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Preface
More than one billion people world-wide live in inadequate shelter conditions. 
In Africa, more than one third of the population suffer from such poor 
conditions. In many cities more than half of the population live in iirformal 
settlements, in health-threatening structures and conditions characterised by 
overcrowding and lack of basic services such as piped water, sanitation and 
health care. In some of the worst illegal settlements one third of the children 
die before the age of five.

It was against this background that Governments adopted the Habitat 
Agenda in 1996, stating that “Our objective is to achieve adequate shelter fo r  
a l l ... through an enabling approach to the development and improvement o f  
shelter..." (Habitat Agenda, paragraph 3). One of the mechanisms to achieve 
this was identified as “encouraging communities to form  hoitsing and multi
purpose community development co-operatives, especially fo r  the provision o f  
low-cost housing ... [and] Encourage ... the expansion o f  savings and credit 
co-operatives, credit unions, co-operative banks, co-operative insurance 
enterprises and other non-bank financial institutions ...” (Habitat Agenda, 
paragraph 82).

A conference of ICA Housing and representatives o f co-operative move
ments in Eastern and Southem Africa, convened in Uganda in 1998, identified 
shelter as a high priority area for the co-operative movements of the region. 
The participants concluded that the co-operative movement and the co
operative approach could make a contribution, in the face of rapid urban 
growth, deepening poverty in rural and urban areas, and the inability o f  
governments alone to solve the shelter problem. They thus called upon the 
International Co-operative Alliance (ICA) to assist them to pursue this issue. 
As a result, the ICA Regional Office for East, Central and Southem Africa 
approached the United Nations Centre for Human Settlements (Habitat), to 
investigate potential synergies between the two agencies within the area o f  co
operative shelter development.

In its role as the co-ordinating agency for the implementation o f  the 
Habitat Agenda within the United Nations system, UNCHS (Habitat) actively 
supports the involvement of all relevant st^eholders towards the two main 
goals of the Habitat Agenda: ‘shelter for all’ and ‘sustainable human settle
ments development in an urbanising world’. UNCHS (Habitat) acknowledges 
the important role and contributions of the co-operative movement as a major 
stakeholder within the frameworic of an enabling shelter strategy. UNCHS 
(Habitat) ftirthermore acknowledges that there is considerable potential for 
extending this role and these contributions in Eastern and Southem Africa.
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In this relation, UNCHS (Habitat) and ICA signed a Memorandum of 
Understanding in 1998, to assess the actual and potential contributions o f the 
co-operative sector to shelter development in Eastern and Southern Africa. The 
purpose of the assessment was to initiate a process to analyse the possible 
development o f a regional programme by ICA with the aim of improving the 
scope and effectiveness o f co-operative involvement in the shelter sector in the 
region. The assessment is based on reports on co-operative shelter in Kenya, 
South Africa, Tanzania, Uganda and Zimbabwe.

This report has been prepared for this purpose and reviews the 
contributions o f co-operatives to shelter development in the region. It also 
outlines the potential role of the co-operative approach in the shelter sector in 
the future. The assessment comes at a time when the role and definition o f co
operatives in all sectors are imder review in the light of liberalisation processes 
that have substantial impacts in the economic and social stmctures, particularly 
affecting relations between co-operative movements and governments.

The report is published as a contribution to the initiatives o f the Global 
Campaign for Secure Tenure, which is one o f the main thmsts of the new 
strategic vision o f UNCHS (Habitat) to contribute to the implementation of the 
Habitat Agenda. The Campaign’s focus on new and innovative options 
towards achieving secure tenure for aU is closely linked to the potential o f the 
co-operative approach to shelter development. The joint initiative of UNCHS 
(Habitat) and ICA constitutes an exemplary approach of facilitating partner
ships for effective contributions to the implementation o f the Habitat Agenda.

We wish to express our appreciation and gratitude to all those who have 
contributed to the preparation o f this report.

Anna Kajumido TibaijiJca 
Executive Director 

United Nations Centre for 
Human Settlements (Habitat)

Karl J. Fogelstrom 
Director-General 

Intemational Co-operative Alliance 
(ICA)

IV Shelter co-operatives in Eastern and Southern Africa



Acknowledgements
Graham A lder (M atrix Development Consultants) prepared the draft that forms 
the basis for this report. B jorn G enberg (ICA) drafted section II.B. The 
research design was developed by Inge Jensen (UNCHS (H abitat)), B jorn 
Genberg and Vincent Lubasi (ICA). Inge Jensen co-ordinated the activities and 
finalised the substantive content as well as the layout o f the report. Selman 
Ergiiden supervised UNCHS (H ab ita t)’s inputs to the research project and 
provided valuable insights. Special thanks to Jens Heiser, President o f  ICA 
Housing, for his interest and support.

The report is largely based on data collected by national consultants and 
presented in national reports from five countries in the region. W ithout their 
extensive hands-on experience, this report could not have been prepared. 
Graham A lder and Paul M unene (N A CH U ) prepared the report on Kenya. 
K ecia R ust (an independent developm ent consu ltan t), Tum sifu N nkya 
(University o f  D ar es Salaam) and Emmanuel M. Byaruhanga (BWIK Consult) 
prepared the reports on South A frica, Tanzania and U ganda respectively. 
Takaw ira M ubvam i and Am in K am ete (both U n iv e rs ity . o f  Z im babw e) 
prepared the report on Zim babwe. G raham  Alder, Am in Kamete, Takawira 
M ubvam i, Paul M unene and K ecia Rust also played im portant roles in 
developing the research design through their contributions at a w orkshop 
convened in N airobi 23-24 M arch 1999. During the course o f  the research 
project, G raham  A lder represented ICA at a conference on co-operative 
housing in Johannesburg, South Africa, 7-9 July 1999.

Special thanks go to Barry Pinsky, Sarah Power, Som bo Saviye and 
Cecilie Arcand o f  Rooftops Canada for their generous contributions o f time and 
experience in reviewing the national reports from Kenya, Uganda and South 
Africa. Barry Pinsky and Sarah Pow er also reviewed a draft version o f  the 
regional report. Their substantive contribution, as well as their interest in the 
follow-up to this research activity, is very much appreciated.

Ivar O. H ansen and M ay Som m erfelt (both N orw egian Federation o f  
Housing A ssociations (NBBL), the form er also Secretary o f  ICA Housing); 
Claus H achm ann (V ice-President ICA  H ousing); Bernhard K adasia (ICA); 
Sipho Sim elane and Siri Sandbu (both Cope Housing A ssociation, South 
Africa); Anna Shayo (W om en A dvancem ent Trust, Tanzania); and Cecilia 
Kinuthia-N jenga, David K ithakye and Katrin Toomel (all UNCHS (Habitat))
—  review ed draft reports and/or contribu ted  im portant insights. O ther 
contributors have wished to remain anonymous.

Special thanks are due to ICA H ousing and the Swedish Co-operative 
Centre for their financial and substantive contribution to the research project.

Acknowledgements v



W ithout their contributions, the realisation  o f  this research project and the 
publishing o f  this report may not have been possible.

vi Shelter co-operatives in Eastern and Southern Africa



Contents
P reface..................................................................................................................................Hi

Acknowledgem ents................................................................................ .............................v

Contents...............................................................................................................................vii

■ List o f b o x es .......................................................................................................X

List o f tab le s ................................................................................................................... xi

Currency exchange rates (Decem ber 2000)............................................................ xi

List o f acronym s...........................................................................................................xii

Executive sum m ary............... ..........................................................................................xv

I. Introduction................................................................................... .................................. 1

LA. Co-operatives in the international agenda........................................................2

LB. Co-operatives, co-operative-like organisations and community
organisations in A frica ..................................................................................... 4

LC. Shelter co-operatives in Eastern and Southern A frica .....................■...........9

II. The regional setting.....................................................................................................13

II.A. Social and economic conditions: Effects on shelter de livery ....................13

II.B. The co-operative movement in Eastern and Southern A frica....................21

III. Role of co-operatives in the shelter sector........................................................27

III.A. Registered housing co-operatives................................................................. 28

in.B . Role o f other registered co-operatives in the provision o f shelter........ 31

III.C. Role o f  co-operative-like organisations in shelter...................................... 36

IV. Co-operative contributions to shelter delivery................................................41

IV. A. Kenya................................................................................................................42

IV.B. Tanzania...............................................................................................................43

IV.C. U ganda................................................................................................................. 45

IV.D. Z im babw e........................................................................................................... 45

V. Structure and organisation o f housing co-operatives.................................... 49

V.A. General structure o f  housing co-operatives................................................ 49

' Contents vii



V.B. Gender issues in housing co-operatives.........................................................51

V.C. Structure and organisation o f supporting institutions................................. 52

V I. Legislative, regu la to ry  and  su p p o rt environm ent fo r co-operative
shelter developm ent............................................................................................. 61

VI.A. Kenya..................................................... ■.............................................................61

VI.B. South A frica....................................................................................................... 64

VI.C. Tanzania...............................................................................................................6 6

VI.D. U ganda.................................................................................................................67

VI.E. Z im babw e........................................................................................................... 6 8

V II. F inance fo r co-operative sh e lte r ...................................................................... '..11

VILA. Internal finance.................................................................................................11

VII.B. External finance from co-operative and similar organisations................73

VII.C. External finance from non-co-operative sources.................................... 78

VII.D. International finance....................................................................................... 81

V III. D onor su p p o rt to shelter co -o p era tiv es ......................................................... 83

- VIII.A. K enya................................................................................................................83

VIII.B. South A frica ...................................................... .'.......................................... 84

VIII.C. Tanzania............................................................... ........................................... 8 6

VIII.D. U ganda.............. ................................................... ...................................... ....87

VIII.E. Zim babwe.........................................................................................................87

IX. C o-operative im pact in the shelter sec to r.......................................................89

IX. A. Shelter delivery...........................................................................................89

IX.B. Co-operative capacity and sustainability.................................................... 90

IX.C. Impact on poverty .............................................................................................91

IX.D. The shelter potential o f SA CCO s................................................................. 92

IX,E. Construction and building materials co-operatives................................... 93

IX.F. Co-operative-like organisations.....................................................................93

IX.G. Community-based modalities —  trusts, associations and similar
organisations.....................................................................................................9 4

viii Shelter co-operatives in Eastern and Southern Africa



IX.H. Reasons for the limited impact o f  shelter co-operatives..........................95

X. Conclusions: Lessons learned and the future role of the co-operative
sector in shelter development in Eastern and Southern Africa....... 101

X.A, Policy clim ate.........................................■........................................................101

. X.B. Role o f  support institutions in the co-operative shelter sector................102

X.C. F inance........................ ...................................................................................... 103

X.D. Partnerships....................................................................................................... 105

X.E. How can co-operatives become a greater player in the shelter sector?
 106

Annex 1. COPAC “Guidelines aimed at creating a supportive environment 
for the development o f cooperatives” ..........................................................109

List o f references............................................................................................................ 121

Contents ix



Box 1. Statement of the co-operative identity .................................................................. 5
Box 2. Co-operative-like organisations................................................ .............................8

Box 3. South Africa’s housing crisis.............. .................................................................20
Box 4, Ownership in East London Housing Management Co-operative (ELHMC)

, (South Africa)......................................... ................................................................. '..30
Box 5. Cape Metal Employees (CME) SACCO Ltd. (South Africa).......................-..32
Box 6 . Construction co-operatives in Bulawayo (Zimbabwe)..................................... 34
Box 7. Kataayi Multipurpose Co-operative Society (Uganda).................................... 34
Box 8 . Katheru Rural Co-operative Housing Co-operative Society (Kenya)............35
Box 9. The Seven Buildings Company —  A buy-out initiative (South A frica)...... 36
Box 10. Kijitonyama Development Community (KIJICO) ( Dar es Salaam,

Tanzania).......................................................................................'.............................. 37
Box 11. Community organisation around water in Nairobi (Kibera, Kenya).............38
Box 12. ‘Tirst come only served” : Pyramid savings in co-operatives (Zimbabwe)

...... ................................................................................................. ;....:........................47
Box 13. Co-operatives and governance: Ethics and conduct in Kugarika Kushinga

Housing Co-operative in Mabvuku, Harare (Zimbabwe)..................................... 50
Box 14. Ownership and the role of the employer in work-based co-operatives in

Tanzania and Zim babw e............................................................................................51
Box 15. Cope Housing Association (Johannesburg. South Africa)............................ 53
Box 16. The “Low-Cost Housing Unit” (Dodoma, Tanzania).................................... 55
Box 17. The impact o f training (NACHU, K enya)........................................................56
Box 18. Nairobi Informal Settlements Co-ordination Committee (Kenya)...............62
Box 19. The Community Land Trust (Voi, K enya)....................................................... 63
Box 2,0. The institutional subsidy mechanism (South A frica)..................................... 64
Box 21. The People’s Housing Process (South A frica)................................................ 65
Box 22. The Section 21 Company (South Africa).......................................................... 65
Box 23. Linking for advantage, partnerships in Zimbabwe..........................................6 8

Box 24. Minimum building standards in urban areas of Z im babw e.......................... 69
Box 25. Members savings stimulate external investment............................................. 72
Box 26. The housing initiative of the Savings and Credit Co-operative League of

South Africa (SACCOL) Ltd.....................................................................................76
Box 27. Bridging loans in South Africa............................................................................80
Box 28. Donor support to shelter co-operatives in Eastern and Southern A frica.... 97

List of boxes

Shelter co-operatives in Eastern and Southern Africa



Table 1, Size and growth of economies in the region (1980-1999).............................13
Table 2. GDP per capita in the region (1980-1998)...................................................... 14
Tabic 3. Total population by country (1980-2020)........................................................15
Table 4. Average annual growth of total population (1990-2020)............................. 15
Table 5, Average household size (1990-2020)...............................................................16
Table 6 . Total number of households (1990-2020)...............................................!.......16
Table 7. Size and growth of urban population (2000-2020)........................................ 16
Table 8 . Key human development data (1998)...............................................................17
Table 9. Trends in human development (1975-1998)................................................... 18
Table 10. Human Poverty Index (1998)... ...................................................................... 18
Table 11. Other key poverty data......................................................................................19
Table 12. Functions of other registered co-operatives in shelter.................................31
Table 13. Registered housing co-operatives and their contribution to shelter

delivery (by late 1999).......................................................................■......................41
Table 14. Economic trends in Kenya’s housing co-operatives (1991-1993)..............42
Table 15. Membership in housing co-opcratives, Tanzania by region (1971-1998)

....................................................................................................................................... 44
Table 16. Status and location o f registered shelter-related co-operatives in Uganda

