
the area of sustainable, affordable, urban 
housing. What is needed are bold, 
integrated and verifiable examples of how 
existing neighbourhoods in every city can 
be retrofitted. It has often been said that 
80% of the useable building infrastructure 
that will still be functioning in 2050, is 
standing today. Our mature 
neighbourhoods need to be infilled and 
our existing homes need to be deeply retrofitted. To date, Winnipeg and much of Canada have few 
comprehensive sustainable residential infill and retrofit demonstration projects.  We need projects like 
Bannerman Green Housing Co-op Inc. (BGHC) where innovation will be focused on emerging 
technologies that have a proven track record. Key to this innovation is a commitment to transparent 
metrics that demonstrate actual costs and benefits of resilience in energy, water, carbon, food 
production, community health and affordability. BGHC is an innovative and audacious project. It is 
innovative on many levels including strengthening inner-city neighbourhoods, upgrading existing 
housing that will be affordable and sustainable for residents well into the future.  
 

Features: 

 
Details: The co-op has the following details:   

 

• Membership: 110 members mostly from north and central Winnipeg   

• Location: vacant lot at 64 Bannerman and St Cross + other sites assigned in city 

• Type: a scattered housing co-op:  consisting of a new small three-storey building constructed on 
vacant land + two or more nearby existing homes on corner lots upgraded with additions. 

• Size: New 12 unit building +  2- 6 unit retrofit/additions for a total of 24 units  

• History: land purchased for the co-op in 2019; monthly meetings started summer 2020; formal 
incorporation 2021; successfully raised $708,000 from six funders for pre-development funding in 
2020-21; Co-op consultant hired; architects and engineering consultants hired in 2022; design 
schematics compiled in 2022-23; ongoing community consultation held in neighbourhood; ongoing 

•  INFILL - we are proposing retrofitting existing housing on tight inner-city neighbourhood lots  

•  NORTH WINNIPEG – located in Winnipeg’ North End; lower property values and lower affordable housing rates 

•  ACCESSIBLE –100% accessibility to all units so that every resident can age in place    

•  MIXED COMMUNITY – 60% Market, 40% Affordable housing with half of these deeply affordable   

•  DURABLE AND AFFORDABLE – ultra low energy to provide affordable life-cycle costs  

•  INNOVATION - factory-built housing modules, social enterprise builders, new scattered models for urban co-ops 

•  ZERO CARBON – zero gas and low embodied carbon in our materials selection  

•  NET-ZERO ENERGY – ultra-low energy demand coupled with geothermal, air-source heat pumps and solar  

•  METRICS – third-party certification and metrics for energy costs to ensure objective and verifiable results 
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sustainability consultations; construction pricing by Construction Manager, submissions to funding 
agents. 

• Certifications:  Passive House Canada and Living Building Challenge third party certifications  
• Status: Class B drawings complete July 5, 2024; Class B construction costs complete August 16/24 
• Social Housing: letters of support and commitment to embed 4 households from the following 

organizations: IRCOM, Kinew Housing, New Journey’s Housing, Mennonite Central Committee and 
Independent Living Resource Centre 

• Capital Funding Submissions: submissions include: Federal Government Accelerator Fund and 
City of Winnipeg Affordable Housing NOW, July 15, 2024 and for mortgage funding and grants to Co-
op Housing Development Program (CHDP) and Federation of Canadian Municipalities (FCM) 
Sustainable and Affordable Housing September 1/24. 

• Metrics: energy models on current designs indicate that 64 Bannerman complies with PassiveHouse 
certification with a rating of 17GJ total energy /year compared to 170GJ for typical new home. 

 

Funding Submissions:  
Total Capital budget is estimated at $16.2 million with a current list of potential funding 
submissions that identify the current status of the funding as of September 2024: 
 

No Program Funder Request Status 

1 Co-op Housing Development Program Loan Canada $4,931,925 Submitted 

2 Federation of Canadian Municipalities Grant  Canada  1,800,000 Submitted 

3 Accelerator Fund Grant  Canada 910,000 Submitted 

4 Affordable Housing NOW – TIF operating grant  Winnipeg 780,000* Submitted 

5 Efficiency Manitoba New Homes Grant Manitoba 350,000 Pending  

6 Manitoba rental housing tax credit Grant  Manitoba  266,000 Pending  

7 Pre-Development Funds (incl loans)  Various  508,249 Confirmed 

8 Misc Grants/ Owners contribution /Sponsor Co-op 576,442 Pending 

9 Manitoba Housing  Manitoba  780,000 Pending  

10 Manitoba Low Carbon Economy Leadership  Manitoba 350,000 Pending 

11 CHDP repayable loan (mortgage) Canada  4,530,075 Submitted 

12 FCM mortgage  Canada 1,200,000 Submitted 

 TOTAL (*not included in total capital)   $16,202,610  

 
Conclusions:   

We hope that the spirit and commitment of BGHC can provide valuable insights for other housing 

projects. The doubling of construction costs due to COVID and subsequent inflationary pressures, 

the threat of the imposition of protective tariffs, the reversal of resolve by governments to fight climate 

change and the alarming increase in homelessness has shifted political priorities away from deeply 

sustainable housing projects. We need to continue to work with others to find ways to retrofit our 

urban neighbourhoods as a key component to address the urgency of our global climate emergency. 
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PART THREE: Vision           
The vision for the BGHC project was 
inspired by a variety of sources that came 
together in 2019 with the purchase of a 
parcel of vacant land in the heart of our 
community. The threads of the vision were 
knitted together with a visceral concern for 
action to transform our existing urban 
communities to net-zero by 2050. We heard 
the dire warnings of a Code Red for 
Humanity and also the Clear Call for Action. 
We wanted to roll up our sleeves and build 
undertake a small prototype for change.  
 

 
 

 

“Starting in 2022, retrofit 100%of all existing dwellings built 
before 1980 by 2035, in order to improve thermal and 
electrical efficiency by 50%. Starting in 2035, retrofit 100% 
of all remaining buildings by2050, to improve thermal and 
electrical efficiency by 50%” 
CIER page 54 June 2022 
 
 
 

 
At the same time, there were progressive actions by our city planners who 
were implementing policies that would add density and make our existing 
mature neighbourhoods more sustainable. In January 2021, the City of 
Winnipeg issued the Residential Development Guidelines for Infill Housing. 
In early 2022, the City released the Community Energy Investment 
Roadmap (CEIR) report that provided a robust cost/benefit analysis 
demonstrating why early sustainable actions by the City would result in long-
term paybacks in health, employment and the long-term economy.  
 
 
 

But more locally, a key motivator that directed us along this sustainable urban pathway was a 
commitment to our neighbourhood. We wanted to provide new life to the mature area and create a 
new sustainable community home for many residents who wanted to continue to live in the 
neighbourhood. We believed there were a number of reasons why it made sense to try and develop 
a zero-carbon urban housing co-operative: 
 

1.  Contribute locally to mitigating the climate emergency 
2. Increase urban density that lowers carbon 
3. Stabilize long-term housing costs – remove speculation 
4. Demonstrate alternatives for other communities 
5. Continue to build community with neighbors 
6. Increase affordability over time  
7. Provide a creative and fulfilling challenge 
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PART FOUR:  The Journey            
 
PHASE 1: 2020 - START- UP  
 
 

1.1 Beginnings: The journey began many years ago as residents on walks in the St John’s 

neighbourhood talked with local friends and neighbours about wanting to stay in the community 

when the kids left and the family house was too big. It was clear that most did not want to move 

to the suburbs in ‘retirement living’ projects – away from a comfortable neighbourhood, local 

shops, coffee houses, parks and good friends. With very few apartments or condominiums in 

the area, many residents were attracted to the idea of a new accessible energy-efficient option. 

1.2 The Land: Then one day just before Christmas 2019, on a random walk with their dog, residents 

saw a ‘For Sale’ sign on a parcel of long-vacant land in the heart of the neighbourhood. They 

called the agent to find that the sign had been up for 3 hours and already four people had 

submitted offers. A quick decision was made by the couple to submit an offer and by ten o’clock 

that evening, the land had been purchased by a local resident couple over eight other offers.  

1.3 Conversations: The seed of the housing project was planted. Gradually over the spring and 

summer of 2020, many conversations were held in local backyards to talk about possible 

directions for the land. The COVID 19 pandemic had started in March and most gatherings were 

held outdoors. We met with City Planners and determined that the land was zoned for up to 12 

suites. It started to become clear that the creation of a housing co-op might be a good solution 

for the land. The first meeting of the co-op was held in St. John’s Park on Wednesday, August 

5, 2020 with about 25 people attending. The open-air meeting was determined due to COVID 

restrictions on indoor meetings. The intent of the meeting was to see if there was commitment 

for a housing co-op, to talk about the concept of co-operatives and to discuss possible next 

steps. 
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1.4 Project Charter: Over the summer of 2020, the group expanded its membership, held monthly 
outside meetings, settled on the name of Bannerman Green Not-for-Profit Housing Co-op Inc. 
(BGHC), registered the incorporation of the co-op, set up a website, established a contract with a 
co-op housing developer, formalized membership applications, obtained a bank account, 
established sub-committees, toured a new housing co-op in the city and started to define a project 
charter:  
 

 
 

1.5 Co-op Model: In the fall of 2020, BGHC reviewed potential sustainable certifications including 
PassiveHouse, Living Building Challenge and LEED and undertook a land survey of the property. 
Early on, the Co-op Developer suggested that the co-op as envisioned with 12 units on the vacant 
land was too small. It was decided to pursue a scattered housing co-op model that would look to 
re-develop a number of houses in the area to incorporate into BGHC. We prepared a brochure 
and dropped it at over 150 nearby homes to let them know about the potential housing co-op and 
invite them to a series of meetings. The Co-op Housing Developer prepared a draft business plan 
assuming a hybrid housing co-op model where 40% of the units would be Affordable and 60% 
would be Market suites. The approach was based on the model accepted by CMHC for Old Grace 
Housing Co-op Inc. – a recently completed 60-unit co-op in the west end of Winnipeg. The Market 
units would have a share purchase price between $100,000 and $150,000 for 1,2 and 3 bedrooms 
with full market rents. Affordable units would have a share price of $1000 and would be priced at 
80% of market rates.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Project Charter: 
1. Sustainability: To create a supportive residential environment in North Winnipeg that demonstrates how to live 
lightly on the planet incorporating the highest standards of sustainability and resilience with a commitment to a “climate 
positive” building with third-party certifications demonstrating net zero energy and zero-carbon production, along with 
resilience in water, active transportation, food production and sustainable materials. 
2. Beauty: Through an inclusive design process to create a place of beauty, simplicity and wholeness that fits 
comfortably into the neighbourhood and reflects the history, natural setting, character and spirit of the wider 
community. 
3. Diversity: To build mixed and integrated housing that embraces diversity in all its manifestations and includes 
residents of different ages, economic backgrounds, gender, family sizes and cultures. 
4. Accessibility: To provide accessible and barrier-free access throughout the building ensuring a safe, dignified and 
welcoming environment for residents and visitors of all abilities.   
5. Stability: To ensure governance of the co-op by a not-for-profit board comprised of residents that will provide 
stable rents and operating costs and provide local control long into the future. 
6.  Cost-effectiveness: To target cost-effective construction while not compromising possible additional costs for the 
commitment to a net-zero goal. 
7. Consensual decision-making: To base co-op decisions on a respectful consensus model as defined in our by-
laws. To arrive at decisions in a way which is respectful, inclusive, and as informal as possible. 
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1.6 Collective Design Process: In September 2020, retired architect, Dudley Thompson, 
volunteered to lead the group through a series of sessions on a Collective Design Process to 
start to establish some generic design ideas for the co-op. The intent of this process was to 
develop conceptual sketches for the project that would be used in requests for funding from 
different government programs. We realized that it would be to our advantage in funding 
submissions to have concrete schematics to demonstrate our commitment to a sustainable 
vision. To that end, we engaged in a process to determine the vision of the co-op members.  
The process involved a series of graphic schematic options on many topics all done on several 
ZOOM calls with co-op members.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

BANNERMAN GREEN NOT-FOR-PROFIT HOUSING CO-OP INC.  
 

Dudley Thompson Consultancy 
sustainable community  regenerative architecture  advocacy  stakeholder engagement   climate change mitigation 

61 Scotia Street  • Winnipeg Manitoba R2W 3W6 • 204.793.1781 

1. Core Priorities: (WS 0)  

• A building form that fits seamlessly into the neighbourhood 

• Sustainability and resilient net-zero energy operation and construction  

• Gardens as centerpiece for the co-operative  

• Central common room for community events near the entrance   

• Car share to help replace private cars  
 

2. Connection to the Community:(WS 1 and 4)  

• Connection to the school and kids walking to school down St Cross 

• Plaza area related to front door of building to connect with neighbourhood 

• North Winnipeg Parkway key for bikes and walks 
 

3. Density and Form: (WS 2-5, 9)  

• Overwhelming support for L shape form with one wing of L along St Cross  

• Garden and open space to west adjacent to neighbor and open to sun 

• Main entrance to building along St Cross for access to street parking 

• Building form preferred rounding corner with front on both Bannerman and St Cross 

• Separate but connected building appearance   
 
      

 

 

 

 

 

 

 

 
 
 
 
           L form  Round corner both streets             Separate but connected          St Cross entrance 
 

4. Transportation:(WS 6-8) 

• Reducing cars on site becomes possible with good bike storage, transit eco-pass options  

• Key to a parking reduction is a car share vehicle parked on site  

•  Most flexible parking solution is to determine minimum number of spaces required by code 
and investigate available off-site rental spaces 

• Final parking spaces will be determined later by actual member car requirement with a 
maximum approximately 7 cars + car share. Remainder to be parked off-site. 
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1.7 Conceptual Design Proposal: Between the completion of the Collective Design Process and 
the end of the year, the group worked feverishly to gather together the comprehensive data 
required to submit a formal application for CMHC for pre-development funding. While the Co-op 
Housing Developer prepared pro-forma budgets, other members gathered reference letters from 
the City of Winnipeg. Meanwhile, the architect member worked pro-bono to prepare sketches of 
generic floor plans and elevations resulting from the group CDP – see below. We were 
confident that we had a comprehensive vision for what was required in urban sustainable infill 
housing, but were not at all certain if funding bodies would be interested in our model. We 
targeted about six months to raise a good portion of the funds and set about the arduous task of 
completing application forms, financial pro-forma and associated graphics and drawings.  The 
first application for pre-development funding was submitted to CMHC on December 31, 2020.  
 
 Conceptual Design Proposal  
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FEATURES OF CONCEPTUAL DESIGN  

• Main entrance from the east 

• Common room off the main floor at entrance  

• One 4-bed suite+ storage/mech in basement 

• One exterior and one interior exit stair 

• Elongated  L-shape plan along St Cross  

• Four suites on levels 2 and 3 

•  Exterior balconies to all suites  

• Parking for 5 cars along lane in carport 

• Steep pitched gabled roof for south solar panels 

• Gables and separate entrance doors along Bannerman  
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PHASE 2:  2021 – PDF SUBMISSIONS and CONSULTANTS  
 

2.1 Organization: We started 2021 with approximately 40 paid members of the co-op and met every 

month on ZOOM due to the continuing COVID alerts about meeting in confined spaces. While we 

waited on a response to our CMHC funding application, we started to get organized as a formal 

co-op. At the direction of our Co-op Developer (DSI Tandem Inc.), we established sub-committees 

and began to draft co-op by-laws and policies for ownership of land and buildings. We directed 

the Co-op Developer to start preparing a preliminary business plan with proforma budgets and a 

needs survey.  

2.2 Expanded Properties: Early on, we realized that a 12-unit co-op was not viable and we started 

to investigate options for acquiring additional properties. The concept of a scattered housing co-

op was explored and we set about to locate additional properties for the co-op. Immediately one 

of the co-op members volunteered to use her home across the street from the vacant land at 59 

Bannerman to become a part of the overall project.  This was enthusiastically accepted. We 

recognized that we did not have access to cash to purchase land or buildings, so looked for local 

church-owned land. In the spring we found a potential vacant site at 66 St. Cross located along 

the river that was owned by the local Anglican Cathedral. We met several times with the Board of 

the Church and they were open to lease us the land for an additional 10 units. In the end, the land 

had a heritage designation and was not available for housing. We explored another larger parcel 

of land for approximately 20 units at 12 Fowler that was owned by the Ukrainian Orthodox Church,  

met with their property committee and submitted a formal offer to purchase the lands. In the end, 

the church was not interested in selling the land.  

2.3 Pre-Development Funding Submissions: The next steps were focused on raising Pre-

Development Funding (PDF). We had worked with the Co-op Developer to determine that the co-

op would require approximately $350,000 in start-up funds before we could engage architects 

and consultants and complete a design package ready for mortgage loan approvals.  At the time, 

only CMHC and FCM were available as possible funding opportunities. But as time went on, other 

funding agencies were discovered. We worked diligently to submit a variety of PDF proposals to 

a number of available funders.  We were aware that we would not be able to proceed to hire any 

consultants and move ahead fully with the project until we had a serious commitment from 

funders. As is evident by the chart below, the funding approvals were slow and uncoordinated. 

We received only $20,000 from CMHC instead of the $120,000 requested. However, the 

accreditation by CMHC proved to be an important affirmation of the project and a gateway to other 

grants. As a result, after a full year of submissions in 2021, we only had approval of $96,000. The 

following is the list of the proposals submitted and the eventual pre-development funding that was 

committed to the project: 

NO FUNDER SUBMITTED RECEIVED  WEEKS AMOUNT  

      

1. CMHC Seed  Dec 30, 2020 Feb 18, 2021 6 $21,400 

2.  Community Housing Transformation 
Centre – Montreal  

May 11, 2021 Sept 28, 2021 18 $75,000 

3.   Efficiency Manitoba - Innovation Fund   Nov 3, 2021 Feb 25, 2022 14 $208,250 

4.  McConnell Foundation  July 6, 2022 Oct 27, 2022 14 $200,000 

5.  Manitoba Housing PDF Sept 17, 2022 Feb 24, 2023 22 $75,000 

6.  Federation of Canadian Municipalities Nov 15, 2021 April 18, 2023  92 $157,200 

7.  CMHC Top-up  Nov 28, 2022 Ap 24, 2023 20 $44,700 

      

 Total    $781,550 
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2.4 Pre-Development Application: In January we submitted a Pre-Development Planning 

Application to the City of Winnipeg in order to be assured that the project would meet city planning 

by-laws, zoning and urban design criteria. In April we received a very positive and encouraging 

response from the District Planner approving the reduction in required parking to five spaces.  

2.5 Neighbourhood Outreach: Over the winter we prepared another brochure and dropped at 1000 

local neighbourhood homes. The flyer outlined the evolution of the co-op and invited new 

members to attend our online meetings. Several co-op members also started a website to provide 

meeting minutes and information to the community. Also, we presented the co-op concepts at a 

meeting of the local resident’s committee and a meeting open to the community was held in 

person on the site in September. 

2.6 Project Cost Estimates: With the initial CMHC funds, we were able to hire a Quantity Surveyor 

to undertake a Class C construction cost analysis of the project to provide initial guidance as to 

the feasibility of the project. We received the completed review in August 2021 with a capital cost 

of $4.2 million for the 64 Bannerman Site (12 units) and $1.8 for the 59 Bannerman retrofit (5 

units). Based on these estimates, DSI Tandem Co-op Resources prepared an initial Business 

Plan and project pro-forma showing required capital grants, loans and operating costs.  

CLASS D CONSTRUCTION COST ESTIMATES – POSTMA: AUGUST 4, 2021. 

 64 BANNERMAN 59 BANNERMAN 143 MACHRAY* TOTAL PROJECT  

Number Units  12 6 6 24 

Area sf  12,700 5,700 5,700 24,100 

Direct Costs  $3,608,709 $1,527,018 $1,527,018 $6,662,745 

General Conditions, Contingency, Fees $633,517 $255,393 $255,393 $1,114,303 

Class C Cost $4,212,226 $1,782,411 $1,782,411 $7,777,048 

Unit Costs $331.67 $312.70 $312.70 $322.70 

Per Unit Cost $351,018 $297,068 $297,068 $324,043 

     

*Costs for 143 Machray pro-rated as not acquired in project at this time 

 

2.7 Additional Funding Submissions: When we started, we didn’t have a full understanding of a 

pathway to raise the estimated funding for the pre-development phase of the project. We didn’t 

even know if there would be funding at all for the project. Some funders had relatively straight-

forward application forms and efficient turn-around times. Others like FCM, had very complex 

applications and extremely long approval schedules. Efficiency Manitoba announced their 

Innovation Grant in the summer of 2021 and we were one of the first grants submitted. By the end 

of 2021, we were becoming confident that we would be approved for this grant and therefore felt 

that we could start a process to hire design consultants.  

2.8 Architect and Consultants RFP: Starting in the fall 2021, the co-op formed a sub-committee to 

start the process to hire consultants. The group investigated websites of architects they thought 

might be appropriate for the project, especially as related to completed highly- sustainable 

projects. The RFP was developed by the group and included the proforma and QS costs, 

schematic designs, Collective Design Process and a list of aspirational third-party certification 

tools. Six architects were selected and an RFP was issued with submissions accepted until 

November 9. The sub-committee interviewed a short list of three architects and Prairie Architects 

Inc. was selected in mid-November the unanimous choice due to their high scoring on the 

selection matrix, their extensive sustainable project list and reasonable professional fee. A 

preliminary meeting was conducted with Prairie before the end of the year and an RFP for 
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engineering consultants was reviewed and sent by the Architect to prospective engineering firms 

with a submission date in early 2022. 

PHASE 3: 2022 – SCHEMATIC DESIGN  
 

3.1 Waiting: At the start of 2022, the co-op had not received sufficient funds to fully engage the 

design team in the project.  However, the architect agreed to proceed on a limited basis until we 

had sufficient confidence to enter into a formal Client-Architect Agreement. The formal contract 

was signed in June. 