. (September 1995)........ ............................................................................................... 45
Table 17. Contributions to housing development by housing co-operatives by

centre in Zimbabwe (up to 1999).............................................................................. 46
Table 18. Summary o f external support through NACHU, Kenya............................. 83
Table 19. Forms of support received by various co-operatives and co-operative-

like initiatives in South A frica ..........................•.................................. '..... ................ 85
Table 20. External support for co-operatives in the housing sector in Zimbabwe....87

List of tables

Currency exchange rates (December 2000)
1 US$ = 1,790 Uganda Shillings (USH)

1 US$ = 78 Kenya Shillings (KSH)

1 US$ = 809 Tanzania Shillings (TSH)

1 US$ = 7.6 South African Rand (R)

1 US$ = 55 Zimbabwe Dollars (Z$) (at Government controlled exchange rate)

Contents



List of acronyms
AIDS 
CBO .
CFH
c n
CME SACCO 
COPAC

ELHM C
GDP
HDI
HIDF
HIV
HPI
HPZ
HSS

ICA
ICA Housing
ICA ROECSA
ICHUT
ILO
IMF
KIJICO
KSH
KUSCCO
MNAECC

NACHU
NBBL
NGO
NOK
NORAD

Acquired Immuno-Deficiency Syndrome 
Community-based organisation
Civic Forum on Housing (Zimbabwe) (also known as CHF) 
Com m unity Land Trust
Cape M etal Employees Savings and Credit Co-operative Ltd. 
Com m ittee for the Promotion and Advancement of Co

operatives
East London Housing M anagement Co-operative 
Gross domestic product 
Human development index
Housing Institutions Development Fund (South Africa)
Hum an Immuno-detleiency Virus 
Human Poverty Index 
Housing People of Zimbabwe
Housing Savings Schemes (affiliated with the South African 

Hom eless People’s Federation)
International Co-operative Alliance
International Co-operative Housing Organisation
ICA Regional Office for East. Central and Southern Africa
Inner City Housing Upgrading Trust (South Africa)
International Labour Organisation
International Monetary Fund '
Kijitonyam a Development Community (Tanzania)
Kenya Shillings
Kenya Union o f Savings and Credit Co-operatives 
M inistry o f  National Affairs Employment Creation and Co

operatives (Zimbabwe) (later renam ed Ministry o f  National 
Affairs, Gender, Youth Development and Employment 
Creation)

National Co-operative Housing Union (Kenya)
Norw egian Federation o f  Housing Associations 
Non-governmental organisation 
N orw egian Kroner
Norw egian Agency for International Development

XII Shelter co-operatives in Eastern and Southern Africa



NURCHA National Urban Reconstruction and Housing Agency (South
Africa)

SACCO Savings and Credit Co-operative (used here generically. to
include ‘savings and loans associations’, ‘savings and credit 
societies’, ‘savings and credit organisations’, credit unions, 
etc.)

SACCOL , Savings and Credit Co-operative League (South Africa)
SAHPF South African Homeless People’s Federation
R South Africa Rand
TSH Tanzania Shillings
UNCHS United Nations Centre for Human Settlements (Habitat)
UNDP United Nations Development Programme
USAID United States Agency for International Development
USH Uganda Shillings
WAT Women Advancement Trust (Tanzania)
W CCHT Western Cape Community Housing Trust (South Africa)
Z$ Zimbabwe Dollars

Contents XIII



Executive summary
I. Introduction

1. This report reviews the actual and potential contributions o f  the co
operative sector to shelter delivery in Eastern and Southern Africa in general, 
and in Kenya, South Africa, Tanzania, U ganda and Zimbabwe in particular. 
The report also outlines the potential role o f  the co-operative approach in the 
shelter sector in the future. The objective o f  this review is to initiate a process 
to assess the potential and usefulness o f  developing a regional program m e by 
ICA with the aim o f im proving the scope and effectiveness o f co-operative 
involvement in the shelter sector.

2. The role o f  the co-operative shelter movement is recognised in the 
Habitat Agenda, which also highlights the role o f savings and credit co
operatives (SACCOs). The report differentiates between three main categories 
of organisations within the co-operative shelter sector:

• registered co-operatives (i.e. those registered under the co-operativc 
societies act o f the respective country);

• co-operative-like organisations (i.e. those em bracing the basic co
operative principles and practices without being registered under the 
co-operative societies act); and

• other community-based organisations.

II. The regional setting
3. Rapidly decreasing household sizes imply that more than ha lf o f  the 

annual (dem ographic) housing need in the five countries studied derive from 
South Africa. This annual need (i.e. the need due to increases in the num ber of 
households) comes in addition to current housing dcfichs (in quantitative as 
well as qualitative term s). The average annual needs (for the 2000-2010 
period) in the five countries are: Kenya, 306.000 units; South Africa, 668,000 
units; Tanzania 122,000 units; Uganda, 127,000 units; and Z im K bw e, 82,000 
units. This is a considerable challenge given the poor records o f  housing 
delivery systems in the past.

4. The region’s econom ic perform ance during the last decade has be^n 
rather disappointing, with relatively low rates o f  growth. With the exception of 
South Africa, very limited resources have thus been made available for invest
ments in the shelter sector. This is particularly  the case for the low-incom e 
groups. The consequence is that social conditions have remained relatively 
poor and that poverty is still w idespread in the region, with large sections o f  the 
urban population living in informal and unplanned settlements, with little or no 
access to basic infrastructure and services.
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5. Registered co-operatives have a long tradition in tiie region, orig i
nally in the field o f  agricuhural marketing, but more recently, SA CCO s have 
becom e the fastest growing sector. The impact o f  liberalisation, w ithdraw al o f 
governm ent supervision (and support) and the term ination o f  co-operative 
m onopolies have had a considerable impact on co-operatives in the agricultural 
sector in particular, and many have thus collapsed. However, the im pact on the 
shelter sector has been relatively small.

III. Role of co-operatives in the shelter sector
6. Co-operatives serve three basic functions towards the general goal 

o f  adequate shelter for its members, namely —
• they enable households to pool resources to acquire and develop 

land and housing;
• they facilitate access to finance; and
• they enable groups to jo in  forces and reduce construction costs.

' 7. One o f  the more notable aspects o f  co-operative housing is the
various forms of ownership involved, ranging from jo in t ownership to more 
individualistic forms.

8. There is a wide range o f different types o f co-operatives relevant for
the shelter sector in the region. M ost notably am ong these —  apart from  the
housing co-operatives —  are the savings and credit co-operatives (SACCOs). 
Other important actors working within the co-operative shelter sector are those 
involved in the production o f building materials- and those engaged in the 
improvement of shelter and infrastructure.

IV. Co-operative sector contributions to shelter delivery
9. Registered housing co-operatives have been responsible for less than 

1 per cent o f the total national housing production in most o f  the countries 
studied. Their contri'iution may have been considerably more significant in 
terms o f  introducing iru.ovative concepts and practices.

10. There are no comprehensive data for the quantitative contribution o f 
co-operative-like organisations. The contribution o f  such organisations must, 
how'ever, have been considerably more important, particularly if  investm ents in 
infrastructure and services are taken into account.

V. Structure and organisation of housing co-operatives
11. The structure and organisation o f registered co-operatives is sim ilar 

in all countries studied in this report. The quality o f  management and the level 
o f  democracy within each co-operative are essential for the perform ance o f  the 
co-operative shelter sector.
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12. A specialised support organisation seem s to be an essential element 
of an effective co-operativc shelter system. D eveloping and managing a shelter 
project, —  w hether new-build, upgrading, or purchase o f  existing stock — 
requires a considerable amount o f  expertise and knowledge, which is not neces
sarily found among the members of a prim ary co-operative. The ideal type of 
support organisation varies from situation to situation and over time. M oreo
ver, there are several different forms o f  such support organisations —  each with 
its own m erits and shortcom ings —  including ‘secondary’ co-operalivcs or 
NGOs. '

VI. Legislative, regulatory and support environment for co
operative shelter development

13. The legislative, regulatory and support environm ent is largely set by 
government (and local authority) policies pertaining both to the shelter sector 
and to the co-operative (and community) sector. Close government supervision 
and control in the past has undermined the principles o f  co-operatives as self- 
help, voluntary organisations.

14. Governm ent controls, and direct support, has since largely been 
withdrawn, due to economic liberalisation. Consequently, poorly managed co
operatives have collapsed. In some cases, this increased freedom has expanded 
the credit options o f  shelter and financial co -operatives, thus leading to 
improved performance.

VII. Finance for co-operative shelter
15. In the countries studied, co-operatives have had d ifficu lties in 

mobilising and accessing finance. M ember .savings are norm ally only a small 
proportion o f the finance required for building a dwelling, and it is difficult to 
access finance from conventional finance institutions. The savings and credit 
movement has great potential to finance shelter, and exam ples from K enya and 
South A frica show that this potential can be further developed. Specific 
examples indicate that shorter-term credit (which is already offered by many 
SACCOs) may suit the needs o f the lower-incom e groups better than formal 
longer-term loans.

VIII. Donor support to shelter co-operatives
16. The role o f  donors has been (and is) im portant in all the five 

countries studied. Just about every initiative exam ined has in some way or 
other had donor involvem ent. The results have been m ixed, but there does 
appears to be a trend indicating that the quality and im pact o f  assistance has 
increased over time. This is presumably a result o f  learning from experience.
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IX. Co-operative impacts in the shelter sector
17. W hile registered co-operatives have had a lim ited impact in terms of 

their overall contribution  to shelter delivery, co-operative-like organisations 
have played a more significant role. The reasons for this limited impact may be 
summarised as —

a negative policy framework; . 
weak m anagem ent o f  co-operatives;
it takes tim e for a culture o f  co-operation to be built in urban (as 
opposed to rural) areas;
some donor interventions have not promoted ‘ow nership’; 
poor econom ic conditions, leading to a financial environm ent 
making it difficult to access financial resources; 
political interference; and 
difficulties in accessing land.

X. Conclusions: Lessons learned and the future role of the co
operative sector in shelter development in Eastern and Southern 
Africa

18. The policy climate: The adoption o f  an enabling approach by many 
goverrmienls has not always been a strategic redefinition o f the role o f govern- 

•ment vis-a-vis o ther actors. Instead, it has often im plied a withdrawal by 
governm ent from the responsibility o f  guiding the m anagem ent and growth o f 
hum an settlem ents. C ivil society, including co-operatives, has responded by 
m oving into the spaces left by governm ent (central and local); providing 
shelter, in frastructu re  and urban services. This report indicates that co
operatives have an im portant role to play in the shelter sector.. Moreover, 
through their p rinc ip le  o f  dem ocratic m em ber control, they also offer a 
potential contribution to better governance o f African cities.

19. However, i f  co-oj eratives and co-opcrative-like organisations are to
play a significant role in the shelter sector o f  Eastern and Southern Africa then 
strategies have to be evolved to reach the poor. Targeting interventions and 
resources to people living poverty or to other vulnerable and disadvantaged 
groups may be one approach.

20. Support institutions; Effective institutions are required to provide
support to shelter co-operatives in areas such as —

• Co-operative formation, organisation and management;
Land acquisition;

• Providing or sourcing finance;
• N egotiating  with pertinent authorities on m atters such as planning 

perm ission, building standards and infrastructure;
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• Physical design and contract supervision; and
• Post-occupancy management.

21. Finance; Perhaps the greatest current potential for financing o f  co
operative sheher is from the co-operative savings and crcdit movements. These 
arc already providing considerable shelter finance in som e countries. However, 
SACCOs need to m ake some policy decisions to allow  them to meet demands 
for both short and long-term  finance.

22. At the in ternational level, co-operative m ovem ents outside the 
E astern  and S outhern  A frica region could exam ine the possib ilities o f 
establish ing loan guaran tee m echanism s, in partnership  with local finance 
institutions.

23. Partnerships; One clear finding o f  this study is that —  despite the 
different conditions in the five countries studied —  successful shelter co
operatives have em erged because o f  their ability to network and form partner
ships with a variety o f  stakeholders; central and local governm ent, other co
operatives both nationally and internationally and NGOs. Partnerships need to 
be fostered —  at both local and national levels —  betw een all relevant actors in 
the co-operative shelter sector. The com parative advantage offered by each 
potential partner m ust be established. M oreover, im plem entation modalities 
should be based on the ‘best value’ approach —  e.g. by selecting the most 
effective, and efficient institutional combination for each individual situation.
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I. Introduction
This report reviews the actual and potential contributions o f  the co-operative 
sector to shelter delivery in Eastern and Southern A frica. The report also 
outlines the potential role o f  the co-operative approach in the shelter sector in 
the future. The objective o f  this review is to assess the potential and usefulness 
o f  developing a regional programme with the aim o f im proving the scope and 
effectiveness o f co-operative involvement in the shelter sector in the region.

The report is based on reports on co-operative shelter in Kenya, South 
Africa, Tanzania, Uganda and Z im babw e.' As m ight be expected, available 
data is o f  uneven quantity and quality. W hile specific case studies (often 
project-based) have been available in som e countries, there has been little 
comprehensive data on the co-operative shelter sector.

This first chapter provides an overview o f the role o f  shelter co-operatives 
in the international development agenda. It also includes a general discussion 
o f  various categories o f  actors working within the co-operative approach, to 
shelter delivery. Finally, it provides a brief introduction to shelter co-operatives 
in the region. Chapter II introduces the regional setting. It contains a b rie f 
overview  o f general economic, demographic, social and other factors that have 
impact for the developm ent o f  the co-operative approach in the shelter sector, 
as well as a brief introduction to the co-operative sector in the region.

The next six chapters contain the review o f the contributions o f  the co
operative sector to shelter development in the region. They discuss the roles 
played by co-operatives in the shelter sector (chapter III); their contribution to 
shelter delivery (chapter IV); structure and organisation  o f  co-operatives 
(chap ter V); the legislative, regulatory and support cnvironjnent for co 
operative shelter developm ent (chapter VI); finance (chapter VII); and donor 
support (chapter VIII). Selected examples are used to illustrate the discussion, 
focusing on positive experiences. As the scope and practice o f  co-operative 
shelter varies, there are, however, not always relevant experiences from each o f  
the five countries covered by this report.

The two final chapters contain the main findings o f  the study. Chapter IX 
contains a sum m ary o f the contributions o f  the co-operative sector to shelter 
development, and an assessment o f why these impacts have been rather limited.

I. The countries were selected to capture the main trends within the co-operative approach 
to shelter delivery in the region. Unless otherwise specified, the data presented in this report 
are drawn tVom these national studies, namely: A lder and M unene, 1999 (Kenya); 
Byaruhanga, 1999 (Uganda): Mubvami and Kamete, 1999 (Zim babwe); Nnkya, 1999 
(Tanzania); and Rust, 1999 (South Africa).
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Chapter X contains the main lessons learned from  the survey and the im pli
cations for the development o f  future strategies to improve the contributions o f 
the co-operative sector to shelter delivery.

LA. Co-operatives in the international agenda
The United N ations has recognised the role o f  co-opcratives in the shelter 
sector, through various instrum ents, both specifically  and in its broader 
appreciation o f  the role o f com m unity organisations. The most prom inent 
docum ent dealing  exclusively  w ith co -o p era tiv es  was prepared by the 
Com m ittee for the Prom otion and A dvancem ent o f  Cooperatives (COPAC)." 
This document —  Guidelines aim ed at creating  q supportive environment for  
the development o f  cooperatives"  (see annex 1 ) provides essential background 
on the role o f  co-operatives within a liberalised environment. However, it does 
not make any specific mention o f  co-operatives in the shelter sector.

The H abitat Agenda, adopted in 1996 in Istanbul, recognises the role o f  
co-operatives in shelter developm ent, acknow ledging co-operatives as one o f 
the stakeholders at the local level that support governm ents in their efforts to 
realise national shelter goals. Paragraph 56 o f  the Habitat Agenda states that:

"While H abitat II  is a conference o f  S ta tes and there is much that 
national G overnm ents can do to enab le  local com m unities to 
solve problem s, the actors who will determ ine success or fa ilu re  
in improving the human settlements condition are mostly fo u n d  at 
the comm unity level in the public, p riva te  and non-profit sectors.
It is they, local authorities and other in terested parties, who are 
on the fro n t line in achieving the goals o f  H abitat II. Although  
the structural causes o f  problem s have often to -be dealt with at ■ 
the national and sometimes the in ternational level, progress will 
depend to a large degree on local authorities, civic engagement 
and the fo rg in g  o f  partnerships at a ll levi. (£ o f  governm ent with 
the private sector, the cooperative sector, non-governmental and  
community-based organizations, workers and employers and civil 
society at large. "

2. Established as an inter-agency committee, COPAC is an on-going partnership between 
representatives o f the co-operative movement and the United Nations and its specialised 
agcncies. Meinbers include: the United Nations, the Food and Agricultural Organisation of 
the United Nations (FAO), the International Labour Office (ILO), the International Co
operative Alliance (ICA). International Federation o f  Agricultural Producers (IFAP) and 
World Council o f Credit Unions (WOCCU).
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The Habitat Agenda strongly supports the role o f  co-operatives in m obi
lising financial resources for housing the poor. This recognition includes the 
dem onstrated success, also noted in this study, o f  savings and credit co 
operatives (SACCOs). The Habitat Agenda calls for the recognition, encour
agem ent and support o f  the pooling o f funds at the com m unity level, in the 
form o f SACCOs. Governments are asked to link up SACCOs with traditional 
financial institutions. The H abitat A genda m akes the follow ing specific 
recom m endations on shelter co-operatives, which are echoed and supported by 
this report.

“To create new housing fin a n ce  m echanism s, as necessary. 
Governments at the appropriate levels should:

a). H arness the p o ten tia l o f  n o n -tra d itio n a l fin a n c in g  
arrangements by encouraging communities to form  housing and  
multipurpose community development cooperatives, especially fo r  
the provision o f  low-cost housing:

b). Review and strengthen the legal and regulatorv framework  
and institutional base fo r  mobilizing non-traditional lenders:

c). E ncourage, in p a r tic u la r  by rem o v in g  leg a l and  
administrative obstacles, the expansion o f  savings and credit co
operatives, c red it unions, coopera tive  banks, cooperative

■ insurance enterprises and other non-bank fin a n c ia l institutions, 
and establish  savings m echanism s in the in form al sector, 
particularly fo r  women:

d). Support partnerships between such cooperative institutions 
and public and other financing institutions as an effective means 
o f  m obilizing local capital and applying it to local entrepre
neurial and community activity fo r  housing and  infrastructure  
development:

e). Facilitate the efforts o f  trade unions, farm ers ’, w om en's 
and consumers ’ organisations, organisations o f  people  with dis
abilities and other associations o f  the populations concerned to 
se t up their own cooperatively organ ized  or local fin a n c ia l 
institutions and mechanisms:

f .  Prom ote the exchange o f  inform ation on innovations in 
housing finance;

g). S upport non -governm en ta l o rg a n isa tio n s  and their  
capacity to fo s te r  the development, where appropriate, o f  small 
savings cooperatives. " (Habitat Agenda, paragraph 82).
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I.B. Co-operatives, co-operative-like organisations and 
community organisations in Africa
This report takes into account the current debate on the defin ition  o f  co
operatives, prim arily within the international co-operative m ovem ent but also 
w ithin other sim ilar bodies (such as the m em bers o f C O PA C '). The debate 
seeks to re-assess the definition o f  a 'co-operative' following the global process 
o f  liberalisation. The revision o f the defin ition  o f what constitu tes a co
operative is not only a result o f  the recent process of liberalisation. It is also 
based on the experience, gained over a m uch longer period, o f  co-operatives in 
som e countries being, in effect, governm ental organisations. For exam ple, 
during the socialist period Tanzanian co-operatives were not voluntary, i.e. one 
o f  the essential co-operative principles. In fact, not only was m em bership 
com pulsory but at one point the national m ovem ent was incorporated into the 
single-party state. •

The report therefore uses three main categories to describe organisations 
in the ‘co-operative’ shelter sector:

• R egistered co-operatives: O rganisations registered ' under the co 
operative societies act o f  each country.

• Co-operative-Iike:"' O rganisations not registered under a co-operative 
societies act but which in general term s adhere to the basic co-operative 
principles defined by ICA and the International Labour Organisation 
(ILO) (see section I.B .l below).

• O ther com m u n ity-b ased  m od alities: O rganisations which do not 
accord to the co-operative principles as defined by ICA/ILO, but which 
are often altruistic, seek to alleviate poverty and can have a m easure of 
beneficiary participation.

In this report, the term 'co-operative' without further qualification refers to 
all three categories unless otherwise specified.

I,B.l.Registered co-operatives
As is discussed in section II.B, most registered co-operatives in Eastern and 
Southern A frica have historically been operating in the agricultural sector.

3. By registered is meant that the organisation has had its constitution and bylaws (rules) 
approved by central, regional or local goveminent or by a body authorised by government 
such as an association or professional body.
4, The ICA has also identified ‘pre-co-operative entities' which are informal groups as 
"enterprises operating on co-operative principles but not meeting requireinents for fonnal 
registration”. As it is not automatic that such groups later becotne co-operatives, or is 
necessarily advisable, the tenn pre-co-operative is not used in this report as a category,
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During the last two decades, however, Ihc im portance o f  SACCOs has been 
growing rapidly.

Members o f  the ICA have agreed to respect a set o f  principles which were 
originally formulated in the late nineteenth century and which have periodically 
been revised to accord with changing circum stances. The principles shown in 
box 1 were adopted by IC A ’s Centenary Congress in 1995.

Box 1. Statement of the co-operative identity

Definition
A co-operative is an autonomous association of persons united voluntarily to meet 
their common economic, social and cultural needs and aspirations through a jointly 
owned and democratically controlled enterprise.

Values
Co-operatives are based on the values of self-help, self-responsibility, democracy, 
equality, equity and solidarity. In the tradition of their founders, co-operative members 
believe in the ethical values of honesty, openness, social responsibility and caring for 
others.

Principles
The co-operative principles are guidelines by which co-operatives put their values 
into practice.

1st Principle: Voluntary and open membership
Co-operatives are voluntary oi;ganisations, open to all persons able to use their services 
and willing to accept the responsibilities of membership, without gender, social, racial, 
pohtical or religious discrimination.

2nd Principle: Democratic member control
Co-operatives are democratic organisations controlled by their members, who actively 
participate in setting their policies and making decisions. Men and women serving as 
elected representatives are accountable to the membership. In primary co-operatives, 
members have equal voting rights (one member, one vote) and co-operatives at other 
levels are also organised in a democratic manner.

3rd Principle; Member economic participation
Members contribute equitably to, and democratically control, the capital of their co
operative. At least part of that capital is usually the common property of the co
operative. Members usually receive limited compensation, if any, on capital subscribed 
as a condition of membership. Members allocate surpluses for any or all of the follow-

Continues...
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Box 1 (continued)

ing purposes: developing their co-operative, possibly by setting up reserves, part of 
which at least would be indivisible; benefiting members in proportion to their 
transactions with the co-operative; and supporting other activities approved by the 
membership.

4th Principle; Autonomy and independence
Co-operatives are autonomous, self-help organisations controlled by their members. If 
they enter into agreements with other organisations, including governments, or raise 
capital from external sources, they do so on terms that ensure democratic control by 
their members and maintain their co-operative autonomy.

5th Principle: Education, training and information
Co-operatives provide education and training for their members, elected representatives, 
managers, and employees so they can contribute effectively to the development of their 
co-operatives. They inform the general public particularly young people and opinion 
leaders about the nature and benefits of co-operation.

6th Principle: Co-operation among co-operatives
Co-operatives serve their members most effectively and strengthen the co-operative 
movement by working together through local, national, regional and international 
structures.

7th Principle: Concern for community
Co-operatives work for the sustainable development of their communities through 
policies approved by their members.
Source: ICA News. No. 5/6, 1995.

ILO uses a wider definition, by defining co-operatives as;

associations o f  persons who have voluntarily jo in ed  together to, 
achieve a common end through the form ation  o f  a democratically 
controlled  organization, m aking equitable contributions to the 
capital requ ired  and  accepting a fa ir  share o f  the risks and  
benefits o f  the undertaking in which the m em bers actively  
participate. ^

I.B.2. Co-operative-like organisations
Many organisations appear to meet the majority o f  these basic co-operative 
principles, without being registered as co-operatives. There are many reasons 
why they have not registered as housing co-operatives, including:

5. ILO R127 - Co-operatives (Developing Countries) Recommendation, 1966. 
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• They do not have the capacities needed to fulfil requirem ents o f 
registration. In m any cases, they can work at a sim pler and more 
informal level.

• They do not wish to be supervised by a government m inistry or may 
wish to register as a group or society that has a much lighter level o f 
supervision.

• The co-operative movem ent as a whole'may have a negative image, or it 
may be seen as the preserve o f a particular social class or one ethnic 
group.

• There was no knowledge o f the co-operative alternative when the group 
was formed.

As m entioned above, m any groups are registered under other types o f 
legislation, as companies, trusts, societies, w om en's groups and so forth. The 
question for national co-operative movements, and for the international co
operative movement, is therefore twofold:

• Should they pursue a policy encouraging all these groups to becom e 
reg istered  co-opera tives (under revised ‘lib e ra lised ’ co -operative 
legislation)?

• Should the co-operative movement adapt to accommodate those parts o f 
the ‘voluntary economic sector’, with the same basic principles as co
operatives?

One m ethodological issue encountered in compiling this report is that 
there is large range and num ber o f ‘co-operative-like’ organisations active in 
the shelter sector —  outnum bering by far the registered shelter co-operaitives. 
For example, there are over 90,000 women’s groups in Kenya alone, m any of 
which deal with shelter issues in one way or another. Again, The Hom eless 
People’s Federation in South Africa has many o f the features o f  co-operatives. 
The national ’:_esearchers in the five countries studied have identified m aterials 
on many o f  .hese organisations, but there is a lack o f  data to enable a 
com prehensive inventory to be made which would provide the material for an 
inclusive assessment. This is partly because many grass-roots initiatives are 
not linked to national organisations and data is often not co llected  or 
centralised.

Box 2 attem pts to categorise types o f  'co-operative-like' organisafions 
with respect to their legal status (or lack o f  it) that can meet the principles in 
box 1, i.e. that they are democratic, member-controlled organisations. These 
are organisations at the local level where individuals or households jo in  to 
satisfy their shelter needs.
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Box 2. Co-operative-like organisations

Informal groups: Unregistered by any authority but may be supported by strong 
cultural norms.

Women and youth groups: Separate categories in many countries.

Societies: Usually the simplest form of registration under a ‘Societies Act’ or similar.

Shareholder companies: Under the companies act(s) and can be democratic depending 
on the constitution and structure.

Company limited by guarantee: Often used by charitable organisations.

It is clear that co-operative-like organisations —  prim arily because there 
arc so many o f  them —  make a much more significant contribution to shelter 
improvement than do registered co-operatives. H ow ever, .it should be noted 
that even the combined contribution o f  the co-operative and co-operative-like 
sectors is very small in com parison to total supply. The bulk o f  housing, is 
provided outside the formal commercial sector by households themselves. This 
is discussed further in chapter IV.

I.B3. Other community-based modalities
A further category o f local level organisations are those in which the intended 
beneficiaries o f  improved shelter have a measure o f  participation in the devel
opment and subsequent management o f  the shelter project or programme but do 
not have a structure allowing forms o f  ownership by the residents. There is a 
range o f such organisations. They include the public projects that are often 
donor funded and where tenure arrangem ents may be rental or aim at ow ner
ship by residents some time in the future. They also include projects promoted 
by philanthropic organisations such as housing associations in South Africa. 
Another model is the land trust in which trusts, registered under trustee acts, 
hold an asset (e.g. funds, land, and build ings) for an identified  group. 
Examples o f trusts are the Catholic Church in M athare IV-A project in Nairobi 
(which has formed a land trust and rents housing units to residents who are 
represented on a board o f  trustees), and the Community Land Trust in Voi, also 
in Kenya (see box 19). Some examples o f  these approaches have been included 
as, given the problems in engendering and strengthening local dem ocracy in 
some situations, they may provide solutions worth considering. Indeed, a com 
bination o f categories is possible sueh as in Voi where the land is owned by a 
trust but housing development is undertaken through a co-operative.
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I.B.4, Nature of co-operative support agencies
The above discussion o f definitions focuses on co-operatives at the primary or 
local level. In all the countries studied co-operatives have been supported and 
promoted by a variety o f  agencies, usually located at the national level. Many 
of these organisations are or have been supported by external donor agencies. 
In many cases, co-operative shelter organisations from industrial countries have 
provided technical expertise while a national bilateral agency has provided the 
funding.

These support agencies can also be differentiated. They include:

• Registered co-operative 'apex' organisations. Shares in these organi
sations are owned by primary registered shelter co-operatives and they 
are democratically controlled by these 'primaries'. The main example in 
this report is NACHU in Kenya.