3.2 Architect and Start-up: All consultants were hired on the basis of the co-op proving a maximum 

of 25% of their professional fees for drawings and specifications to a Class C level. It was part of 

the RFP that the remainder of their fees would come from the first construction draw. This enabled 

the co-op to fully engage with the consultant team under reasonable Pre-Development Funds. In 

February 2022, we received confirmation of the Efficiency Manitoba Innovation grant and were 

able to proceed to enter into a formal consultant contract with the architects.   

3.3 Additional Consultants: Once hired, the architects proceeded to issue RFP documents for 

engineering consultants, landscape architects, a Geothermal consultant, a Passive House 

consultant and a Construction Manager. BGHC was part of the selection process and worked 

together with the architects to suggest potential consultants, review submissions and attend 

interviews and select winning submissions. By early spring most consultants had been hired as 

part of the team.  

 

 

Tandem DSI Co-op Resources  
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3.4 Third Party Certifications: In early March Prairie convened a workshop to review options to 

support the commitment of the co-op to attain third party certifications for the project. A number 

of certifications were reviewed including LEED for Homes; PassiveHouse; Zero-Carbon Building 

Standard; Living Building Challenge. Each area was discussed with the consultant team and 

sustainability experts with Prairie Architects. It was agreed to focus on PH and LBC and to not 

pursue LforH.   The proposed consultants for PassiveHouse presented a scope of work to BGHC. 

We also decided to pursue these certifications only on the vacant site, not on deep retrofits.    

 

 

 

 

3.5 Integrated Design Process: The project was organized around a series of IDP sessions. Six 

IDP sessions were established from the start with a commitment for all consultants to attend each 

day-long design review. The intent was to Involve all consultants on all issues in order to evolve 

a truly sustainable solution. The first IDP was held on April 26th with all consultants and client 

representatives present. There was an overall presentation by the architect and client that 

stressed the sustainable objectives and metrics, explored the site locations, reviewed suite plans, 

zoning opportunities and schematics to date. The architect then formally started the design 

process with the consultant teams.  

3.6 Creative Scattered Housing: The co-op was not able to secure additional land or housing units 

due to a lack of funds for purchase. One day it occurred to us that we had potential partners all 

around us – what if we could encourage other members of the co-op to allow their houses to 

become part of the scattered co-op? The owners would continue to live in and maintain their 

homes as normal, but would allow the co-op to plan for the redevelopment as part of the scattered 

housing co-op. The co-op would obtain a professional appraisal, come to an agreement on future 

price with the owner and then enter into a formal future purchase option. We sent a notice to all 

members and had six members offer their homes for consideration. In June, a team of our 

consultants visited and evaluated each home for deep retrofit potential and selected the property 

at 143 Machray to add to the other two properties.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

               Bannerman Green Not-for-Profit Housing Co-op Inc.      c/o 61 Scotia Street       Winnipeg, Manitoba     R2W 3W6 

15 

 
3.7 Circle of Life: As part of a commitment to Truth & Reconciliation and motivated by a desire to 

reflect our diverse community, the co-op established the Circle of Life subcommittee. Over the 

months the committee reviewed the 96 calls to action to determine what BGHC could incorporate, 

they met with an Indigenous Elder, connected with six service delivery organizations representing 

diverse low-income households to become members in the co-op with set-aside social housing 

units.  

3.8 Energy Models 1: In order to evaluate the efficiency of the proposed design, BGHC 

commissioned PrairieHOUSE Performance Inc. to undertake and energy audit of the schematics 

for the 12-unit new building at 64 Bannnerman. The building was rated at 74% lower than the 

reference house with a baseload of 212GJ and a total load with appliances, lights etc at 421 GJ.  

Once the solar panel contribution of 266GJ was deducted from the total, the projected energy 

demand was identified at 155GJ. With many individual homes in the co-op rated above this 

amount (see part 4.3) it was apparent that this co-op would more than satisfy the intent for a near 

net-zero building. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
3.9 Schematic Design Evolution: Throughout the spring and early summer of 2022, the architects 

proceeded with the design of all three buildings. The co-op had formed a Design Committee of 

four persons to be the liaison with the Architects and connect back to the co-op members.  The 

Design Committee attended 19 meetings between March and the IDP#2 meeting on October 18. 

The meetings covered separate LBC seminars on materials, water and energy, and a full day 

seminar on biophilic design, several sessions on mechanical concepts and electrical systems, 



 

               Bannerman Green Not-for-Profit Housing Co-op Inc.      c/o 61 Scotia Street       Winnipeg, Manitoba     R2W 3W6 

16 

two PassiveHouse seminars by the Toronto consultants as well as ongoing design evolution of 

each of the new building and the deep retrofits. As will be evident, this was not a normal process 

and involved rethinking the approach to design to ensure comprehensive integration of net-zero 

energy, PassiveHouse and Living Building Challenge constraints….and this on top of small scaled 

intervention into an existing urban community! 

3.10 64 Bannerman Schematic Design Proposal: Prairie Architects Inc. presented the final 

schematic design on October 18, 2022 at the Integrated Design Process session #2. All 

consultants and the BGHC design committee was present for the all day in-person session. The 

session focused on the 64 Bannerman site. The final design features an entrance and common 

room at grade on the main floor with entrance from the east. The following is the completed 

Schematic Design for the 12-unit new-build on the vacant parcel of land 64 Bannerman: 

  

 64 Bannerman Schematic Design Proposal 

 

 

 

 

 

  
 

 

 

 

 

 
 
 
 
 
 
 
  

  

 
FEATURES OF SCHEMATIC DESIGN  

• Main entrance from the south parking lot 

• Ramp from south to provide entry to main at+1200 

• Common room split between main and basement 

• One 4-bed suite+ storage/mech in basement 

• One exterior and one interior exit stair 

• Simple L shape plan for PassiveHouse 

• Four suites on levels 2 and 3 

•  Exterior balconies to all suites  

• Parking for 7 cars along lane 

• Steep pitched roof for south solar panels 

• Sloping interior suite ceiling on top level  
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3.11 Satellite Designs: After completing the 64 Bannerman schematic design drawings on October 

18 and sending to the Construction Manager for costing, Prairie turned its attention to the 

schematic design of the satellite units. By November 15, the Architect presented a series of design 

options (as illustrated below) showing different approaches to the deep retrofit of the existing 

house and the addition of new units at the rear.  Each home at 59 Bannerman and 143 Machray 

was zoned for up to 7 units and the intent in the designs at this point was to maximize the number 

of units to spread out the costs of the common space, exit stair and elevator. It was also a design 

parameter to isolate the existing homes from the new construction as much as possible in order 

to confine the scope of the deep retrofit. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
After review by the consultants and BGHC, option A2 was selected. The architect then 
began to undertake more detailed schematic designs. These designs were then 
forwarded to consultants for systems integration and then to the CM for pricing. 
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3.12 Member’s Work: As COVID fears decreased, we looked for a common place to hold monthly 

meetings and began meeting in a locally operated and owned café - Modern Coffee. In the fall 

the co-op initiated Environmental land assessments on all three parcels of land; we were asked 

to make a presentation to the Manitoba Non-Profit Housing Association about our progress to 

date.  We submitted a PDF proposal for $75,000 to Manitoba Housing in a new funding initiative. 

We also hired a bookkeeper to help with monthly statements and cost control. On November 

19th the co-op members who were committed to live in the co-op and had submitted a deposit 

met to discuss resident-related issues.   
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3.13 PassiveHouse Report: IDP#2 was held on December 22, 2022. The main order of business was 

to receive the interim report of RDH assessing the potential for PassiveHouse certification based 

on the Schematic Design documents of October 18th. The overall results indicate that the energy 

modeling shows a space heating demand of 40.3kW/sm/yr vs the PH requirement of 30kW/sm/yr. 

RDH proceeded to identify a route to achieving compliance – 1. The current form factor is 2.05 

and with a flat roof, the demand is reduced by 2.4kW/sm/yr; 2. better PH windows could reduce 

the demand by 3.0kW/sm/yr; 3. Residential flow reductions could reduce demand by 2.1kW/sm/yr 

certified and 4. PH ventilation equipment could reduce the demand by 4.6kW/sm/yr.  

RDH recommended a variety of systems refinement including thermal breaks on piles and a more 

detiled analysis on air-to-air heat pumps as well as a more detailed examination at the submission 

of the next set of drawings.  
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PHASE 4: 2023 – DESIGN-DEVELOPMENT   
 

4.1 McConnell Foundation Overview: BGHC submitted a proposal to the McConnell Foundation in 
April of 2022 for funding to underwrite an educational component of the co-op development. The 
original proposal was for $75,000 but after McConnell had reviewed our scope of work, they 
suggested a budget of $200,000. The contract was signed November 11, 2022. The scope of 
work included 5 parts: 

1. Pre-Occupancy benchmarks 
2. Energy modeling Upgrades 
3. Post Occupancy Benchmarks 
4. Social Transformation 
5. Analysis of Third-party Tools 
6. Videos and Communication Materials  

 
4.2 McConnell Foundation Videographer Selection: Willou Consulting was hired to assist BGHC 

with the delivery of the McConnell Foundation projects. One of their first tasks was to coordinate 
the selection of a videographer to start to engage with BGHC in the production of 5 short videos 
about the phases of the development of the new housing co-op. In May 2023, five local firms were 
asked for proposals and the committee interviewed the preferred candidate. Mindscape Studios 
was commissioned to prepare the videos. In July and August several sessions were held with the 
videographer to draft an overall storyboard. Video interviews began on the first video regarding 
the vision in fall of 2023. A draft of the first video see:  

 

              Video link: https://vimeo.com/960590521/699fa7795f?share=copy)  
 
 
 
 
 
 
 
 
   

 
 
 
 
 
 
 
 
 
An Approach to Zero-Carbon 
Affordable Infill Housing 
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4.3 McConnell Foundation Pre-Occupancy Benchmarks: The 
intent of this task was to evaluate the energy and air quality of the 
existing homes of some of the co-op members.  This benchmark was 
then to be compared with the similar metrics for net zero-carbon 
metrics of the new co-op.  In July of 2022, BGHC contracted with 
PrairieHOUSE Performance Inc. to undertake enhanced energy 
audits of each home and with the Building Efficiency Technology 
Access Centre of Red River College to undertake long-term IAQ 
testing.  
 
We then put out a request to the 60 BGHC members to see who 
would be interested in submitting their home for an energy audit. 12 
members signed up for the first phase of the project.  Starting in 
January 2023, energy audits were undertaken on each home through 
the Greener Homes Program of Canada and Air-Things evaluation 
monitors were placed in each home.  
 