• NGOs that promote and support co-operatives but which are not owned 
or controlled by them. Examples.include HPZ in Zimbabwe (see section
V.C.4), the W om en A dvancem ent Trust (W AT) in Tanzania (section
V.C.3), A fesis-Corplan in South Africa (note 22 on page 53) and Maji 
na Ufanisi (box 11) in Kenya. '

• G overn m en ts w hich actively prom ote co-operatives (in addition to 
general policy support) —  such as in Tanzania and to some extent South 
Africa —  through a variety of quasi-govem m ent agencies.

I.e. Shelter co-operatives in Eastern and Southern 
Africa
The focus o f  this report is on co-operatives (in our broad definition) in the 
shelter sector in Eastern and Southern Africa. This report covers the following 
organisations/sectors within the co-operative and co-operative-like framework:

• O rg an isa tio 's  with the prim ary objective o f  delivering new housing 
units to their members, often with infrastructure;

• Organisations with the objective o f  owning and managing existing units 
(individual units or, more usually, flats);^’

• Organisations that seek to support shelter co-operatives;^

• Federations o f  shelter co-operatives;

6. This category is found inainly in South Africa.
7. Includes those focusing on the establishment o f primary co-opcratives and undertaking 
property management for these primary 'daughter’ co-operatives (e.g. the Cope model, see 
box 15).
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• Organisations that develop land for shelter;

• Organisations that finance housing and infrastructure;

• Organisations that construct housing and infrastructure; and

• Organisations that manufacture building materials.

The focus o f  the report is on housing, infrastructure and shelter finance. 
Generally, it 'h as  been found that the role o f co-operatives in the construction 
and building m aterials sectors is m inimal and, as with industrial co-operatives, 
has not been successful in Eastern and Southern Africa. One exception is the 
Kataayi co-operative in Uganda (see box 7.).

Most registered shelter co-operatives in Eastern and Southern Africa were 
established in the 1980s and 1990s. In ternis o f  m em bership and importance, 
they play only  a m inor part com pared to o ther parts o f  the co-operative 
movement.

In Kenya, shelter co-operatives, except a few housing co-operatives 
started by the Asian community, were sponsored by the Central Organisation of 
Trade Unions through the creation o f N ACHU in the 1980s (see section V .C .l). 
In the 1990s. NACHU, with significant donor support, continued to represent 
and support housing co-operatives. Registered housing co-operatives comprise 
eight per cent o f  all registered co-operative societies.

In South Africa, shelter delivery has a much higher priority in national 
policy than any o f  the other countries. Here, the notion o f registered co
operatives in shelter is only just beginning, as part o f the wider social housing 
movement. The first housing co-operative was registered in 1999. Other co
operatives in South A frica, particularly  SACCOs. have facilitated access to 
housing for their members. M oreover, co-operative-like institutions —  such as 
w om en’s groups, tenants groups organising buy-out initiatives, and community 
groups —  have also contributed significantly to shelter delivery.

Tanzania’s first shelter co-operative initiative, the Mwenge Housing Co
operative Society, was initiated by governm ent as a p ilo t projcct in the late 
1970s with m ajor donor involvement. The housing co-operatives promoted in 
the new capital, Dodoma, were also a result o f  direct government intervention. 
Presently, T anzan ia’s housing co-operatives arc weak and have only minimal 
support. They comprise two per cent o f  all registered co-operatives societies.

In Uganda, the principle exam ple o f  a successful co-operative shelter 
organisation is the Kataayi co-operative (see box 7). This co-operative has 
dem onstrated the potential for rcplicable housing delivery and related activities 
in seven villages.
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Zim babwe’s housing co-operativcs have dem onstrated viability and are 
some o f the strongest in the region. Yet, the national economic decline since 
1991 (and particularly since 1997), has substantially  reduced the volume o f 
funds available. It has also m ade housing less affordable to low -incom e 
groups. This has substantially slow ed the developm ent o f  this prom ising 
movement.

It is clear that the im pact o f  the reg istered  co-operative sector has 
generally been small and in some instances undesirable in the sense that it has 
becom e discredited as in Tanzania. C hapter IV shows that registered co 
operatives in the five countries have delivered less than 1 0 , 0 0 0  units in the last 
20 years. O ther parts o f  the formal sector (e.g. public sector housing bodies, 
private developers) have delivered more, but still very little compared to total 
housing need. The informal sector has been the m ajor contributor to overall 
delivery in all countries studied in this report. The relative contribution o f  the 
informal sector has been sm aller in South A frica and Zimbabwe than in the 
other countries. The introduction o f  developer-driven housing subsidies may 
have further reduced the relative contribution o f  the informal sector in South 
Africa.
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II. The regional setting
This chapter provides basic information on the economic and social context to 
shelter in the five countries studied by this report. It also introduces the co
operative sector in Eastern and Southern Africa.

II.A. Social and economic conditions: Effects on shelter 
delivery

II.A.1, Economic context
The economic context for the shelter sector has in general been negative since 
the year o f  independence in each o f  the countries studied, although there are 
significant differences between countries. Uganda experienced poor govern
ance during the 1970s followed by civil conflict. Economic growth was only 
renew ed in the late 1980s and has continued to the present. M eanw hile. 
T anzan ia  applied strict socialist princip les from independence in 1961. 
A lthough there were some social gains, Tanzania became one o f  the poorest 
countries in the world in conventional economic terms. Since Tanzania con
verted to a market economy, there has been a renewal o f  economic growth. 
K enya, which from independence recorded reasonable growth rates began to 
falter in the 1990s and by the end o f  the decade was recording very low levels 
o f  growth. Z im babw e’s macroeconomic environment has become increasingly 
unstable, unpredictable and insecure. In 1999, the country recorded an 
alarm ing inflation rate o f  65 per cent (M ubvami and Kamete. 1999; see also 
table 1). In some o f the countries, inflation and interest rates have stabilised or 
even declined during the last couple o f  years. In Kenya for instance, interest 
rates have declined since m id -1999. O nly in South A frica, with its much 
stronger econom y, has the governm ent been able to provide significant 
resources to the shelter sector.

Table 1 provides key economic data for the five countries since 1980. It

Table 1. Size and growth of economies in the region (1980-1999)

Countrv

GDP in 
1999

Average annual growth 
of GDP (percentage)

Annual rates of inflation 
(percentage)

(US$
billions) 1980-1990 1990-

1999
Average

1990-1998 1998

ICenya 10.6 4.2 2 2 15.8 10.6
South Africa 131.1 1.0 1.9 10.6 7.9
Tanzania 8.8 3.1 24.3 17.3
U ganda 6.3 2.9 7.2 15.3 10.7
Zim babwe 5.7 3.6 2.4 21.9 29.8
Source: World Bank. 2000: UNDP. 2000.
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Table 2. GDP per capita in the region (1980-1998)

GDP per capita Average annual rate of
_________ (US$)_________ , growth in GDP per capita

Countr>_____________________ 1980 1990 1998 1980-1998 (percentage)
Kenya 337 355 334 -0.0
South Africa '4 .6 2 0  4 . 1 1 3 '  3.918 -0.9
Tanzania ' .. 175 , 173
Uganda .. 251 332
Zim babwe________________________ 638______706______703____________ 0^5______________
All developing countries 892 1.026 1,308 2.1
Lea.st developing countries 258 257 273 0.3
Sub-Saharan Africa________________692 614 578____________ J J ) _____________
Source: Based on UNDP, 2000.

reveals that the size o f  the South African economy (in terms o f GD P) is more 
than four times as large as that o f  the other four countries combined. The table 
also shows that Tanzania and Uganda are having the strongest relative growth 
rates (although from low bases), while Kenya and Ziinbabwe have registered 
weak performances. In Zimbabwe, this has been reflected in the drying up of 
finance for shelter and a rapid increase in construction costs.

Among the five countries covered by this report, all but U ganda have 
experienced a decrease in per capita GDP during the last decade (see table 2). 
During the same period, the GDP per capita o f  all developing countries has 
increased by nearly 30 per cent (UNDP, 2000).

II.A.2. Demographic context
South Africa has the largest population o f  the five countries covered by this 
survey (40 million), while Zimbabwe has the lowest (12 million) (see table 3). 
Four o f the five countries (the exception being Uganda) experience falling rates 
o f  population growth. Uganda has th highest rate (3.2 per cent per year), 
while South Africa has the lowest (O.V per cent per year) (U nited N ations, 
1999). However, these figures are to some extent the result o f (and disguise) 
different social and economic histories, including the experience o f  apartheid 
and subsequent liberation in South Africa, the HIV/AIDS epidemic in all o f  the 
countries and civil conflict in Uganda in the 1970s.

The rate o f growth o f  the urban population in each o f  the five countries is 
considerably higher than the rate for the population in general (see table 7). 
The result is that urban populations as proportions o f  total populations are 
increasing rapidly. M ore than half o f  the population in South Africa is already 
living in urban areas. In Kenya, Tanzania and Zimbabwe the urban population 
is cxpected to increase from one third o f  the total population today, to about
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Table 3. Total population by country (1980-2020)

Total population (thousands)
Country_______________ 1980_______ 1990_______ 2000_______ 2(H0________2020
Kenya ’ 16,632 23,552 30,080 35,205 39,719
South Africa 27,576 34.012 40,377 42,515 44,571
Tanzania 18,581 25,470 33,517 42,235 52,513
Uganda 13,120 16,457 21,778 '29,831 39,409
Zim babwe ■_____________ 7,126 ■ 9,863_______ 11,669_______ 12,863_______ 14,310

Eastern A frica” 144,454 191,717 246,969 310,097 386,137
Southern Africa*'________ 31,418 39,1 13 46,885 50,183 53,692
a: Burundi, Comoros, Djibouti, Eritrea, Ethiopia, Kenya, M adagascar, M alawi,
M auritius, Mozambique, Reunion, Rwanda, Seychelles, Somalia, Uganda, U nited 
Republic o f  Tanzania, Zambia and Zimbabwe, 
b: Botswana, Lesotho, Namibia, South Africa and Swaziland.
Source: -United Nations, 1999.

half during the next two decades. Even Uganda, which is among the ten least 
urbanised countries in the world, experiences urban growth rates o f  m ore than 
double that o f  rural areas. The high rate o f  urban growth is an im portant factor 
in the social and economic developm ent in the region, with considerab le  
ramifications on the demand for shelter.

Among the five countries Kenya, South Africa and Tanzania experience 
declining household sizes (sec table 5). Only Tanzania and U ganda, w here 
average household sizes arc already relatively high (about 5.5 persons per 
household), experience increases in the average size o f  households. D uring the 
2000-2010 period, the absolute increase in num ber o f  households in South 
Africa is projected to be higher than that o f  the four other countries com bined 
(see table 6 ). During the following decade (2010-2020), however, this situation 
is projected to reverse, as the average annual increase in South A frica  is 
projected to decline drastically to less than a third of the current increase. This 
is related to the fact that both the rale o f  population growth (see table 4) and 
household sizes (see table 5) in South A frica are projected to stab ilise  at

Table 4. Average annual growth of total population (1990-2020)

Average annual growth rate (percentage)
Country 1990-1995 1995-2000 2000-2005 2005-2010 2010-2015 2015-2020
Kenya 2.89 2.00 1.63 1.51 1.32 1.09
South Africa 1.94 1.49 0.71 0.32 0.41 0.54
Tanzania 3.22 2.27 2.32 2.31 2.23 2.12
Uganda 2.81 2.80 3,21 3.09 2.89 2.68
Zimbabwe 1.95 1.42 0.97 0.98 1.07 1.06
Source: United Nations. 1999.
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relatively low levels.

W hat this means in terms o f  shelter is that, in addition to current housing 
deficits, the five countries w ill require the construction o f  some 1.3 million 
housing units each year during the next decade. The bulk o f this additional 
need com es from South A frica, w here som e 668,000 new units are  required 
each year. For the other countries, the additional annual need is as follows: 
Kenya, 306,000 units; Uganda, 127,000 units; Tanzania, 122,000 units; and 
Zimbabwe 82,000 units. This is a considerable challenge given the poor record 
to date in developm ent o f  adequate shelter as evidenced by overcrowding, the

Table 5. Average household size (1990-2020)

Country
Average household size (number of persons)

1990 1995 2000 2005 2010 2015 2020

Kenya
South Africa 
Tanzania 
Uganda 
Zim babwe

5.15
7.43
5.53
4.88
4.82

4.76
4.49
5.70
5.23
4.24

4.16
3.30
5.61
5.46
3.97

3.74
2.62
5.76
5.72
3.65

3.42 
2.25
5.87
5.68
3.42

3.20
2.17
5.93
5.50
3.23

2.97
2.12
5.95
5.22
3.03

Source: UNCHS. 2001.

Table 6. Total number of households (1990-2020)

Total number of households 
(thousands)

Average annual increase

Country 1990 2000 2010 2020 1990-2000 2000-2010 2010-2020
Kenya 4,571 7,238 10,298 13,361 266 '306 306
South Africa 4.581 12;228 18,910 20,985 ■ 765 668 208
Tanzania 4,606 5,977 7,200 8,826 137 122 163
Uganda 3,371 3,987 5.253 7,557 62 127 230
Zim babwe 2,048 2,940 3,761 4,724 89 82 96
Source: UNCHS. 2001.

Table 7. Size and growth of urban population (2000-2020)

Country

Urban population 
(percentage of total population) 

2 0 0 0 2 0 1 0  2 0 2 0

Average annual rate of urban 
population growth (percentage) 

2000-2010 2010-2020
Kenya 33.1 41.2 47.8 3.77 2.67
South Africa 50.4 53.9 59.1 1.19 1.40
Tanzania 32.9 42.8 49.3 4.96 3.58
Uganda 14.2 18.2 23.5 5.67 5.31
Zim babwe 35.3 42.5 49.1 2.82 2.51
Source: B ased on U nited Nations, 1999.

16 Shelter co-operatives in Eastern and Southern Africa



presence o f  slums and squatter settlements and poor environmental conditions 
in mainy human settlements. Some evidence for this is shown in the subsequent 
section on social conditions and poverty.

II.A3. Social conditions and poverty
U NDP has, over the past 10 years, developed the most comprehensive indices 
o f  hum an developm ent and o f  human poverty, as economic indicators alone are 
insufficient to measure the full dimensions o f development. The human devel
opment index (HDI) measures life expectancy, adult literacy, educational enrol
ment, and real GDP per capita^ The various indicators are combined into the 
HDI, which is then used to rank countries. Tabic 8  presents the latest HDI data 
for the five countries, with the highest ranked country in the world (Canada) 
and the highest ranked country in the Eastern and Southern Africa (M auritius) 
included for comparison. Table 8  shows that South Africa is dearly  in the best 
situation am ong the countries covered in this report, although data conceals 
pockets o f  deep poverty. Table 9 provides an overview o f the trends in human 
developm ent for the five countries covered by this report (with Canada and 
Mauritius'^ included for reference). According to the table, only Tanzania and 
U ganda —  the tw o low est ranked am ong the five countries —  have 
experienced a positive human development trend during the last decade.

Table 8. Key human development data (1998)

Country

Life 
expectancy 

at birth 
(years)

Adult
literacy

rate“
(percentage)

School
enrolment

ratio'’
(percentage)

Human Development 
Index (HDD

Value Rank'

Kenya 51.3 80.5 50 0.508 138
South Africa 53.2 84.6 95 ' 0.697 103
Tanzania 47.9 73.6 33 0.415 156
Uganda 40.7 65.0 41 0.409 158
Zim babw e 43.5 87.2 68 0.555 130
Canada 79.1 99.0 100 0.935 1
M auritius 71.6 83.8 63 0,761 71
a: Literacy among population aged 15 and above,
b: Com bined primary, secondary and tertiary gross enrolm ent ratio,
c: A  total o f  174 countries have been ranked.
Source: UNDP. 2000.

8. GDP at purchasing power panties.
9. Mauritius being the highest ranked country in the region covered by this report.
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Table 9. Trends in human development (1975-1998)

Country
Human Development Index (HDl) values

1975 1980 1985 1990 1998
Kenya
South Africa 
Tanzania 
Uganda 
Zim babwe.

0.441
0.645

0.519

0,487
0.659

0.546

0.509 0.530 0.508
0.678 0.705 0.697

0.406 0.415
0.366 0.361 0.409
0.606 0.599 0,555

Canada
M auritius

0.865
0.626

0.880
0.652

0.902
0.682

0.925
0.718

0.935
0.764

Source: UNDP. 201)0.

The Human Poverty Index (HPI) “brings together in one composite index 
the deprivation in fcnir basic dim ensions o f  human life  —  a long and healthy 
life, knowledge, economic provisioning and social inclusion " (UNDP, 2000; 
150). Indices include survival (age o f  mortality), adult literacy, access to safe 
water, health services and sanitation, underweight children, real GDP per capita 
(and distribution of'w ealth) and percentage o f  the population below the poverty 
line. The HPI rankings, and selected indicators, for the five countries covered 
by this report are also shown in table 10. Although South A frica is ranked 
considerably higher than the other countries, it should be noted that due to its 
past apartheid policies it has skewed development indicators based on race. In 
1999, the HDI for whiles was 0.897 while that for blacks w as 0.5. The 
provision o f  basic services, including housing, is therefore m ost urgent to the 
disadvantaged races.

This disparity  is also reflected in table I I ,  which illustrates how the 
poorest 20 per cent o f  the population in South Africa has a significantly smaller 
share o f  income or consumption (2.9 per cent) than in the other four countries

Table 10. Human Poverty Index (1998)

People not 
expected to

Population 
without access Human Poverty Index (HPl-1)

survive to age to safe water Value Rank“Country 40 (percentage) (percentage) (percentage)
Kenya 30,6 56 29.5 5!
South Africa 25,9 13 20.2 33
Tanzania 35.4 34 29.2 50
Uganda 45.9 54 39.7 67
Zim babwe 41.0 21 30.0 52
a; A  total o f 85 developing countries have been ranked. 
Source: UNDP, 2000
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Table 11. Other key poverty data

Population below poverty
_____ line (percentage)_____

US$ I per National 
day" poverty line 

(1989-1998) (1987-i997)
26.5

Country

Share of income or consumption, 
by income category (percentage) 

Poorest Richest
20 per cent 20 per cent
(1987-1998) (1987-1998)

Kenya 
South Africa 
Tanzania 
Uganda 
Zim babwe

5.0 
2.9 
6.8 
6.6
4.0

50.2 
64.8 
45.5 
46. r
62.3

11.5
19.9
36.7
36.0

42.0

51.1 
55.0 
25 S

a: At 1993 purchasing pow er parities.
Sourcc: UNDP. 2000.

(between 4.4 and 6 . 8  per cent). The percentage o f  population that is living on 
less than one dollar a day (e.g. the W orld Bank benchmark for income poverty) 
is how ever, c-onsiderably sm aller in South Africa than in the other four 
countries.

W ith poorly perform ing economies and reduced governm ent budgets to 
social services (in conform ity with liberalisation policies), housing, health and 
education needs have far outpaced existing facilities. Economic liberalisation, 
promoted in particular by the IMF and W orld Bank, has included requirements 
to balance budgets and to facilitate  the  reduction o f  barriers to trade, 
privatisation o f  public companies (parastatals). rerpoval o f  price controls and 
creating m arket-determ ined interest and currency exchange rates. Attempts to 
reduce governm ent expenditure have led to a change in the government role 
regarding service provision in the social sectors, including shelter.

II.A.4. The economy and shelter delivery
The above broad econom ic and poverty-related  data give a picture o f  
ecoi om ies that are unable  to m ake sign ifican t investm ents in shelter, 
particularly from the public sector. It also portrays levels o f  poverty which 
imply that households are unable to afford a reasonable standard o f  shelter.

In K enya, around h a lf the population in most urban centres lives in 
unplanned and congested settlements with very poor environmental conditions. 
In Nairobi, 55 per cent o f  the population lives on 5.5 per cent o f the residential 
land area (and 1.58 per cent o f  total land area) (M atrix D evelopm ent 
Consultants. 1993). A very rough estimate suggests that in Nairobi alone there 
are some 300,000 households living in inform al settlements. M oreover, there 
are roughly the same number o f housing units —  most consisting o f one room 
in a 'barrack' block. An estimated 500 units are developed in these settlements 
every week.
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South A frica 's  two major economic policies —  tiie R econstruction and 
D evelopm ent Program  o f 1994 and the Growth. Em ploym ent and Redistribu
tion Strategy o f  1996 —  aim at increasing econom ic grow th and reducing 
income gaps. W ithin the housing sector, the approach is to provide subsidised 
housing units for low -incom e households on a large scale, and to create an 
environment for the integration o f  this housing into the non-subsidised housing 
market (see box 3).

In Tanzania, 28 per cent o f  people in urban areas depend on agriculture in 
open spaces between urban and peri-urban areas. There has been an influx o f 
people to urban areas mainly due to economic hardship. A ccording to various 
estim ates, some 40-70 per cent o f  these urban dwellers live in informally built 
shelter in unplanned settlements. Most o f these settlements lack even the most 
basic services such as clean water, sanitation, w aste disposal system s, access 
roads, health and education services. The quality o f  shelter has been retarded 
by several factors. These include poor economic growth, past land policies that 
prevented a w orkable land market, and severely restricted access to credit for 
the construction and improvement o f housing.

Box 3. South Africa’s housing crisis

The housing crisis can be defined from a number of angles. At its most basic, it 
involves a housing backlog of about 3 million households. In urban areas, it is 
estimated that the backlog is 1.92 million units, while in rural areas, the backlog is 
estimated at 300,000 units. In a country with 8.3 million households, this indicates that 
a third of the population is effectively homeless. The reasons for their homelessness 
stem from a range of inter-related factors. These include poverty and unemployment, 
lack o f  access to land and credit, a dysfunctional housing market unable to provide 
affordable, decent housing for the poor, inefficient systems of government support for 
housing delivery, social and economic segregation of households, and so on. The 
Government’s 1994 Housing White Paper further defines the crisis based on the 
following statistics:

New household formation is 200,000-250.000 per annum.
• 58 per cent of all households (4.8 million) have secure tenure.

9 per cent of all households (780,000) live under traditional, informal, inferior 
and/or officially unrecognised tenure arrangements in mostly rural areas.

18 per cent of all households live in squatter settlements, backyard shacks, or in 
over-crowded conditions, without secure tenure.

Total formal housing stock is estimated to 3.4 million units.
Formal housing provision for iow-income households (houses costing below

USS 7,500) was less than 20,000 units during the 1993/1994 financial year._____________
Source: Riisl, 1999.
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Uganda is characterised by a high proportion o f  the population living in 
rural areas. In 1997, it was estim ated that 50 per cent o f  Ugandans lived in 
thatched houses. M oreover, the housing backlog was estim ated at 350,000 
units in 1991. By 1999, this figure had been reduced to 270.000. The general 
housing situation, how ever —  both in terms o f quality and quantity  —  is 
generally poor (Byaruhanga, 1999).

Zim babw e's macroeconomic environment has made housing inaccessible 
and unavailable to the majority o f  the population. M acroeconomic factors have 
reduced the capacities o f  public institutions, com panies and individuals to 
deliver housing. In 1999, the housing deficit had increased to over one million 
units. By 1996, all housing production systems could only produce 25,000 
units annually (Mubvami and Kametc, 1999). This does not compare well with 
the need for new housing as indicated by the increase in num ber o f  households, 
e.g. 89,000 per year (see table 6 ).

II.B. The co-operative movement in Eastern and 
Southern Africa
The history o f  the co-operative movement in Africa can broadly be divided into 
three stages; colonial, immediate post colonial and liberalised. South Africa 
has followed a somewhat different path, because o f  its particular history.

Pre and post independence
C o-operatives have a long tradition in the region. Encouraged by colonial 
governm ents, the first agricultural co-operative organisations were established 
already before the First W orld War. U ganda’s first co-operatives were formed 
as early as 1913. The first group o f  co-operatives was set up by the white 
farm ing  com m unities. W hen allow ed , native p roducers also  form ed 
agricultural co-operatives in order to purchase inputs and secure m arkets for 
their p n  duce. By the tim e o f independence, co-operatives w ere well 
estab lished  in all the countries in the region. M oreover, the colonial 
adm inistration had set up separate departments to promote and control the co
operative sector, which primarily comprised agricultural marketing societies.

Follow ing independence in the 1960s and later, the new governm ents 
strongly encouraged the form ation o f  agricultural co-operatives. There are 
several interrelated reasons for this em phasis on co-operatives. F irst, co 
operatives were seen as suitable m iddle-of-the-road organisations in newly 
independent societies, which, in varying degree shied away from the W estern 
capitalistic economic model. Co-operatives fined well into A frican socialism 
or humanism, as for instance in Tanzania and Zambia.
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Second, co-operatives were not only seen as econom ic organisations. 
They were also regarded as suitable m echanism s whereby the rural population 
could be m obilised for general developm ent purposes in a participatory and 
dem ocratic m anner. The consequence w as that co-operatives —  particularly 
the agricultural m arketing societies —  to a certain extent becam e tools for 
governm ent policies and rural developm ent plans. G overnm ents and donors 
alike made Use o f  the co-operative structure for a num ber o f  w ell-intended 
developm ent interventions. U nfortunately, these were often im posed on the 
members.

Third, it w as im portant for the new  governm ents to be able to control the 
marketing of important cash crops. This was achieved by entrenching the state 
m arketing boards, which together w ith the agricultural co-operatives were 
given monopolies over the cash crops.

In order to initiate the form ation o f  new co-operatives and support the 
sector it was necessary to expand the governm ent promotional and controlling 
machinery. The result was rapidly expanding co-operative m ovem ents, which 
were established w ithout the internal m obilisation o f the m em bership and 
without due consideration to economic sustainability. In Zam bia for instance, 
the number of co-operatives rose from 220 in 1964 to 1,120 five years later.'"

This externally initiated and controlled development o f the co-operatives 
had a num ber o f  consequences. F irst, a considerable num ber o f  new ly 
registered co-operative organisations soon becam e dormant. They were simply 
not viable. Preparation work was hasty and in many instances, ideological zeal 
overrode practical econom ic considerations. Second, and o f  m uch greater 
significance, was the fact that an outside agent (e.g. the governm ent) initiated
—  and then put itse lf in ultimate control o-f —  the co-operative sector. The 
government conditioned the co-operators, and thus shaped the behaviour o f  the 
organisations for decades to come.

One of the basic characteristics o f  the co-operative model is that it is a 
voluntary organisation (see also box 1). This implies that not only should 
members initiate the formation o f their co-operative, but there should also be a 
real choice with regard to the services offered. Neither o f  these two conditions 
were present after independence. In addition, with today's knowledge about the 
development process, it is rather easy to detect the deficiency in this top-down 
approach.

This was the general pattern o f  co-operative developm ent in the region. 
There was, how ever, one extrem e case when it came to subjugating  co-

10. IC.A. records.
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operatives to political purposes, namely Tanzania. Through a politicising o f 
society and centralising o f  the Tanzanian economy, the prim ary co-operatives 
were forced to adjust their structure to the administrative set-up. M oreover,'the 
co-operative m em bers were also affilia ted  to the political party as a mass 
organisation.

II.B.2. Agricultural co-operatives
Agricultural m arketing co-operatives dom inate the co-operative scene. This is 
m ainly due to- the im portance o f  the agricultural scctor in the region. The 
typical co-operative m em ber in the region is a sm all-scale farmer. The 
producers/m em bers are organised in prim ary m arketing societies, which can 
range in size from a couple o f hundred members to large societies o f several 
thousand individuals, as for instance in K enya’s coffee growing areas. Most 
prim ary societies are affiliated to a secondary co-operative body, the co
operative union, operating at district or provincial level. At primary level the 
produce is collected, and in some cases processed, before being forwarded to 
the marketing boards via the union. Agricultural inputs are also sold by the 
primary society, through the co-operative system.

■ The co-operative unions provide services to the prim ary societies; bulk 
purchase o f  inputs, bookkeeping, transport, training, etc. Many unions became 
strong and influential, to the extent that they som etim es encroached upon th e . 
‘independence’ o f  the prim ary societies. The unions are affiliated to a co
operative apex body at national level, o f  which also the non-agricultural co
operatives are members. The co-operatives in most countries therefore form  a 
three-tier structure, in some cases with other specialised co-operative national 
organisations adding a fourth tier.

The typical co-operative m em ber (who is a sm all-scale male farmer) does 
not belong to the poorest strata o f  the rural population. He has a produce to 
m arket, which gives a isgu lar incom e, however small. The agricultural co
operatives organise the b e tte r-o ff farm ers as well as the sm allest; from  a 
relatively w ealthy coffee producer on the slopes o f  M ount K ilim anjaro in 
Tanzania, to the im poverished peasant in a remote area o f  Zambia producing a 
few bags o f surplus maize.