Part of the purpose of this Benchmarking program was to encourage 
co-op homeowners to upgrade their homes at their own cost so that 
when they sell to move into the co-op, the community at large would 
have better resilience and sustainability. A number of members took 
advantage of the Greener Homes zero interest loan program. One 
member upgraded their family home with a new Cold Climate Air 
Source Heat pump and 16 solar panels and reduced his energy 
footprint by 54% from 192 to 87 GJ/year.    
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                 
BEFORE: 192 GJ/YEAR                   AFTER: 87 GJ/YEAR  
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4.4 McConnell Foundation Building Performance Evaluations: The Building Efficiency 
Technology Access Centre at Red River Polytechnic was commissioned to undertake Indoor Air 
Quality assessments of the existing homes of fifteen co-op members. The intent was to measure 
5 Indoor Air Quality (IAQ) metrics of each home to compare the existing conditions to those in the 
new co-op. Each home was tested for the following: Temperature, Relative Humidity, Carbon 
Dioxide, Particulate Matter, Volatile Organic Compounds and Radon. Air Things monitors were 
installed in each home for 12 months and the readings recorded by RRC. The results of each 
home were presented in charts as below. A summary of all homes as well as individual properties 
was presented.  
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4.5 PassiveHouse Assessment: As 2023 began, the co-op met with the consultant team to 
evaluate next steps to the project. At the design meeting on January 10th, the group 
reviewed the PassiveHouse report by RDH that was presented in December. It was 
evident that there would need to be significant changes to the design in order to bring it 
to conformance with PassiveHouse criteria. The report identified several features that 
could be incorporated into the project to get closer to reaching the compliance threshold 
as identified in the chart below. This matrix was used as a framework to redesign the 
building for cpompliance.    

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4.6 Construction Cost Estimates: At the January 10th meeting, the Construction Manager, MBuilds 
Inc., presented a report outlining the cost estimates based on the October 18th drawings. The 
costs were based on many discussions with trades and a number of competitive high-level 
tenders. They indicated that the pricing was coming in between $500 and $525/sf – much above 
previous estimates. The contractor assured us that pricing had spiked considerably since COVID 
due to labour and supply shortages etc.  and that many similar projects were coming in around 
the same costs. They indicated that the small scale of the project was impacting pricing as well. 
They did not see a route to bring the project down to the anticipated range of $300-$400/sf. 
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4.7 Revised Concepts: Based on the directives received in the PassiveHouse report for 64 
Bannerman as well as the CM cost estimates, the Consultants looked to revise the design to 
tighten the form and simplify construction. The first draft of this started to show a building with a 
low slope roof. A series of design options were developed and shown on the streetscape along 
Bannerman Avenue. The height of the roof continued to be of concern related to adjoining homes.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Another round of massing options was presented with varying roof slopes and elevations to show 
some variety and scale on the street. A 3-storey greenhouse/ atrium was suggested for the 
rear/south elevation.  There was no real resolution to these options.  
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4.8 Project Stop-work Pause: On January 20 the co-op sent a formal notice to Prairie Architects 
to request a pause in the work on the project. The long-promised cash deposit from the approved 
PDF application from the Federation of Canadian Municipalities (FCM) had not been received by 
this date. We were not comfortable proceeding without the deposited funding. The architects 
agreed and we waited. On April 18, after 92 weeks from submission, we received the funding 
from FCM and sent a letter to Prairie requesting them to restart the project. Prairie was able to 
begin again in mid-May after a 4-month delay.   

 
4.9 Co-op Rethink: It was evident from both the PassiveHouse review and the construction cost 

information that it was time for a re-set. In the interval during the delay, the co-op Planning 
Committee met a number of times to try and address these issues. We struggled with the low 
slope roof as it was not a form in the neighbourhood and seemed to be a foreign and unresolved 
element. We were able to step back from the ongoing design process and define a more coherent 
design aesthetic (below) as well as a series of directives for the Architects as they resumed the 
project design. The major breakthrough in our thinking was the concept of having a flat green roof 
with integrated solar panels (see illustration below). This enabled us to have a roof to comply with 
PassiveHouse and one that was highly sustainable and fit into the neighbourhood.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

DESIGN AESTHETIC  
The language of the design aesthetic should be 

woven from the sustainable elements of the 

building. Features such as a solar panel array, 

a green roof, plantings and biofilia, the passive 

solar greenhouse, thick passive walls, wind 

turbines, a palate of natural and repurposed 

materials, water capture and many others 

should be celebrated as the language of a 

purpose-built contemporary aesthetic that 

defines PassiveHouse, Living Building 
Challenge and a new zero-carbon future. The 

design should be a contemporary aesthetic with 

warmth, texture, glass, clean lines, interesting 

facades and contemporary details. The key 

feature is ‘warmth’ – warmth through 

materials, textures, biofilia, colour and 

light. 

 
RESTART DIRECTIVES TO THE ARCHITECT 

FROM BGHC 

• Follow the more formal Design Aesthetic 

• Change sloping roofs to flat to fit with PH  

• Explore a green flat roof to resolve the PH form 
issues 

• Explore flat roofs on all satellite additions 

• Evaluate solar opportunities on flat roof  

• Confirm design changes can fit with PH certification  

• Finalize interior suites with w/d connections etc 

• Retain 9 foot interior height 

• Rework added elements outside PH frame to fit in 
n’hood 
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4.10 Manitoba Housing Capital for Social Housing: The Province of Manitoba issued a 
negotiated RFP for the development of Social Housing Units on July 7, 2023 with a due date of 
September 5. The province stated it would provide up to $150,000 per unit of social housing 
provided by a developer. This was the first provincial social housing RFP in almost a decade. 
The co-op decided to set aside 4 units of the Affordable Housing for the proposed social 
housing. Each of the 4 social housing groups would become a co-op member and have full 
control to integrate one of their household families into the co-op and would manage the unit in 
perpetuity.  BGHC submitted a detailed package of information.  
 
The proposal requested proponents to provide support services partnerships for social housing.   
BGHC had met with the Winnipeg Foundation to determine what social support organizations 
they would recommend as partners for BGHC. We indicated in our proposal that we were 
working with 4 agencies to determine a fit for BGHC – they were the Manitoba Metis Federation, 
Mennonite Central Committee, Independent Living Resource Centre, IRCOM Refugee 
Community Organization of Manitoba. The Circle of Diversity Committee met with all four 
organizations and received enthusiastic responses and comprehensive letters of support.  We 
tried to submit the letters from the organizations to MHRC, but this was rejected.  
 
We were denied funding on March 25, 2024. 
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4.11 An Unexpected Option: Prairie Architects started to get back into the project in mid-May 
and by early June they proposed a radically different option for BGHC to consider. The intent was 
to reduce costs and strip the building to the minimum exterior envelope to meet PassiveHouse 
criteria of net to gross area. The essence of the two options are identified in an abstract from a 
memo sent to co-op members:  

 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
The co-op held several meetings to consider the new option. There were a number of members 
who liked the proposal primarily because it offered south sun to all units, it was likely less 
expensive and units were more independent. However, many other members found the design 
not well suited to a winter city climate where each resident would be required to get dressed in 
winter clothes to leave their unit to go to the common facilities or to visit a member. In addition, 
the exterior south facing balconies would require snow maintenance and would be difficult to 
access for persons in wheelchairs or walkers. There was also concern about safety as the open 
stair and unattended elevator would enable access by anyone to front doors. Perhaps the most 
influential issue raised was that the design did not enhance ‘community’ or the co-operative 
ethic but rather seemed more like independent units in a west-coast condo. The architects were 
directed to proceed with Option A.  
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4.12 Towards Class C Drawings: At the resolution of the Black Swan issue, the consultant team 
began to work towards a set of Class C drawings and specifications based on Option A. Their 
schedule set a target with a final review of the three site site packages in July and final drawings 
submitted to MBuilds for Class C pricing on August 24 with pricing back September 15. The 
architects kept the co-op fully involved in the design process and presented the updated drawings 
incorporating changes to a members meeting  in July at Modern Coffee.   
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4.13 Geothermal Site and Utility: BGHC commissioned Mr. Ed Lohrenz, principal of GEOptimize 
in March of 2021 to undertake a comprehensive study to analyze the potential of a geothermal 
system to provide heating and cooling and hot water for the proposed housing co-op. Mr. Lohrenz 
is an international expert on geothermal systems and proposed to include in the study: an energy 
audit of the proposed building, the capacity of various geo systems on the available land, a variety 
of geo systems(vertical closed loop, horizontal closed loop and open well water systems), capital 
cost estimates and long-term energy savings. He was to work with Friesen Drillers to determine 
general flow capacities in the area.  
 
 
 
 
At one of the BGHC open houses, several local 
members and homeowners approached BGHC 
to enquire if it would be possible for their homes 
to be included in the geothermal system.  It  
became evident that we had quite a number of 
like-minded home owners/members located 
close to the primary site of the co-op owned land 
(indicated in red). The co-op approached Mr. 
Lohrenz to see if it might be  feasibe to extend 
the geothermal lines down the back lane 
adjacent to the 64 Bannerman site to connect to 
the 40 or so properties on both sides of the lane 
and across the street to others around 59 
Bannerman. Mr. Lohrenz agreed that there was potential for this ground loop and proceeded to 
draw up the schematic below as a prototype for a district geothermal system. During late 2022, 
we used this diagram to have several meetings with City of Winnipeg officials to determine their 
position on an underground geothermal system in public right-of-ways. After considerable 
dialogue, there was some agreement that there would be no problem to construct the system in 
the back lane, as there was no buried infrastructure. Further, they did not see any significant 
technical reasons to block a serious review.  The co-op did further explorations to find examples 
of district system co-ops and discovered that there were similar municipal structures in gas co-
ops in Alberta that had been operational for 50 years.  We approached Efficiency Manitoba with 
our district Geothermal concept with the intent to have this idea explored with other geothermal 
projects being developed at the time.  
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4.14 Class C Documents Complete: The consultant team completed the Class C documents 
and issued them to the Construction Manager on August 28, 2023. There was on set of drawings 
and specifications for each of the three sites. Each drawing set included details from all 
engineering firms – structural, mechanical and electrical + landscape and civil – approximately 60 
pages of drawings per set. The drawing cover sheet for 64 Bannerman is shown below.  
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4.15 Community Site Open House:  The co-op wanted to ensure that the local community 
continued to be involved in the evolution of the co-op. To that end, an open-house was held on 
the site on Saturday, October 12. The Architects prepared a dozen presentation boards that 
were set up on easels on the site. Around 150 people attended the event and there was a 
strong approval for many of the project goals and designs.  
  



 

               Bannerman Green Not-for-Profit Housing Co-op Inc.      c/o 61 Scotia Street       Winnipeg, Manitoba     R2W 3W6 

32 

4.16 Class C Construction Cost Estimate: MBuilds presented the Class C budget on October 
15. The costs were shocking to all with costs coming in at over $900,000 per unit and $860/sf. 
The following is detailed cost inventory for 64 Bannerman and a summary of the costs for the 
three sites. The project manager identified reasons for the high costs including: massive inflation 
of all 
labour AND material costs in last 2 years; no economy of scale; urban location means more travel 
for trades; VERY busy construction now and no time to bid; shortage of tradespeople; some trade 
areas did not get 3 bids; too many separate prices made it too complicated to bid; fear about PH 
and LBC; significant monitoring costs to achieve certification; existing homes too many unknowns 
and too messy. 
 

 

CLASS C CONSTRUCTION COST ESTIMATES – MBUILDS: OCTOBER 15, 2023. 