II.B3. Other co-operatives
The co-operative model has also been used to organise people in the region for 
other econom ic purposes. Financial co-operatives (i.e. SACCOs) have been 
important in urban as well as rural areas. This type o f  co-operatives is second 
to agriculture in terms o f  num ber o f  members. Although the efforts to establish 
co-operative banks in the region have largely failed  (the exception being
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K enya), SACCOs w ill play an increasingly  im portant role in providing 
financial services to low-income people.

C onsum er co-operativcs have been around for many years in most 
countries. Although important to the individual member, co-operatives within 
consum er goods d istribu tion , housing, fishing, handicraft, etc., are less 
significant in the overall econom ic perspective, compared to the agricultural 
and financial co-operatives.

There arc approxim ately 21,000 registered co-operative societies o f  all 
types in Eastern and Southern Africa. They have a combined m em bership of 
m ore than six m illion individual m em bers. And, as indicated above, the 
overw helm ing num ber o f  these m em bers are either farmers m arketing their 
produce through agricultural m arketing societies (and in many cases also 
m em bers o f  a rural savings and credit society), or employees in the private 
sector and in governm ent service being m embers o f  a w ork-based SACCO. 
M em bers o f  other types o f societies constitute a small m inority, possibly ten 
per cent o f  the total co-operative m embership in the region.

The above figures should be read with caution since the num ber o f 
registered societies does not tally with the number o f active societies. The 
liberalisation o f  the economy in the 1990s has drastically reduced the number 
o f  active societies (see section II.B .5 below). Furtherm ore, the statistics 
contain a num ber o f  double m em berships (e.g. farmers being m em bers of 
agricultural as well as savings and credit societies). Finally, the distribution is 
skew ed in favour o f  Kenya, where very successful urban and rural savings and 
credit movements account for more than 2.5 million members.

II.B.4. Significance of the co-operative, movement
W hen trying to assess the perform ance o f  the co-operative movem ents in the 
region from the time o f  independence up to the beginning o f the 1990s, it is 
important to recognise that they were to a large extent initiated and controlled 
by the governm ents. M uch o f  the basic requisites for genuine co-operative 
developm ent were consequently absent during those years. The co-operative 
identity thus became blurred, or was entirely lost, as was the case in Tanzania. 
Furtherm ore, the governm ents w ere able to control the prices on agricultural 
outputs and inputs, and the agricultural pricing system was tilted against the 
producer. Despite these limiting circum stances, most co-operatives m anaged to 
carry out their basic functions. W hether this performance can be judged satis
factory or inadequate depends on the yardstick used.

Nevertheless, the fact rem ains; m illions of farmers have since independ
ence been able to procure inputs and sell their cash crops through their primary 
societies. They have thus been incorporated into the m onetary economy.
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Furtherm ore, m any people have been encouraged to save a small portion o f  
their income, depositing it with a SACCO, and later obtaining a loan. L ike
wise, although on a sm aller scale, artisans have m arketed their products 
through a co-operative, fishermen have landed their, catch at their society, and 
people have im proved their housing through the membership o f a co-operative. 
M oreover, often not properly acknowledged, many illiterate m em bers have 
through their co-operative taken the first steps in learning how dem ocracy 
works in practice. Although the co-operatives got off to a flawed start in the 
1960s, and the governm ents took too great an interest in them during the 
following 30 years, they have nevertheless been o f great economic importance 
to many million co-operative members.

In terms o f  national econom ics how ever, it is only the agricultural 
m arketing co-operatives that have played a significant role. This is mainly 
because o f the ir role in the m onopolistic regim e for cash crops. The co 
operative dom inance in many agricultural markets has, how ever, changed 
considerably in the 1990s.

I I P r e s e n t  situation
Two interrelated events in the 1990s have changed the co-operative scenario in 
the region for good: the economic liberalisation and the consequent process o f  
governments de-linking themselves from the co-operative sector. Governments 
realised that open m arkets require co-operatives free from  state control and 
support. A ccordingly, most o f  them introduced ngw legislation during the 
1990s, giving co-operativcs the room to manoeuvre on their own in an open 
market. This new  political freedom has affected all types o f  co-operatives. Co
operatives are now  adjusting to the fact that neither over-zealous interventions, 
nor direct support can be expected from the government..'

The new legislation might not in all cases give the co-operatives the 
independent status they shou d be afforded in accordance with the global co
operative principles (see box 1). However, de-linking the state from the co
operatives should be viewed as a process. There is a need to change mental 
attitudes, both am ong co-operators and among governments. It is clear that this 
will take some time. While the legislation in a few countries does not live up to 
required standards for autonomous co-operatives, the overall direction is quite 
clear. The co-operatives in the region are at crossroads; with political freedom 
and open markets, they are for the first time able to determine their own fate.

As part o f  the liberalisation process, the role of government in supervising 
co-operatives has been greatly reduced. In practice, the new role is more akin 
to that o f  the R egistrar o f  Companies. This means that in most countries the 
ministry responsible for co-operatives no longer supervises (or interferes in) the
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day-to-day operations o f  co-operatives." C o-operative liberalisation may turn 
out to be positive in terms o f  organisational strength and benefits to members 
as weil-,as to consumers.

The heritage o f  governm ental support and control since independence 
meant that co-operatives were not well prepared for the new economic order. 
Many agricultural co-operatives simply did not pass the lest, and had to give 
way to o^her, more efficien t actors on the m arket. For o ther weak co
operatives'" that have survived, the process o f  change is rather problem atic. 
These have little steadying external control in situations where the government 
once played a strong supervisory role. A ‘supervisory vacuum ’ has been 
created. One challenge for som e,co-operative m ovem ents is how this vacuum 
can be filled by the co-operative movement itse lf

D espite this, m any co-operatives w ere able to adjust to the new' 
circumstances, and arc operating successfully and com petitively in the market. 
Others again had to reduce their role to that o f  m ere collection  and price 
negotiation centres for farmers and private buyers. M oreover, new co-operative 
and co-operative-like in itia tives arc curren tly  in troduced  to address the 
marketing problems o f the small-scale fanners.

To the detrim ent o f  many small-scale farm ers, particularly those in remote 
areas, voids have em erged. New market actors have not alw ays filled gaps 
crcated by non-functioning co-operatives. New  actors have so far been less 
interested in (or unable to provide) the com prehensive set o f  m arketing services 
the co-operatives sought to offer. O ther over-optim istic actors emerge one 
season and disappear the following. M any agricultural m arkets in the region 
are thus in a state of flux.

11, Such as hiring and firing o f staff and other business decisions.
12. Those with weak leadership, which have political/ethnic divisions, and/or where elected 
officials seek personal rather than collective gain.
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III. Role of co-operatives in the shelter sector
In general, the experience in Sub-Saharan Africa is that registered sheher co
operatives attract m embers for one primary reason: to get access to a house/ 
dwelling for them selves and their family. Co-operatives provide three basic 
functions towards the achievement o f this goal —

• They enable households to pool resources to acquirc and develop land 
and housing. This is particularly the case when, as in Zim babwe, local 
authorities give priority to co-operatives.

• They have access to finance which, in many instances, derives from 
donor funding. This is the case in all the five countries studied. The 
volumes are, however, not substantial compared to overall formal shelter 
investm ent, except perhaps in Zim babw e. This finance may be 
channelled through an intermediary institution, such as the private sector 
building societies in Zimbabwe, or direct through a housing co-operative 
apex organisation as in Kenya. Co-operative intermediary or supporting 
institutions have, in effect, become retailers o f  donor finance.

• They enable groups to join forces and reduce costs in undertaking 
construction.

It is not the desire to own property collectively that attracts m embers to 
co-operatives. The traditional forms o f communal property rights in rural 
A frica have not necessarily translated to urban areas (and are losing value in 
many rural settings). Furthermore, life in towns can be highly individualistic 
and competitive. The lack o f  co-operation in urban areas, in the broad sense, 
stems perhaps from a post-independence expectation (encouraged by political 
elites) that the state (or local authority) would provide housing and services.

Also, traditional ties have broken down to some extent and have to be , 
reformed in the relative anonym ity 'of the cities and towns. The situation does 
vary from country to country. Kenya for exam ple has since independence 
followed a market system. Ownership o f a title deed to land is a highly prized 
objecfive. Even in Tanzania, which has had a system where the state owns the 
land and therefore, in theory, land had no market value, there has always been 
an informal land market.

The desire for individual land title is relatively recent. T raditional 
com m unal land tenure was alm ost universal in Sub-Saharan A frica until 
colonial times and has persisted in many rural areas to this day. One reason is 
the denial o f  land tenure under colonialism (and under apartheid in South 
Africa). Again, the' introduction o f a capitalist market system , especially in 
urban areas, means that land can be utilised to store value, to make speculative 
profits and as security for loans. Another attribute is the ability to pass on land 
as an inheritance.
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As the ability o f  most governm ents to provide shelter and services has 
been drastically reduced, self-help through co-operation becom es an alternative 
delivery system . Some o f  these  efforts are organised as registered co
operatives, others as co-operative-like initiatives. Even in South Africa, where 
housing has a high political priority, co-operation in the widest sense (including 
social housing and national/p rov incial public secto r program m es) is an 
essential part o f  the housing delivery system . These co-operative efforts 
complement those o f  direct governm ental program m es and private developers 
(which are often subsided by governm ent).'’

Each country will have to  explore the various m odes o f  co-operative 
tenure and organisation that are suitable for them. They will also have to assess 
which types are suitable for different types o f  physical development: detached 
houses, apartment blocks and so forth.

III.A. Registered housing co-operatives
As mentioned in chapter I. housing co-operatives undertake one or several of 
the following functions:'^

• Acquiring land and constructing housing and infrastructure;

• Owning and managing existing units; and

• Financing housing and infrastructure.

Housing co-operatives can be structured in a num ber o f  tenure forms 
ranging along a continuum  from a collectivist approach to a more individual 
approach. Four such categories o f  approaches are d iscussed in the sections 
below

III.A.1. Joint ownership housing co-operatives*'’
Following construction, the co-operative continues to own all the land, houses 
and common areas. M em bers do not ow i their own units individually.

13. Even in South Africa, it is argued that the "co-operative mode) alone [don't have] a 
gfea l chance towards reducing poverty  without comprehensive public  intervention and 
outside financial assistance. It is not the co-operative model as such that can address the 
comprehensive backlog o f houses fo r  the poor and maybe these unrealistic expectations have 
actually p:evented any significant progress or development " (e-mail eommunication from 
Siri Sandbu, Cope Housing Association, 15 March 2001).
14. Cope Housing Association (see b o \ 15) for example, constructs new housing units and 
continues to be involved in the management of these afterwards.
15. For a more in-depth description o f co-operative tenure options (and other aspects o f co
operative housing) see UNCI IS, 1989,
16. Sometimes known as ‘continuing’ housing co-operativcs.
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Instead, through their membership o f  the co-operative, they own an equal share 
in all the assets o f  the society. They also have a joint responsibility  for 
repaying a loan if  one has been taken. Furtherm ore, members cannot sell their 
houses on the open market. When a m em ber leaves, a transfer o f  the house is 
usually to the co-operative that finds a new m em ber to occupy the unit, often at 
less than m arket value as one goal is to provide affordable housing. It is, 
however, possible for individual m em bers to take some money when they 
leave. This may be calculated based on their contribution to date in repaying 
fhe principal on the loan, or on the replacement value o f the unit.

This category o f co-operatives is often seen as the purest form  o f  co
operative. It is argued that the jo in t ownership model does not only provide a 
buffer against m arket forces. It also- engenders community participation, 
leading to social gains beyond the creation o f  im proved shelter. However, in 
an inflationary environm ent it can be very difficult to persist with this approach 
when m arket values o f  units may be far h igher than a value based on 
construction cost.

In Africa, there are very few exam ples o f  jo in t ownership co-operatives. 
The reasons for their persistence, for exam ple in Tanzania, have possibly more 
to do with the requirem ent to pay o ff a jo in t m ortgage than to retain jo in t 
ownership. The new housing co-operatives in South Africa are utilising the 
jo in t ownership model. In Kenya and in Uganda, jo in t ownership is only used 
when housing units are 'bu ilt for rental and the objective is income generation 
for the members. In Zim babwe, most co-operatives are not joint ownership but 
multiple ownership.

I ll .A .2. Multiple mortgage housing co-operatives
In the m ultiple m ortgage m odel the co-operative owns and m aintains the ' 
com m on areas, e.g. roads, paths, recreation  areas and o ther com m unity  
facilities. Meanwhile, the members own their separate units and the land.

Where a long-term  loan has been taken each member has a separate loan 
agreement with the financing institutions. This is often the only arrangem ent 
acceptable to the lending institution. For exam ple, in Zimbabwe each m em ber 
has an individual m ortgage arranged by the co-operative. The m em ber obtains 
title after 51 per cent o f  the m ortgage has been repaid. ELHM C in South 
Africa has developed its own approach (see box 4).

Many financing institu tions refuse to lend on a jo in t basis to a co 
operative. The main reason for this is that they perceive it would be difficult to 
recover the debt in case o f  default by one or m ore individuals. In a m ultiple 
m ortgage co-operative, a m em ber can norm ally  sell the unit on the open 
market. This category o f co-operatives is som etim es known as a sectional title 
(as in South Africa) or as a condominium (in other parts o f the world).
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Box 4. Ownership in East London Housing Management Co-operative 
(ELHMC) (South Africa)

The focus of the ELHMC will be on facilitating the co-operative production of housing 
units by its members. This appears to be a greater priority than the longer-temi option 
of co-operative ownership. Once these units have been built, and after the four year 
period o f ELHMC ownership of the units (required by the institutional subsidy) has 
passed, it is expected that many members will opt for individual ownership of their 
units. Alternatively, members may opt to leave the co-operative, transferring their share 
to an ELHMC member that is not yet housed. In this case, the member will receive the 
value o f their share in the housing co-operative plus the value of their personal 
investment in the unit. This is then calculated based on a formula that takes into 
account factors such as inflation. The roles of the various housing co-operatives will 
therefore change over time, with the changing needs of the various communities
concerned.__________________________________________________________________
Source: -Rust. 1999.

ilI .A 3 . Limited housing co-operatives
In a lim ited housing co-operative system  the co-opcrative acquires land arid 
then subdivides the land on com pletion o f  the project. Each member thus 
receives his or her own plot. On com pletion o f  construction (or before) the 
society is then wound up, as it has achieved its objective o f  providing a plot 
(and usually services and superstructure). The individual plots becom e the 
property o f  each member.