 64 BANNERMAN 59 BANNERMAN 143 MACHRAY TOTAL 

PROJECT  

Number Units  12 5 6 23 

Area sf  13,856 4,783 5,210 23,849 

Direct Costs  $7,417,273 $3,319,940 $3,450,672 $14,187,885 

General Conditions, Contingency, 

Fees 

$3,119,730 $1,688,402 $1,733,113 6,541,245 

Class C Cost $10,537,003 $5,008,342 $5,183,785 $20,729,130 

Unit Costs $760.47 $1,047.11 $994.97 $869.18 

Per Unit Cost $878,000 $1,001,668 $863,964 $901,226 
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4.17 QS Second Opinion Estimate:   After the shock of the MBuilds Class C cost estimate, the 
Executive of BGHC decided to commission Postma Quantity Surveyors to provide a second 
opinion on the costs received. The same set of documents for 64 Bannerman only was provided. 
The price received on December 11 was $8,639,235 which included a15% contingency and a 5% 
escalation.  This compared to the MBuilds Class C estimate of $10,537,000. The co-op was 
reassured that the MBuilds pricing was in the general framework of the current construction 
climate and well beyond double the original Postma cost for 64 Bannerman of $4.2 million of 
2021, just two years earlier.  
 

4.18 Re-Evaluation: After we received the cost estimates, the BGHC design committee worked with 
the architects and construction manager in November and December to look at options to 
significantly re-think the overall approach.  For the satellite buildings, a decision was approved to 
simplify the retrofit of the existing homes based on the diagram below. The redevelopment was 
divided into three components – A. a simple deep retrofit to Greener Homes budgets on the 
existing home, B. a factory module behind and C. an infill circulation connector.  
 
Options to explore serious cost reductions included: consideration of pre-fab construction of 
assemblies in factories; simplification of the upgrading of satellites; reductions to mechanical 
requirements and the increasing of passive systems; increasing scale of similar units and 
assemblies; removal of basements under new additions; identification of a smaller residential 
contractor to undertake renovations; separate base costs from PH and LBC costs for funding 
purposes. The co-op sent a letter to Prairie with a list of suggestions for reducing costs while 
maintaining the essence of the project. See attached summary below: 
 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

59 BANNERMAN AND 143 MACHRAY: 
• The primary concept is to simplify the satellite sites 

• Deep exterior retrofits not to be constructed 

• The existing homes are to be subdivided into two suites - one on 

the main floor and one on upper floor(s) 

• The basement of the existing homes is to be used primarily for 

mechanical/electrical and storage - except to provide 

a ‘guest suite’ in the basement of 59 

• Existing interior fittings, materials and surfaces to be retained  

• New washrooms and kitchens are added where missing in each 

suite and existing washroom fixtures to be upgraded as required 

to meet accessibility requirements 

• Fire separations and acoustic ratings between spaces installed to 

minimize disruptions to rest of space 

• Three stacked and pre-fab modular 1/2 bedroom units designed 

as additions to each property 

• All units fully accessible with lift but focus on new units   

• The new units to be considered with and without a basement 

with consideration for building massing and costs  

• Modular units to be constructed to PH standards in factory 

setting and then transported to site 

• Stairs, lift and services to be located in interspace 

between modular unit and existing home 

• Mechanical and electrical service spaces for new modular units 

(and units in existing home) to be located in basement 

of existing homes 

• New modular units to incorporate solar PV panels on roof. 
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4.19 Factory Module:   The co-op investigated prefab home builders in Manitoba and discovered 
Grander Homes in Winkler. We coordinated with the architects a tour of the factory and a meeting 
with Grandeur on December 14 to discuss the possibility for them to build modules for the satellite 
homes of the co-op. Grandeur was interested so the co-op directed the Architects to forward a 
detailed unit plan. Within several weeks Grandeur came back with a cost of $779,000 FOB 
Winkler for 6 stackable units or $133,000 per unit or approximately $175/sf.   
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  PHASE 5: 2024 – CLASS B AND CAPITAL SUBMISSIONS    
 

5.1 BGHC Book Club: One of our BGHC co-op members, Joan Thomas, who is a Governor General’s 
Award-winning author, suggested at one meeting that we consider starting an informal book club 
to read climate-related literature to help us place our project in the wider global context. There 
was enthusiasm for the idea and as a result, the first discussion group was held at Joan’s home 
in mid 2023. Throughout the next years, the group has read books such as:  
 
 
 
 
 
 

 
 
 
 
 
 
 
 

5.2 Three Buckets: As 2024 began, the Architects and the Construction Manager started to work on 
a methodology to identify added costs for increasingly sustainable building performance.  They 
worked to sort out costs into four “buckets” – Bucket 1. Base Building; Bucket 2. Higher 
Performance building; Bucket 3. PassiveHouse performance and Bucket 4: additional costs to 
achieve a Regenerative Zero-Carbon Living building. The details of each category were listed in 
the chart below with pricing supplied from the CM:  
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5.3  Co-op Decision to Proceed: At the BGHC member’s meeting on April 13, 2024, there was much 
discussion about this cost framework and while we all were dismayed at the high costs, there was 
agreement that this seemed to be the new reality. We made this decision in the knowledge that 
we were operating in a new cost framework, a new funding regime, a deteriorating political climate 
related to sustainable buildings and a worsening climate emergency. We made this decision in 
the faith that costs will stabilize, funding will be forthcoming and awareness that climate change 
for our urban infrastructure will become imperative. It was decided to not proceed with Option 4 
as the costs were beyond reality. However, it was agreed that we would ask Prairie to include the 
green roof (for an additional $100k) in the base price and to include separate prices outside of 
contract for solar PV, water collection and traffic calming.  

 
5.4 CMHC Submissions to be Class B Documents: In early 2024, as inflation for construction costs 

and significant supply chain issues began to impact the ability of CMHC to assess housing 
projects with Class C price structure, the corporation announced that all future projects would be 
assessed using more complete Class B drawings, specifications and pricing. The consultant team 
and contractor agreed to conform to this standard even though this would be considerably more 
work to comply.   
 

5.5 DSI Tandem Co-op Resources & Pro-Forma Budgets: Throughout the entire BGHC evolution, 
one invaluable component was the business approach and pro-forma budgets that our Co-op 
Development Consultants, DSI Tandem provided for the co-op. Without their support and advice 
with budgets, management, operating costs, potential capital programs, we would not have been 
able to make it through the project. They attended almost all of our monthly meetings with a clear 
commitment to housing co-ops and were eternally re-calibrating their pro-forma budgets to react 
to new construction prices, new operating options (TIFF from the City) and new funding 
opportunities. They provided the balance to the escalating capital costs to inform the co-op about 
the potential to carry larger costs based on increased rental rates, decreased mortgage structures 
or increased capital opportunities. They were instrumental in submissions to many funders with 
complex financial input spreadsheets. Over the 4+ years of the project, DSI Tandem provided in 
excess of 50 spreadsheets:     

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

DSI Tandem worked on an if-come basis. As the co-op did not proceed, their remuneration was 
very limited to specific tasks. We will be eternally grateful for their commitment to us and the co-
op housing movement!  



 

               Bannerman Green Not-for-Profit Housing Co-op Inc.      c/o 61 Scotia Street       Winnipeg, Manitoba     R2W 3W6 

37 

5.6 Second Opinions: The Construction Manager (CM) continued to work with trades and 
consultants to investigate options and revise pricing to bring down the construction costs.  The 
co-op requested second opinions from a number of sources to determine if the contractor 
pricing was accurate given the highly inflationary times. We sent mechanical information to a 
retired mechanical engineer who specialized in energy sustainability. 
 
We also met with a small local contractor to get pricing on Part A of the satellite home deep 
retrofit. We suggested to the CM that it might make sense to have a separate sub-contractor 
undertake the deep retrofit work under his overall contract in order to save time and capital.    
We received pricing for the deep retrofits of $77 per sq ft for 143 Machray and $97 per sq ft for 
59 Bannerman. The work was based on the Greener Homes government grant retrofit 
recommendations with minimal changes being made to the layout of the homes. The 
Construction Manager accepted the quotes and began to work with the sub-contractor to 
incorporate his work and costs into the overall budgets.  
 
 

5.7 Energy Models 2: PraieirHOUSE Performance (PHP) did an estimate of energy use for the 
satellite homes at 59 Bannerman and 143 Machray. The overall objective was to demonstrate 
that it is possible to take a large single-family home that uses 204GJ of energy per year and 
significantly reduce the energy requirements assuming subdivision of the space into 2 units.  
When we combine the subdivided existing home with the addition of three new Passive House 
units to the rear, the average overall energy use for the 5 to 6 units on the site will be reduced to 
near net-zero. 
The energy model (below) shows that after the retrofit and additions at the back of the existing 
home, the total heating load for all 5 units will be 39GJ or 24% of the existing! Total energy use 
after accounting for 9.8 kW of solar energy (44GJ) is 25% of the current use. We then did 
HOT2000 simulations on the homes to identify additional options to deep-retrofit the home to 
reduce energy and carbon further towards zero.  
 
The following charts summarizes the findings of both reports with GJ energy/Tonnes of carbon: 
 

BANNERMAN GREEN HOUSING CO-OP INC. 

FCM CORNER LOT TRANSFORMATION PILOT 

Address: 59 Bannerman Avenue

Floor area original building: 199.3

Floor area with additions: 511.1

Baseline GHG (T/a) 9.5

Proposed 9.81 KW PV for 5 plex: 44.85 GJ, 12459 kwH

Baseline GJ/a Baseline KwH/a Retrofit  GJ/a Retrofit  KwH/a 5 Plex GJ/a 5 Plex KwH/a 5 Plex GJ/a 5 Plex KwH/a

Heating 158.18 43939 33.56 9322 39.4 10944 39.4 10944

Cooling 0 0 3.52 978 10.67 2964 10.67 2964

DHW 26.93 7481 26.77 7436 44.71 12419 44.71 12419

Ventilation 0.04 11 0.64 178 2.78 772 2.78 772

Baseloads 25.62 7117 25.62 7117 93.1 25861 93.1 25861

TOTAL 210.77 58547 90.11 25031 190.66 52961 145.2 40333

NET TEUI (/m2): 1.1 293.8 0.45 125.59 0.37 104 0.28 78.91

TEDI (kwH/m2): 220.5 46.77 21.4 21.4

SUMMARY:

1. New heating load for 5 units (10944 kWhr/yr) is  24.9% of the heating load for the single family home (43,939kWhr/yr) 

2. New Total Net Energy Use Intensity (TEUI) for 5 units (78.91 kWhr/yr) is  26.8% of the TEUI for the single family home (293.8 kWhr/yr) 

3. New Total Net Energy Demand Intensity (TEDI) for 5units  (21.4 kWhr/sm/yr) is is 9.7%  of the TEDI for the single family home (220.5 kWhr/sm/yr) 

June 3, 2024. 

SATELLITE w/ADDITIONS (5Plex)ORIGINAL GEOMETRY, SINGLE FAMILY SATELLITE w/ADDITIONS (5Plex) w/9.81 KW PV
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5.8 Capital Funding Programs: As the consultant team continued to work with the CM in the 
production of Class B documents, the co-op continued to research potential funding sources and 
submit applications at required deadlines. We concluded that there were many variables and 
many new programs starting to be announced to deal with a growing housing crisis. In early 2024, 
there were few concrete capital funding programs other than CMHC. As we were in the midst of 
dealing with the escalating pricing, the federal government announced that they were proposing 
to remove GST and PST from housing construction.  At the end of the day, we decided that our 
best option was to carry on in good faith to have Prairie and the consultant team prepare the 
Class B documents so that when all the funding sources were clarified we will be shovel ready. 
By June 19, 2024, the following was the status of potential capital funding projects: 
 

• AFFORDABLE HOUSING NOW – City of Winnipeg – submitted to the Concierge. Discussed 
tax increment financing. Relieves 50% of our taxes over 25 years. Works out to about $25,000 
per suite. An additional grant of $10,000 per suite is potentially available for exceptional 
projects – this is in play but not confirmed. The preliminary proposal has been submitted.  

• ACCELERATOR FUND – City of Winnipeg – deadline July 12. This is from Federal funding of 
$170M given to the City of Winnipeg. City of Winnipeg is also in charge of the Accelerator 
Fund. BGHC qualifies for $35k per unit (not in the downtown area which qualifies for $60k). 
The $35k applies to both the affordable and market units.  

• PILOT PROJECT – Federation of Canadian Municipalities – a lot of work expended on this to 
date, but it is not as clear cut as expected. It appears that a project can either be a ‘Pilot’ or a 
“Capital Project” but not both. BGHC talked with project officer and it seems there could be a 
lot more cash for BGHC as a ‘Capital Project” and this will be explored further. If we are eligible, 
the application for the ‘pilot’ will not be pursued further.  

• FCM CAPITAL PROJECT FUNDING – If we are eligible, this program will fund up to 20% of 
the project costs with 40% of that as a mortgage and 60% of that as a grant. This can be 
layered on top of CMHC funding. After considerable back and forth with the Capital 
Development officer at FCM, a formal application for capital funding to FCM was submitted on 
August 29 and then revised on September 17. The request was for $1.8 million grant and 
$1.2m loan.    
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5. 9 Co-op Housing Development Program (CHDP): A co-op housing program had long been 
promised by Canada and had been in throne speeches for many years.  In early June 2024, 
CMHC announced the CHDP. There were few details except that special webinars would be held 
on June 25 to announce the details. The announcement did indicate that project applications 
would be accepted until September 15 and applications would be available starting July 15. The 
timing and readiness of BGHC seemed perfect. The following is a summary of the central criteria 
for the new program: 
 
 
 

 

 

 

 

 

 

 

 
 

 
 
A number of BGHC members and several of the consultant team attended the webinar. Within a 
few days we held several ZOOM sessions with our liaison officers in Edmonton. We were 
concerned primarily on a number of issues: our scale of only 26 units; the inability to use private 
capital for our proposed ‘market units’; the confirmation of other funding sources and the high cost 
of our units. After reviewing our progress to date and the relative advantage that our project would 
have relative to the compact schedule, the fact that we own land, have completed zoning and 
environmental assessments and will have Class B documents complete before the deadline, the 
CMHC officers recommended that we apply. They pointed out that the final selection would be 
ranked nationally, so there could be a potential that our project could rank well overall and qualify, 
but it would depend on other submission comparisons.    
 
After consultation with the consultant team and all stakeholders, BGHC passed the following 
motion at its July 2024 member’s meeting:   
 

 
 
 
 
 
 
 
 
 

CRITERIA FOR CO-OP HOUSING DEVELOPMENT 
PROGRAM:  

• Success determined by highest score in matrix 

• Rents based on 80% market rates 

• Shovel readiness 

• Minimum 30% affordable units  

• Land ownership and zoning in place 

• Environmental site assessments + geotechnical 

• Class B drawings and prices  

• Max unit cost under $600k 

• Confirmation of other funding sources  

• Minimum 75 units in urban areas 

• Energy Tier 4 2020 NECB 

• Accessibility standards provided  

• CHDP to provide up to 33% of total capital as 
grants 

• CMHC 50 year low-interest loan for remainder 

MOTION: The members of BGHC approve the submission of a Capital Mortgage Funding 
Application by the BGHC Executive to both the CMHC Co-op Housing Development Program 
(CHDP) and the Federation of Canadian Municipalities (FCM) Capital Project Program by 
August 30 based on the revised Class B construction budget and the operating financial pro-
forma budget that demonstrates the financial viability to build and operate the co-op.  
Moved:  XXX Seconded: XXX   In Favour/Against: Carried unanimously 
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5.10 Completion of Class B Documents and Prices:  Final Class B drawings and 
specifications were submitted for all three sites on time to the construction manager on 
June 30 for pricing.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

The construction prices obtained from multiple subtrade bids was completed on August 
22. The costs reflect a substantial reduction from the Class C prices due to the 
implementation of many alternative approaches and refinements. The following is a 
summary of the Class B construction costs for all three sites received:  
 

CLASS B CONSTRUCTION COST ESTIMATES – MBUILDS: AUGUST 20, 2024. 

 64 BANNERMAN 59 BANNERMAN 143 MACHRAY TOTAL 

PROJECT  

Number Units  13 6 7 26 

Area sf  13,856 4,736 4,715 23,307 

Direct Costs  $5,061,177 $2,450,873 $2,385,840 $9,897,890 

General Conditions, Contingency, 

Fees 

$1,162,670 $675,776 $674,473 3,052,919 

Class B Cost $6,763,847 $3,126,649 $3,060,313 $12,950,809 

Unit Costs $490.56 $660.18 $649.05 $555.66 

Per Unit Cost $520,295 $521,108 $437,187 $498,108 
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5.11 Final Project decisions: After receiving the Class B pricing, BGHC worked with the 
Co-op Development team (DSI-Tandem) and the Architect to investigate final options to 
reduce overall costs.  A number of suggestions were reviewed including several value 
engineering reductions and an increase in number of units. It was agreed to convert a 
large two-level unit in 64 Bannerman to two units bringing the total to 13 units and to add 
four levels to the rear of each satellite unit. Overall, the total number of units increased to 
26. These changes were worked through with the contractor and the following 
spreadsheet summarized the changes and added in the soft costs as well as proposed 
funding sources: 
 

 
 

 
 
The final costs show a total project budget of $16.4 million including land and soft costs, unit 
costs of $523/sf and $592,000 per unit without land. The budget also shows a summary of 
potential funding options in process.  
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5.12 CHTC Submission: A draft CHTC application was submitted on September 1 to our 
CMHC liaison officers in Edmonton for their review. They responded early in September 
with a request for several clarifications and additions. These were supplied and the 
completed application was submitted on September 13. Key to the overall submission 
was the Viability Calculator as attached below: 
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Th Viability Calculator algorithm showed that the project would be eligible for a forgivable 
loan of $4.93 million and a repayable loan of $4.53 million for a total potential allocation 
of $9.462 million or 58% of the total project costs. Over 50 attachments were submitted 
with the proposal.  
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5.13 NON-ACCEPTANCE CHDP:  The following letter from our liaison officer in CMHC 

Edmonton was received on November 27, 2024. The co-op was not approved for CHTC 
funding.   

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Upon enquiry as to the reasons for the rejection and the location of the selected co-ops, the 

following was received: 
 

In regard to your request for information on how much funding/how many projects in Manitoba were 
allocated CHDP funding I would like to advise that until agreements are executed this information is not 
available.  Once the agreements are executed, announcements regarding the successful projects will be 
made and I can certainly provide you with information at that time. 
  
If there is slippage from the first round of CHDP funding it has not yet been determined if the funding will 
be allocated to projects that were not prioritized or to the next round of CHDP funding; CMHC will make 
that determination if/when it happens.  Currently the priority is to work with applicants who were 
selected to execute agreements and support the development of the projects they have planned to 
deliver.  
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  PHASE 6: 2025 – CONCLUSION 
 

6.1 Final Considerations: After the rejection of the significant funding from the CHDP, it became 
apparent that any remaining possibility to proceed was becoming less viable. Also, because 
CMHC was not able to advise us as to our shortcomings on the CHDP submission, we had no 
guidance to understand the potential of any future consideration. Further, the future of ANY 
housing or sustainability programs looked bleak in a deteriorating political climate.   

 
       Manitoba Housing reached out to us in mid-December responding to a request we had made to 

meet with the Minister. Our request had been sent repeated times in July and August of 2024.  
The intent of the request was to determine if there was any potential funding commitment to the 
project as it was evident that CMHC would not be funding projects without Provincial buy-ins. We 
were further going to ask for Provincial help to speak up for us during the CHDP negotiations. 
There was no follow up on our many requests and the CHDP decisions had been made. We did 
meet with MHRC in mid-December and they expressed their regrets. They indicated that they 
recently announced Housing Starts Here, a housing funding program and suggested we apply. 
They also indicated strong support for the project and were committed to work with us and the 
City to obtain additional grants. They suggested we apply to the standard CMHC National Housing 
Strategy for non-profit housing.  
 
We subsequently applied for the Housing Starts Here program as well as submitting an 
application to CMHC NHS Affordable Housing Fund.   

6.2 Final Decisions: Throughout the last months of 2024 and into 2025, BGHC explored a multitude 
of avenues to determine if there were other options for the project. We evaluated additional funding 
sources, assessed cost-reduction strategies while attempting to maintain the integrity of the vision 
for a multi-site co-op that met net-zero energy and zero-carbon initiatives. We worked with the 
architects to increase the number of units inside the existing frameworks and to simplify the scope 
and form of the buildings.  Unfortunately, these efforts did not yield the necessary reductions in cost 
or lead to an increase in financial support.  

In the end, it seemed that it was time to stop work on the project. It had been five years and tens of 
thousands of volunteer hours of time had been put into the project. In addition, many members had 
put their lives on hold with the expectation of the co-op proceeding and needed to have some 
concrete timelines that we were no longer able to offer. So, after discussion at Meeting #46 on 
January 15, 2025, the co-op passed the following motions: 

6.3 Postscript: On March 19, 2025, Manitoba Housing committed to a grant of $660,000 to BGHC 

towards the provision of 10 affordable housing units. 

1. After reviewing all options for the continuation of the housing co-op, the members of BGHC 

agree to discontinue work and wrap up all outstanding receivables and grant funding. Moved 

by Jim Chapryk and seconded by: Bill Dunn.  Carried. 

2. To release the owners of the homes and land from their responsibilities toward the co-op. 

Moved by Laura Donatelli and seconded by Bill Dunn. Carried 

3. To return deposit funds to Members. Moved by Karin Seiler and seconded by Don Hurst. Carried 

4.  To retain BGHC in name as a legal entity. Moved by Dorothy Wigmore and seconded by Joyce 

McInnes. Carried 
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PART FIVE: Strengths  

Bannerman Green Housing Co-op demonstrated many strengths throughout the project. These 
included: 

• Vision: The initial vision of the BGHC was to demonstrate a deeply sustainable urban infill 

housing model for mature neighbourhoods across the country. The intent was to show that 

features like PassiveHouse certification, solar PV integration, district geothermal heating, 

embodied carbon positive buildings could be integrated into new infill and deep retrofits of 

existing homes as a way forward to densify and retrofit existing neighbourhoods to net-zero 

levels. We continue to believe deeply in this vision. 