In Kenya, land-buying co-operatives, mainly in rural areas, are created 
with land purchase as the prim ary and sometimes only goal. Housing co
operatives that want to extend their functions beyond land purchase have 
encountered problems and their projects have stalled. This has primarily been 
due to high interest rales and the high cost o f construction, A similar situation 
has existed  in Zimbabwe, but HPZ is currently involved in establishing a 
system for affordable mortgage finance (see section /II.B.2).

III.A.4. Other tenure variations
A num ber o f  variations on the above basic types o f tenure arc emerging in 
response to real situations on the ground. One o f the most interesting is the 
C om m unity Land Trust in Voi, Kenya, which resulted from an upgrading 
initiative (see box 19). The Trust owns the land as a collective on a permanent 
basis. Individuals only own the houses that have been constructed in a co
operative manner. An individual hom eow ner who wishes to leave, can sell 
only the house (the Trust even retains the first right to buy) but not the land. In 
some cases the co-operative acts as a developer, contracting services o f  builders 
on behalf o f  members.
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111.B. Role of other registered co-operatives in the 
provision of shelter
Table 12 summarises the functions o f o ther registered co-operatives (i.e. those 
not registered as housing co-operatives). Some of these are discussed in more 
detail in the following sections.

Table 12. Functions of other registered co-operatives in shelter

Type of 
co-operative

Basic function 
in shelter sector Remarks

SACCOs Providing a pool of funds 
from which qualifying 
members can borrow based 
on their contributions. 
Lending for development 
(including housing), school 
fees, emergencies, enter
prises and emergencies 
such as illness and death._ _ 
Manufacturing of building 
materials, including bricks 
and metal fabrications 
(window- and doorframes, 
burglar proofing) and 
concretc blocks on a co-

Lcnding on a one-time basis for house 
deposits (with larger long-term financing 
from a mortgage institution), land pur
chase or incremental building. SACCOs 
do not provide long term finance.
They also tend to be work-based, 
comprising members of one employer. 
Special funds for housing are present in 
South Africa and arej)l_anned for K 
Common in high-dcnsity areas of 
Zimbabwe and the ‘model' rural example 
in Uganda (see box 7).

Contracting 
and building 
materials

Building 
materials 
retail and 
wholesale 
outlets

Stock and sell building 
materials to individuals or 
contractors.

Numerous in Zimbabwe but are some
times mistaken for private companies. 
Not specifically for housing-.

Agricultural Provision of loans for Presence in shelter development noted in
marketing housinji. Kenya.
Multipurpose Construction and building 

materials.
Offering a wide range of services to 
meinbers. including shelter development.
In Uganda, many shelter co-operatives 
were registered in the multipurpose co- 
operative category before 1992._______

III.B.1. Savings and credit co-operatives (SACCOs)
In three o f  the countries studied, the most significant co-operative players in the 
shelter sector are not the housing co-operatives. Instead, it is SACCOs. which 
are strong in Kenya, and growing in Zim babw e and South Africa. They also
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have potential in Tanzania and Uganda. Thic latter have faced severe problem s 
following liberalisation and the introduction o f competition.

In tCenya, SACCOs have a national m em bership o f  2.5 m illion, and  ̂
share capital o f around US$ 30 million. The K enyan m ovem ent is largely 
based around the work place, i.e. employees in an organisation, either public or 
private, belonging to a single SACCO society for that organisation. M ore 
recently, Kenya has seen the growth o f  rural SACCOs which have proved to be 
very successful (ICA, 1998). SACCOs provide a wide range o f  loans, which 
are normally categorised in SACCO statistics as loans for developm ent, for 
school fees and for emergencies.

The largest categories o f  loans (in Kenya), in term s o f  loans taken and 
total amounts, are development loans and a large proportion o f  these is used for 
housing related investments. This includes land purchase, deposits for house 
purchase (often with the larger amount for longer term  financing being p ro 
vided by a mortgage institution), or used for incremental building. In the latter 
case, a new loan is frequently taken as soon as the previous loan is paid off.

Tanzania is currently rebuilding its co-operative sector, including the 
SACCOs. In the shelter sector, W AT (see section V.C.3) has program m es 
intended to promote housing co-operatives, establish SACCOs. training youth 
in production of building m aterials and construction, and cam paigning for 
w om en’s land and property rights. W ith some assistance from R ooftops 
Canada and the Canadian Co-operative Association, W AT has supported the 
creation o f  two women's SACCOs for housing in Dar es Salaam and in M beya.

South Africa provides an interesting example o f  how a SACCO can be 
used as a base for housing development. The CME SACCO Ltd serves the 
savings and credit needs o f  Cape M etal em p lo y ees, in the W estern C ape 
Province. Although it was registered as recently as 1997 it has already 
established a specialised housing loan scheme (see box 5).

Box 5. Cape Metal Employees (CME) SACCO Ltd. (South Africa)

Key facts CME SACCO:
Launched: 1992 (but operated informally within factories prior to this date). 
Membership; 1,006 households, all linked to the metal and engineering industry in 

the Western Cape.
Average household income: 75 per cent earn between R 2,500-3,500 per month. 
Asset value: R 3.5 million in members’ savings.
Loan capacitj': R 4.5 million (including R 1 million for housing initiative).

Continues...
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Box 5 (continued)

Key facts on CME SACCO’s housing Ipan fund (first 20 montlis of operation):
Launched; 1997, based on request from the CME SACCO members.
Loan capacity: R 1 million.
Capital base: R 1 million from the Western Cape Community Housing Trust 

(WCCHT), repayable by 2001 at 10 per cent per annum.
Interest rate on housing loans; 20 per cent per annum, repayable over 3 years.
Total loans dispersed; 116.
Total value of loans dispersed; R 828,737.
Total repayments received; R 303,449.
Default rate; 2 of 116 loans or 1.7 per cent.

In addition to the WCCHT loan mentioned above, NURCHA (see section IlI.F.2.g) 
has provided a grant of approximately R 160,000 to pay a percentage of the Housing 
Loans Officer’s salary costs, decreasing each year.

The housing initiative offers loans of up to R 10,000 to CME SACCO members. 
Monthly repayments on a R 10,000 loan are.R 380. Members must have saved continu
ously for six moirths preceding their application. In addition, applicants must earn less 
than R 3,500 per month, and must qualify for the government’s housing subsidy. 
Applications are submitted to a Housing Loans Committee (comprising two members 
and a representative of the WCCHT). In order for a loan to be approved, a member’s 
provident fund and savings accrued should together amount to at least 50 per cent of the 
loan amount requested. The remaining 50 per cent of the loan is secured by a 25 per 
cent guarantee from NURCHA and a 25 per cent guarantee from CME SACCO.

The CME SACCO also offers other loans. A R 25.;000 loan, based on savings, is 
available for any purpose at a rate of 22 per cent, payable over three years. Emergency 
loans of up to R 500 are available at a rate o f R 10 for every R 100 borrowed, repayable 
over five months.
Source: Riisl, 1999.

III.B.2. Construction and building materials co-operatives
The experience with co-operatives that have been form ed to m anufacture 
building m aterials and to undertake construction  has largely  been disap
pointing. This applies both to registered co-operatives in Zam bia and to the 
building brigades in Zimbabwe. The la tter are not strictly co-operatives or 
even co-operative-like. These co-operatives have generally been formed as a 
response to unem ploym ent, often youth  unem ploym ent. They have often 
lacked the skills and m anagem ent capacity  to com pete effectively with the 
private sector, both formal and inform al. In Zim babw e, the governm ent- 
inspired building brigades had considerable political support. However, ulti
mately they failed, as the quality o f their work was unsatisfactory. Yet, there is 
some indication that independent construction co-operatives can succeed. The
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Box 6. Construction co-operatives in Bulawayo (Zimbabwe)

The Bulawayo Instant Muscle co-operative was formed in 1984. It operates in the 
building materials and construction business sector and manufactures bricks, window 
frames and trusses. The executive committee consists entirely of males in their forties, 
the exception being one committee member who is 62. The co-operative members earn 
an average monthly income o f Z$ 2,628 each per month.

• The See Light Construction Co-operative was formed in 1989 and had built 860 
houses for clients in high-density areas by 1999, It is similar to a building brigade but 
is by no means a pseudo-co-operative, having no known patronage links with local or 
central government. The membership is entirely male. Members have an average 
monthly income o f ZS 1,500. The co-opcrative is not specifically geared towards 
housing, but is in the general construction business.
Source: Muhvami and Kamete, 1999.

Bulaw ayo Instant M uscle C o-operative and the See Light C onstruction Co
operative —  both in Bulawayo, Zimbabwe —  exemplify this (see box 6).

It should be noted that there are also co-opcrative retailers and whole
salers o f  building m aterials in Zim babwe. They supply to any custom er, not 
solely to the co-operative sector.

Box 7. Kataayi Multipurpose Co-operative Society (Uganda)

Kataayi is a registered multipurpose co-operative society. It was established in the mid- 
1980s. It has six principal areas of activity; each managed by a specialist committee: 
schools; food and nutrition; building; agriculture; AIDS and orphans; and Kataayi 
Appropriate Building Technology Education Centre (KABTEC). , '

The co-operative operates in the Masaka District and provides services to a number 
of villages. Although the membership consists of only about 140 families, services are 
extended much more widely, also to non-members. The initial work of the Kat vayi co
operative was to introduce appropriate building technology, stabilised soil blocks and 
clay roof tiles. Thousands of households have built or improved their housing in this 
way. The co-operative has a tile- and block-making factory that produces items for 
sale.

The co-operative also runs a construction training centre, where young people 
(including AIDS orphans) are trained in construction skills and then establish their own 
enterprises. The co-operative has also built and runs a secondary school, emphasising 
practical skills such as construction and agriculture.

The success of Kataayi can be attributed to a dynamic and visionary leadership in 
the early years. This has later been successfully institutionalised. Also, there has been
measured support from donor and technical support agencies,________________________
Source: Rooftops Canada.
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Kataayi in Uganda is a rural multipurpose prim ary co-operative providing 
construction services (see box 7). It began as a grass-roots initiative and was 
part of a considered attempt to alleviate poverty and provide shelter through the 
generation o f  construction-related employment.

The .experience o f  U ganda illustrates that a shelter co-operative can 
provide a basis for other activities that are not necessarily  o f  an economic 
nature. C o-operative organisations have becom c a channel through which 
health issues such as H IV /A ID S, environm enta l education  and gender 
awareness are discussed.

Rural co-operatives supporting shelter
Kenya provides an example o f  innovative co-operative m odalities adopted in a 
rural context in Meru (Eastern Province). Two co-operative housing societies 
were formed by members o f  agricultural co-operatives to help them  improve 
their living conditions alongside improvement o f  their cash crops (see box 8 ). 
These two co-operatives have been able to lend to their m em bers w ithout 
borrowing from a bank. They can lend an individual m em ber up to KSH 1 
million (approximately US$ 13,000). This indicates that m em bers are in the 
middle- to higher-income brackets.

Box 8. Katheru Rural Co-operative Housing Co-operative Society (Kenya)

The members are all farmers in Meru, dealing mainly with coffee and dairy produce. 
The members are predominantly male as agriculture is based on land, and most 
farmland in the area fs in the name of the male spouse. Out o f the 24 new members 
recruited in 1997, five were women.

The co-oper£, ive gives housing loans to its members. The crop, which is marketed 
through the co-operative is used as security for the loan. The following shows data 
from the annual report for 1997:

Membership 676
Share capital KSH 12,598,778
Loans for the year KSH 3,637,000
Outstanding loans KSH 12,257,323
Total cumulative loans since formation KSH 35,729,500
Surplus for the year KSH 372,880

At mid-1999 exchange rates, the cumulative loans equal approximately USS 
475,000.
Source: Alder and Muiiene, 1999.
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Ill.C. Role of co-operative-Iike organisations in shelter
A variety  o f  co-opera tive-!ike  organisations in the region are active in 
im proving shelter and infrastructure. They range from very informal groups to 
those w hich have reg istered  under legislation such as societies acts and 
com panies acts. An inform al structure is usually suffic ien t for lim ited 
objectives, such as im proving roads and water supplies in a neighbourhood, or 
m odest revolving credit schem es for building im provem ent. Form alisation 
becom es necessary as organisations becom e responsible for handling cash, 
managing externa! funds (e.g., from a donor), and owning land.

Two examples o f  co-operative-like organisations are provided here. The 
Seven Buildings C om pany o f  Johannesburg (see box 9) is a tenant-purchase 
group, while the K ijitonyam a D evelopm ent Com m unity (K IJICO ) in Dar cs

Box 9. The Seven Buildings Company — A buy-out initiative (South 
Africa)

The initiative began in 1991, when a group of tenants in seven buildings in 
Johannesburg’s inner city made an offer to purchase their buildings from their common 
landlord. Throughout the entire negotiations process with the landlord, the 435 resident 
households were represented by a committee o f  residents, supported by a legal advisor 
from the Legal Resources Centre, and other professionals from NGOs including the 
Cope Housing Association (see box 15), Actstop and Planact. These NGO services 
were paid with donor fiinds, and there was no charge to the tenants.

In 1996, the groixp was the first to receive institutional subsidies to assist them with 
the purchase of their building. Other than this, however, the Seven Buildings Company 
has received no additional grant funding. The Seven Buildings Company has con
tracted the property management services of Uptown Projects, an inner-city propert>' 
management company that has experience With inner-city tenant buy-out initiatives. 
Uptown Projects’ fees are covered by the rents collected from residents.

An important feature of the Seven Buildings Company has been its capacity to 
overcome adverse situations and consequently its resistance to insolvency. Notwith
standing the collective purchase o f the building, rental collections among residents 
remained problematic. By March 1997, rental arrears amounted to USS 166,700. 
Following the implementation of a strict arrears policy, however, this had been reduced 
to USS 21,700 by August 1998. Resident participation in the governance and 
management is cited as critical to this success.

This very characteristic, however, seems to be an obstacle in the Seven Buildings 
Company’s quest to access loan finance. The representation on the Board o f Directors 
by residents has been cited by the HIDF as a conflict of interests. It believes that 
resident Board rnembers would be disinclined to vote for a rental increase, even if this
were in the interests of the company as a whole.____________________________________
Source: Rust. 1999.
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Salaam (see box 10) is a residents group involved in improving infrastructure.