• Process: We initiated a strong process that enabled us to move towards the fulfillment of a 

comprehensive project -  we incorporated the co-op to help secure funding, prepared a vision 

document that included a Project Charter, undertook a Collective Design Process outlining a 

conceptual vision of the project and provided a Class C construction budget  - to submit this 

comprehensive package for pre-development funding. Once this funding was in place, we 

were able to hire the best consultants to work with us to create detailed drawings and pricing. 

The process worked well and we were gratified and optimistic with the results.  

• Transparency and Communication: BGHC's commitment to transparent communication 

helped manage community expectations during the development of the project. The co-op 

maintained open lines of communication with members, stakeholders, local residents through 

an active website, open monthly public meetings, door-to-door distribution of updates – all to 

ensure that local residents were informed about the challenges and the reasons behind our 

decision making.  

• Leadership and Innovation: BGHC demonstrated leadership in sustainable co-op housing, 

anticipating federal and provincial initiatives to densify cities and promote geothermal and 

housing incentives. The project set a benchmark for forward-thinking housing models, 

showing how communities can try to align and be flexible with emerging policies.  

• Volunteer Team Excellence and Collaboration: BGHC assembled a highly skilled 

volunteer committee structure, including an architect with significant sustainable design 

expertise, a school superintendent, a lawyer, a retired federal politician, and other expert 

contributors. This expertise showcased the value of interdisciplinary collaboration in complex 

community development initiatives and strengthened the project’s credibility. 

• Consultants Expertise: We felt very gratified to have been able to choose some of the very 

best consultants in the city to work with us on the project. The innovative components of the 

project drew out the best in the team of architects and engineers who worked well beyond 

normal expectations. The remuneration was low but the creative potential, spirit and 

innovation was high. 

• Partners’ Patience: The project depended on the deep retrofits of two existing homes owned 

by co-op members and offered to the co-op at market prices. Both owners had been very 

patient to continue to put their future lives on hold with the co-op for five years, but were now 

five years older, and with no positive funding apparent, they were needing to move on with 

their lives.  

• Persistence and Resilience: By early 2025, the small core group of 20-30 local residents 

had invested five years and tens of thousands of hours of volunteer time into the project with 

monthly meetings, open-houses, committee meetings, integrated design sessions with our 

consultants and precious time to keep the funding and vision alive. The energy was not there 

to continue to rework the project, once again, to suit a rapidly changing funding landscape.   
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PART SIX: Challenges                    

Bannerman Green Housing Co-op faced significant challenges over the five years of the project. As 
indicated above, once the final Class B drawings and pricing were obtained, multiple funding 
requests were submitted during 2024 to all levels of government.  None of the grants were approved 
in 2024. The project experienced multiple issues that led to a decision in 2025 not to continue with 
the project. The challenges included: 

• COVID: We had no idea when we started the project that we would experience a global 

pandemic with all the associated constraints and problems that would involve. We ‘pivoted’ 

to continue working on the project by having our monthly meetings on ZOOM. These 

meetings and even design charettes were done on ZOOM over the next two years remotely. 

The co-op became a highly supportive community during this time and many members 

appreciated the contact and creativity that the ZOOM meetings offered.   

• Capital Funding Escalation:  A substantial increase in capital costs was experienced. The 

costs increased from the 2022 Quantity Surveyor’s estimate of $8.2M to $16.2M in mid 2024. 

This dramatic escalation was similar to others in Canada caught in highly inflationary times. 

• Small Scale: The initial project was envisioned as a neighbourhood-scale housing co-op with 

26 units. It was intended as a prototype to demonstrate how small-scale infill construction 

might redevelop mature communities in the face of climate change. In the end, the size and 

complexity of the three different buildings did not achieve any economies of scale. 

• Urban Construction: One of the factors for high construction costs raised by the contractors 

was due to the urban location of the project. Trades seemed unwilling to come all the way 

downtown for a small project rather than working on larger projects scattered in suburban 

locations.  

• Change in Political Focus: When we started the project in 2019, the direction for non-profit 

housing supply in Manitoba was for projects to provide a mix of Affordable and Market 

housing. By 2024, due to changing times and changing political policy, the dominant focus 

for housing in Manitoba shifted to the provision of deep social housing for homeless persons. 

• Construction Management: It has always been the preference in the design of sustainable 

buildings to select a construction management process that will enable the contractor to work 

alongside the consultant team to select the best and most cost-effective materials and 

methodology. This choice was a key decision in a highly innovative and inflationary time but 

was not enough to bring the project to a competitive price.  

• Raw Numbers: The urgent demand for new affordable housing increased the pressure on 

housing providers to quickly provide large numbers of housing. Raw numbers of housing 

units have taken precedence over small neighbourhood projects. 

• Commitment to Sustainable Buildings: Due to a variety of factors including inflation, 

carbon taxes, cost of living concerns and the shortage of affordable housing, public opinion 

regarding climate change and sustainability began to change during the life of our project. 

This in turn slowed and then reversed the national and international politics of climate change 

and commitments to net-zero sustainability. Net-zero buildings became less important.  

• Political Uncertainty: By early 2025, when the project had still not received any capital 

funding, the dominant federal political direction in Canada was focusing on incentives for 

private housing and retreating from carbon tax, sustainability, housing co-operatives and 

community- based housing.  
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PART SEVEN: Lessons Learned            

• Adaptability and Funding Strategy: We worked hard over 30 months to achieve over 

$700,000 in pre-development funding grants from six partners.  There was great 

enthusiasm from all partners at all government levels for the overall development concept. 

Patience was key, as some funders had very long approval times and it was difficult to 

proceed without most of the key pre-development funding in place.  

• Ownership: It is all about ownership of land and homes. We were fortunate to have one 

member family who privately purchased a small parcel of vacant land in the neighbourhood 

and held it in trust for the co-op. We followed this with future purchase agreements with two 

members who owned homes. Once we had these agreements in place, we were taken 

seriously by funders and the municipality and were able to acquire funding grants for 

predevelopment design and planning. 

• Neighbourhood Goodwill: One of the reasons we wanted to design the co-op in a 

neighbourhood was to involve neighbours in the design. Most co-op members lived in 

existing homes in the neighbourhood.  We all had a vested interest in working with our 

community to ensure the new development fit into the area and was accepted by the 

neighbours. As a result, there was a lot of goodwill towards the new co-op in the 

neighbourhood. We held open houses, distributed progress update pamphlets and worked 

with our neighbours to ensure that everyone was onboard with design issues to ensure 

there were no issues with any zoning or variance applications.   

• Flexibility: We became very flexible as changing political priorities, funding requirements 

and timelines changed. We remained in tune with changing housing directions, technical 

modifications and local concerns. We pivoted from in-person to ZOOM meetings; we 

pivoted from member capital contributions to one size membership; we pivoted from stick-

built additions to factory modules; we pivoted building style to one that fit PassiveHouse 

energy constraints; we pivoted to integrate social housing suites and formed partnerships 

with local delivery agents to deliver social housing units etc. But it was not enough.   

• Scale: We recognized from the beginning that the small scale of the project would provide 

challenges. We did not recognize the extent of challenges especially related to complexity 

and costs. There was nothing much we could do at the late hour when CMHC announced 

that one of the central criteria for the Co-op Housing Development Program was for the co-

op housing size to be over 75 units,  

• Neighbourhood Non-Profit Housing: Not-for-Profit housing developed by local 

communities is highly unlikely to succeed in the current fiscal environment. The capital 

requirement of $40million+ to produce 100 units is well beyond the risk and capacity of most 

non-profit local enterprises. It would seem that governments prefer to deal with large non-

profit housing providers.  

• Mixed Housing: When the co-op started, we were committed to a mixed co-op housing 

model where 60% of the units would be Market and 40% Affordable. Market members 

agreed pay up to $150,000 for each unit and then pay market rents. These Market units 

were fully committed to members at these rates. CMHC was aware of our model for several 

years and funded the project. In the end, it did not allow this model. The co-op lost $2million 

in committed funding. This seriously undermined the committed funding formula for the 

project. There was no reason for this change and no flexibility to consider this option. 

• Coordination: Despite the many conversations with different funders and their overall 

enthusiasm for the project, there was no sense of coordination between funding agencies.  

Our small co-op completed many complex potential funding submissions, each with their 



 

               Bannerman Green Not-for-Profit Housing Co-op Inc.      c/o 61 Scotia Street       Winnipeg, Manitoba     R2W 3W6 

49 

specific requirements, approval dates and detailed submission requirements. There was no 

coordinating body to integrate funding proposals or advocate from one to another. Each 

funding agency based their decisions on the success of other applications but there was no 

central clearing house or coordination designated to represent small non-profits and engage 

with other funders.   

• Champion: Despite the initial enthusiasm for the project by our PDF funders, there was no 

champion that came forward to speak up for us or to advocate on our behalf. Each funder 

operated on their own timetable and own criteria. What small projects like ours needed was 

a champion to speak up for our project and advocate to other funders. We tried to 

approached Manitoba Housing several times to advocate to the Federal Government on 

our behalf. The Provincial response to our project came after the Federal Government had 

rejected our submission.  

• Local Commitment: Throughout our project development, there was very little commitment 

from Municipal and Provincial jurisdictions to the provision of housing in Manitoba. They 

had ‘no skin in the game’. We soon became aware that other levels of government would 

likely favour projects in jurisdictions that had committed funding to non-profit housing.  

• Shovel-Ready: At the start of the project, we thought ‘shovel ready’ meant having drawings 

and pricing ready to start construction. We achieved this level of readiness, but it was not 

enough. As the project evolved, we began to learn that ‘shovel ready’ meant a commitment 

by local governments to have funding commitments in place. If the local jurisdiction has not 

committed capital funding, the project is not ‘shovel ready’.  

• No Answers: When funding was turned down from Co-op Housing Development Program, 

our project officer at CMHC suggested that we consider applying for the next tranche of the 

program funding. When we asked about the deficits of our submission, the response was 

that they could not offer any advice until all projects were approved and accepted – in likely 

6-8 months. Without any idea of the drawbacks of our application, the co-op felt unable to 

proceed. This was the final blow that defeated the co-op. 

• Volunteerism: Non-profit sector housing delivery depends on thousands of hours of 

volunteer time. This volunteerism is usually provided because of a commitment to a 

neighbourhood or a group of people. Governments cannot achieve this quality of connection 

with neighbourhoods and yet there does not seem to be a recognition of the valuable service 

the voluntary sector provides. Governments need to recognize and expedite neighbourhood 

projects.   

• Influence on the Housing Sector: Although the BGHC project did not reach completion, it 

has the potential to make an impact on the local and broader housing landscape. It 

demonstrated how sustainable housing practices could align with municipal guidelines and 

foster a resilient, environmentally conscious community. The project influenced suppliers 

and contractors by highlighting the demand for materials that meet sustainability standards, 

although cost remained a significant barrier 

• A Word to Future Co-ops: We hope that the spirit and commitment of BGHC can provide 

inspirational and valuable insights for other housing projects. The doubling of construction 

costs due to COVID and subsequent inflationary pressures, the threat of the imposition of 

protective tariffs, the threatened reversal of resolve by governments to fight climate change 

and the alarming increase in homelessness has shifted political priorities away from deeply 

sustainable neighbourhood housing projects. We need to continue to work with others to 

find ways to retrofit our urban neighbourhoods as a key component to address the urgency 

of our global climate emergency and our need to live in community. 
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PART EIGHT: Finances 

7.1 Pre-Development Funding Categories:  

BGHC received pre-development funding (PDF) from five Funders for the capital project and an 
additional Funder (McConnell Foundation) for educational content. Each Funder suggested priority 
areas for the use of their funds. The matrix below identifies the different categories of estimated 
funding areas when the project began along the left-hand column and the proposed allocation for 
the funds from each Funder in the right-hand columns.  

 

 

 

 general funding allocation to each Funder into    
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7.2 Construction Budget Summaries: 

Over the five years of the project, BGHC received three construction cost estimates. The Class D 
from a Quantity Surveyor (August, 2021) and the Class C (October 2023) and Class B (August 2024) 
from our Construction Manager.  

CLASS D CONSTRUCTION COST ESTIMATES – POSTMA: AUGUST 4, 2021. 

 64 BANNERMAN 59 BANNERMAN 143 MACHRAY* TOTAL PROJECT  

Number Units  12 6 6 24 

Area sf  12,700 5,700 5,700 24,100 

Direct Costs  $3,608,709 $1,527,018 $1,527,018 $6,662,745 

General Conditions, Contingency, Fees $633,517 $255,393 $255,393 $1,114,303 

Class C Cost $4,212,226 $1,782,411 $1,782,411 $7,777,048 

Unit Costs $331.67 $312.70 $312.70 $322.70 

Per Unit Cost $351,018 $297,068 $297,068 $324,043 

     

*Costs for 143 Machray pro-rated as not acquired in project at this time 

 
 

CLASS C CONSTRUCTION COST ESTIMATES – MBUILDS: OCTOBER 15, 2023. 

 

 64 BANNERMAN 59 BANNERMAN 143 MACHRAY TOTAL 

PROJECT  

Number Units  12 5 6 23 

Area sf  13,856 4,783 5,210 23,849 

Direct Costs  $7,417,273 $3,319,940 $3,450,672 $14,187,885 

General Conditions, Contingency, 

Fees 

$3,119,730 $1,688,402 $1,733,113 6,541,245 

Class C Cost $10,537,003 $5,008,342 $5,183,785 $20,729,130 

Unit Costs $760.47 $1,047.11 $994.97 $869.18 

Per Unit Cost $878,000 $1,001,668 $863,964 $901,226 

     

 
 

CLASS B CONSTRUCTION COST ESTIMATES – MBUILDS: AUGUST 20, 2024. 

 

 64 BANNERMAN 59 BANNERMAN 143 MACHRAY TOTAL 

PROJECT  

Number Units  13 6 7 26 

Area sf  13,856 4,736 4,715 23,307 

Direct Costs  $5,061,177 $2,450,873 $2,385,840 $9,897,890 

General Conditions, Contingency, 

Fees 

$1,162,670 $675,776 $674,473 3,052,919 

Class B Cost $6,763,847 $3,126,649 $3,060,313 $12,950,809 

Unit Costs $490.56 $660.18 $649.05 $555.66 

Per Unit Cost $520,295 $521,108 $437,187 $498,108 
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7.3 Capital Grant Applications: 

Over the five years of the project, BGHC submitted funding applications for the programs below 
including the dates submitted, the date a response received, the status of the submission and the 
amount requested:  

NO FUNDER SUBMITTED RESPONSE  Status  AMOUNT  

      

1.   City of Winnipeg – 
Affordable Housing NOW  
TIFF $25,704 X 25YRS  

May 9, 2022 No response  NO $642,600 

2.   City of Winnipeg – 
Affordable Housing NOW 

May 9, 2022 No response NO $220,000 

3.  Manitoba Housing – 
Negotiated Request for 
Proposals Social Housing  

Sept 19, 2023 March 25, 
2024 

NO $600,000 

4.  Gov’t of Canada - Housing 
Acceleration Fund (HAF)   

July 12, 2024 
 

 NO $770,000 

5.   Gov’t of Canada - Housing 
Acceleration Fund (HAF)  

Nov 26, 2024  NO $910,000 

6.  Government of Canada - Co-
op Housing Development 
Fund (CHDF) 

Aug 29, 2024 Nov 27, 2024 NO  $4,931,925 

  Government of Canada - Co-
op Housing Development 
Fund (CHDF) GRANT 

Aug 29, 2024 Nov 27, 2024 NO  $4,931,925 

7 FCM Capital Grant Project 
GRANT  

Aug 7, 2024 No response NO $1,800,000 

 FCM LOAN Aug 7, 2024 No response NO $1,200,000 

8.  CMHC – Affordable Housing 
Fund - Loan (12 units only) 

Feb 7, 2025 No response NO $2,152,784 

 CMHC – Affordable Housing 
Fund - Grant (12 units only) 

Feb 7, 2025 No response NO $2,287,104  

9. Manitoba Housing - 
Housing Starts Here 

Dec 15, 2024 March 19, 
2025 

YES  $660,000 
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7.4 PDF Grant Reconciliation: 

The Grant Reconciliation spreadsheet reconciles the cheques written by BGHC for consultant 
invoices received to the seven funding agencies that provided Pre-Development Funding for the 
project. Each cheque is identified in the left-hand column and is reported under one of the colour 
coded funder columns with total reconciliation along the bottom.  This document is appended as a 
separate attachment.  

7.5 Prairie Architects Invoices:  

The spreadsheet is a summary of the invoices received and paid to the prime consultant, 
Prairie Architects Inc. When the project started, we asked if Prairie would act as the central 
conduit for all consultant invoices to reduce the workload on BGHC volunteers. Prairie 
agreed to this arrangement and included all consultants under their invoices. As indicated 
below, the total fees invoiced by Prairie amount to $278,918.17. Of this $133,596.38 are 
professional fees to Prairie Architects Inc. and Wolfrom Engineering.  The remainder of 
$145,321.79 are paid to six subconsultants and minor invoices for surveys and 
assessments. Prairie’s original overall fee for architectural and structural was for 6.6% of 
construction costs (original estimate $8.096m) or $534,000. They agreed to a fixed fee of 
25% of this total or $133,596.38 from PDF funds. The remainder to come at first construction 
draw. This document is appended as a separate attachment.  
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PART NINE: Appreciation               
 
BGHC is deeply grateful for the belief in the project and the generous contributions of the many 
funders that provided support throughout the project. These grants played a pivotal role in advancing 
the vision of sustainable and inclusive housing, allowing the team to engage deeply with the 
community, document valuable insights, and share lessons learned. While the project's outcome 
was not as hoped, it is hoped that the work we have undertaken over the last five years will provide 
an enduring legacy that may influence future housing initiatives. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
BGHC has navigated significant challenges with resilience and transparency. While the Co-op will 
not continue, the work completed provides a strong foundation for future initiatives in sustainable 
housing. BGHC hopes that its experiences and resources will serve as a catalyst for new projects, 
contributing to a more equitable and environmentally conscious future. Special thanks to the 
following:  
 

• PDF Funders: for your financial commitment to the project. These include: Efficiency 
Manitoba ($208,250); McConnell Foundation ($200,000); Federation of Canadian 
Municipalities ($157,200); Manitoba Housing ($75,000); Community Housing Transformation 
Centre ($75,000); CMHC($68,900). 

• BGHC Executive Members: To Dudley Thompson, Judy Wasylycia-Leis, Karin Seiler, 
Diane Frolick, Don Hurst, Jim Chapryk and Bill Dunn for the hundreds of volunteer hours you 
contributed to get into details and see the big picture of our BGHC to help craft this vision. 
We started as neighbours and became and will remain, friends and collaborators. 

• BGHC Committee Members:  

a. Membership Committee Update: Judy Wasylycia-Leis, Brad Nance, Connie 
Koenker, Edith Smith, Karen Hurst, Eleanor Thompson 

b. Design Committee: Dudley Thompson, Ed Epp, Mark Koenker, Diane Frolick, 
Karin Seiler, Judy Wasylycia-Leis, Don Hurst, Georgina Rheume, 
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c. Circle of Diversity Committee : Eleanor Thompson, Laura Donatelli, Karen 
Hurst, Joyce McInnes, Dilon Martin, Jessica Piper, Lynn Langdon, Helena Lehn, 
Brad Nance and Codi Guenther 

d. Communications Committee: Laura Donatelli, Joan Thomas, Ron Leis 
e. Finance/Fundraising Committee: Don Hurst, Jim Chapryk, Dudley Thompson, 

Olive Dyck-bookkeeper 
f. Sustainability Book Club: Joan Thomas 

 
 

• BGHC Co-op Members: To the 100+ families in the St. John’s neighbourhood in Winnipeg 
for believing in the project, buying a membership and coming to monthly meetings. 

• Nahanni Fontaine, Minister of Families and MLA for St. John’s for her belief in the project, 
her assistance in working with the Province and for her letter of support. 
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• Karl Falk and Harry Haid, DSI Tandem Co-op Resources: For their much-valued 

experience with co-op developments, their tireless belief in housing co-ops, their attendance 
at most meetings and the hundreds viability spreadsheets that they prepared for the 
numerous proposals and submissions. We could not (would not) have done this without them. 
We only wish we could have offered remuneration to fit their efforts. Many thanks.   

• Lindsay Oster, Jessica Piper and Kaeryn Gregory, Prairie Architects Inc: A labour of 
love comes to mind. Thank you for your intense commitment to sustainable buildings in 
general and to your belief in the vision we had for BGHC. Thank you for going many extra 
miles in pursuit of excellence for the project – Prairie went way beyond anything resembling 
normal and we appreciate your sticking with us until the bitter end.  It was such a pleasure to 
work together all these years and we do trust that the experience will influence other Prairie 
sustainable projects!    

• Tony Nocita and Kenton Podolsky MBuilds Construction: For your commitment to a 
prototype and all the associated experiments in materials, approach and design that you 
worked through with suppliers and sub-trades and for your undying passion for the project.   

• Jon Reid (Wolfrom Engineering structural), David Epp (Epp Siepman mechanical), Mark 
Bauche (HTFC Landscape), Andrew Schienkel (SMS Electrical Engineering), Geo Robson 
(PrairieHOUSE Performance energy audits), Jim Nostedt (SEEFAR Building Analytics), 
Marine Sanchez (RDH Building Science), Richard Lay (Mechanical Engineer). Many thanks 
for your commitment to the sustainable cause, your creative instincts to attempt new 
applications in sustainable housing not to mention the additional Integrated Design Process 
meetings and the limited fees. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