KIJICO is interesting as it dem onstrates a growing trend o f  community 
organisation in urban areas o f  Tanzania. It has been stimulated by the failure, 
over many years, o f  local authorities to provide even minimum services and the 
parallel breakdow n o f the system o f physical planning and land management. 
Curiously, w hile the socialist values o f the ‘ujam aa’ period (from independence 
to the early 1990s) in theory supported com m unity self-help, in practice the 
developm ent o f  community organisation responses have become more evident 
follow ing po litica l and econom ic liberalisation. O bservers com m ent that

Box 10. Kijitonyama Development Community (KIJICO) ( Dar es Salaam, 
Tanzania)

The Kijitonyama residential area is located in Dar es Salaam, some eight kilombres 
from the city centre. In 1991, the area started to be densely developed without services. 
All access roads were undefined, swampy and with many potholes. Sanitation and 
water supply systems were poor. Back seepage of polluted water in the clean water 
supply system was experienced at times of low pressure.

In 1'993, 53 residents of Kijitonyama started as an informal self-help group, in order 
to co-ordinate the improvement of the access road, water supply and sanitation to the 
area. They were able to raise a total of TSH 16 million (US$ 32,000) in less than 3 
months. TSH 5 million (US$ 10,000) was used to realign the pipes and improve the 
water distribution network along the main access facilitated by the Water Authority'. 
TSH 11 million (US$ 22,000) was used for road improvement by fdling in potholes, 
grading and providing simple storm water drainage.

In 1994, a formal community organisation was registered in the name of KIJICO 
and a twelve-member committee was elected to run the organisation. KIJICO attracted 
the attention o f the Community Infrastructure Programme, funded by the World, Bank 
and Irish Aid. Negotiations between KIJICO and the then City Council in 1994, 
resulted into selection of KIJICO to be a beneficiary of the Dar es Salaam Community 
Infrastructure Progran me. The Community Infrastructure Programme was conceived 
as pa'rt of the overall Sustainable Dar es Salaam Project supported by UNCHS (Habitat) 
in partnership with the Dar es Salaam City Commission.

Further negotiations between KIJICO, the Community Infrastructure Programme 
and the City Commission led the Government of Tanzania to select the Kijitonyama 
community as one of the two pilot communities in Dar es Salaam to benefit from the 
Government-initiated Urban Development Programme. The programme is funded 
under the Urban Sector Rehabilitation Programme of the World Bank. The aim of the 
programme is to improve infrastructure in eight towns in Tanzania. The construction of 
a tarmac spine road, improvement of sanitation, storm water drainage and community 
access roads in the area started in April 1999. Residents contribute five per cent of the
construction costs of community access roads._____________________________________
Source: Nnkya, 1999.
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despite the past rhctoric o f  self-help, the reality was that the state was seen as 
the provider.

Ih other parts o f  Dar. es Salaam, com m unity groups are organised  to 
provide .water supplies in informal housing areas not reached by the state 
corporation responsible for water and sewerage. Through a project supported 
by W aterA id (an NGO based in the United K ingdom ), seven groups —  
registered as societies —  have been formed to m anage the water taken from 
new boreholes. They are also responsible for m aintaining the reticulation  
system and for collecting payments for the water. W ork is presently under-way 
to ensure that the seven groups can create a representative organisation. This is 
necessary as Tanzania moves towards privatising the water utilities.

It should be noted, however, that many o f the CBOs set up to tackle local 
urban problem s in Dar es Salaam are predom inately catering for the middle 
class. M oreover, the majority has been established by civil servants or by 
recently retrenched civil servants (Nnkya, and Lerise, 1999).

A CBO in Kenya has improved water supplies in one o f N airobi’s most 
notorious slum areas. This experience, which is described in box 11, is not

Box 11. Community organisation around water in Nairobi (Kibera,
Kenya)

The Kibera informal settlement in Nairobi is one of the densest settlements in Kenya, 
and indeed in Africa. It is estimated that approximately half a million people reside in 
the area. Conditions arc very poor, characterised by —

• severe overcrowding (5 persons sleeping in one room of 9 square:metres)
•. inadequate water supplies through standpipes with high charges per litre of 

water; and
• ■ very poor sanitation, which presents a health risk.

Supported by an NGO, Maji na Ufanisi was established as a CBO in one area of 
approximately 60,000 people, known as Lini Saba. The CBO, Ushirika wa Usafi (Co
operative for Cleanliness) has organised a water supply system to standpipes. Ushirika 
wa Usafi is a self-governing body, which developed as a result of painstaking 
application of a community organisation process by Maji na Ufanisi.

There are now four water kiosks, which are managed and regulated by Ushirika wa 
Usafi. These collect over KSH 10,000 per week (US$ 130) from all the four water 
kiosks. The water is sold to the community at considerably less than the cost charged at 
standpipes owned by private individuals.

The intensive community-organisation approach used by Maji na Ufanisi has 
enabled Ushirika wa Usafi to be financially and organisationally sustainable. It now 
takes a much broader role in representing the community vis-a-vis the authorities.
Source: Alder and Munene, 1999.

38 Shelter co-operatives in Eastern and Southern Africa



only a good example o f  co-operative efforts to improve shelter conditions. It is 
also a good example o f  a real process o f  empowerment.
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IV. Co-operative contributions to shelter 
delivery

The contributions o f  shelter co-operatives in the region are difficult to quantify. 
As noted elsewhere, statistics are o f  a variable quality and are not necessarily 
presented in the same way in each country. Where comprehensive data was not 
available the national reports provided inform ation on selected co-operatives 
and therefore a full national picture does not emerge. It is not only data on co
operative housing that is limited. In most o f  the countries statistics on housing 
production also have deficiencies. For example, although in Eastern Africa 
(and to some extent in Southern Africa) the greater proportion o f urban housing 
units is produced informally, these are not normally reflected in statistics.

The most useful m easure o f  perform ance o f housing co-operatives is the 
number o f  housing units completed. The national reports do show' (regardless 
o f  limitations in data) that registered housing co-operatives contribute only a 
.small fraction o f national output in housing. In most countries the contribution 
is less than one per cent (see table 13). South Africa, where the first housing 
co-operative was registered as recently  as in 1999, had. only six registered 
housing co-operatives by M arch 2001. Yet, the Newtown H ousing C o
operative had already com pleted 351 units (see also box 15). Since NACHU 
(see section V .C .l) began operations in the mid-1980s, co-operatives in Kenya 
have constructed or rehabilitated 995 units. Zim babwe has recorded the best 
perform ance with 3,200 units (see table 17 for m ore details). Tanzania has

Table 13. Registered housing co-operatives and their contribution to 
shelter delivery (by late 1999)

Country
Number of co

operatives
Number of 
members Number of units built/improved

Kenva 418 30,0C') 995“
South Africa'’ 5" n.a. 404
Tanzania 136 6,638 906

(minimum)
Uganda 13 registered 

(5 active)
n.a. 1.000-2,000 (estimate)

Zimbabwe'' 154 3.050 3.200
a: Built by 145 member co-operatives of NACHU, and excluding rental properties,
b: Data refer to M^rch 2001.
c: In addition to these five primary co-operativcs, one secondary co-operative is
registered and has applied for registration of nine additional primary co-operatives (e- 
mail communication from Sipho Simelane, Cope Housing Association, 16 March 2001). 
d: Data on 10 urban centres only.
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built 906 units, but again, m ost o f  these were built in the 1980s. The 
contribution in Uganda is difficult to assess, but the Kataayi co-operative has 
helped several thousand fam ilies build improved, housing units (see box 7). 
Very roughly estimated, no more than 10.000 units have been built or improved 
through registered co-operatives in the past two decades in the five countries 
studied.

There are a number o f  reasons for this limited performance. The macro- 
econom ic context is important. M any economies experience high inflation and 
high interest rate regimes (see section II.A .l), making credit accessibility for 
housing difficult. D epreciating currencies and decreasing real incom es are 
w eakening co-operatives and resulting in incomplete or delayed projects. In 
addition, financial institutions are reluctant to lend to low-income households, 
w hether individually or through co-operatives. The reasons for the lim ited 
con tribu tion  o f  registered housing  co-operatives to shelter delivery  are 
discussed in more detail in section IX.H. That chapter also presents recom 
m endations on how this poor performance might be addressed. Further details 
on some o f the countries follow in the sections below .'

IV.A. Kenya
The latest available official data regarding turnover and share capital for shelter 
and related co-operatives in Kenya are from 1993. The main reason for this is 
that m ost co-operatives tend to delay reporting their returns to the Registrar o f 
Co-operatives.

There appears to be a decline in 
both share capital and tu rnover in 
K en y a ’s housing co-operatives in 
recent years (see table 14), There are 
two probable explanations for this,'*' 
In the 1992/1993 financial year, 
econom ic liberalisation led to a sub
stan tia l depreciation o f  the K enya 
Shilling and an increase in interest 
rates. This led to steep rises in con
struction costs. The result was that

Table 14. Economic trends in 
Kenya’s housing co-operatives 
(1991-1993)

Turnover Share capital

Year
1991
1992
1993

(KSH
thousands)

29
31
24

(KSH
thousands)

97,556
128,196
52,212

Source: Alder and Munene, 1999, based 
on district reports to the Ministry o f Co
operative Development.

17. Details on South A frica's short experience is not included here as it is discussed 
elsewhere in this report.
18. It should be noted that interpretation of share capital and turnover for housing co
operatives is difficult, because savings are constantly used as investments for land purchase 
and deposits for housing.
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the construction sector suffered the worst decline in recent Kenyan history. 
This had a severe impact on housing co-operatives, and it effectively froze 
many co-operative projects. Since 1993, only three ‘form al’ co-operatives have 
been able to move ahead with construction. As mentioned in section II.A .l, 
interest rates have declined since mid-1999. It will, however, take some lime 
for the benefits to be passed on. to the construction sector. M oreover, the 
macro-economic situation is still serious.

Not only is finance expensive, it has also proved to be very difficult to 
access. NACHU (see section V .C .l), has attem pted to source affordable 
finance from a num ber o f  institutions. These include pension funds, the state 
N ational Social Security Fund, housing finance institutions and the C o
operative Bank. None o f  these has been prepared to lend for co-operative 
housing.

The 995 housing units constructed by NACHU affiliated co-operatives 
(see table 13) is only a very small proportion o f national form al housing 
delivery. It is even a sm aller proportion o f  the total national delivery, i.e. 
including informal sector production.

Housing co-operatives in Kenya are almost wholly limited to urban areas. 
Nairobi alone has 56 out o f  the 145 NACHU affiliated housing co-operatives. 
Only two o f the NACHU affiliated housing co-operatives are involved in rural 
housing (see box 8 ). There are no current data on non-NACHU affiliated 
housing co-operatives, but it is widely believed that they arc making very little 
progress.

I V.B. Tanzania
Tanzania’s first past-independence housing co-operative initiative was donor- 
driven, by the international co-operative housing m ovem ent and the United 
Nations, in the 1970s. It had two components: improvement o f the G overn
m ent’s capacity to develop a co-operative housing movement, and im plem en
tation o f  a pilot project in Dar es Salaam. The second initiative was connected 
to the developm ent o f Dodoma as the nation’s capital. It included a strategy for 
housing co-operatives to deliver significant num bers o f  housing units. This 
initiative also had heavy governm ent involvement and donor support, princi
pally from UNDP.

The rapid increase in the num ber o f  housing co-operatives in the early 
years o f  independence is therefore m ainly attributed  to these in itiatives. 
M oreover, it was also a result o f  the consequent high expectations created 
among the m em bers o f  these first co-operatives. Dodom a recorded high co
operative registration (see table 15) because o f the m oving o f  the national 
adm inistrative capital from  D ar es Salaam  to Dodom a. The D odom a co-
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T ab ic  15. M em bersh ip  in housing co-operatives, T anzan ia  by region 
(1971-1998)

Number of co-operatives ■ Number of members
Region_____________1971 1987 1990 1998 1971 1990 1998
Arusha - ] . _
Dares Salaam 3 ' 13 29 ' 16 500 2,400 843
'Dodoma - 1 0  57 81 ' - 2,941 4.713
Iringa - 2 2 1 - 56 37
Mbeya - 3 3 7 - 25 42
Mtwara - 1 4 3 - 85 22
Mwanza - 1 2 5 - 38 106
Pwani-Kibaha - 1 2 2 ' - 197 263
Tabora - 1 2 3 - 90 ' 49
Kagera - - 1 - - 36
Mara - - 1 I - 25 25
Morogoro - - 3 4 - 54 222
Ruvuma - - 3 - - 70
Singida - - 5 3 - 132 49
Rukwa - - 1 1 - 41 195
Tanga_________________  2 3_________________ 67______ Al_
TOTAL_________  3 33 117 136_________ 500 6,257 6,613
Source: Nnkya. 1999.

operatives have been successful in obtaining plots. Y et, financing for 
construction has been more difficult to come by, atid most o f  them have not 
completed their project targets.'’

During the 1980s and 1990s, there was a waning o f co-operative numbers 
in m ost parts o f  the country. This was partly due to the introduction o f  
econom ic reforms. It was also related to the fact that the high expectations o f  
co-operative society m embers in Tanzania — except for the very special case 
o f  Dodom a — were short lived. M any registered co-opcratives thus became 
inactive. Table 15 reflects this decreasing num ber o f active co-operative 
societies in many regions. In fact, if  Dodoma is excluded the num ber o f co
operatives fell from  60 to 55 betw'een 1990 and 1998, while the num ber o f 
members fell from 3,316 to 1,900.

19. According to inforniation provided by Anna Shayo of WAT. the Dodoma co-operatives 
were virtually dead by early 2001.
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IV.C. Uganda
The data on U ganda's shelter co-operatives presented in table 16 are taken from 
a 1995 survey. However, as many co-operatives in Uganda are registered as 
m ultipurpose it is difficult to compile accurate data on the size and impact o f 
co-operatives in the shelter sector. Prior to 1992, shelter co-operatives were 
registered by governm ent as multipurpose and many may not have changed 
their status to the housing co-operatives category by the time o f the 1995 
survey. Any deduction on the size and significance o f  the co-operative shelter 
movement would therefore be speculative.

The total m embership in the 13 formally registered housing co-operatives 
was estim ated to 429 people. Moreover, as can be seen from the table, five o f 
these 13 co-operatives are dormant.

Table 16. Status and location of registered slielter-related co-operatives in 
Uganda (September 1995)

Society status Location
Type of 
society Total” Active

Semi
active Dormant N.a." Rural Urban N.a.'

Agricultural
marketing 3,398 1,081 1,367 912 38 3,295 101 2
Brick making 18 6 10 0 14 4 0
Carpentry 6 2 2 2 0 3 3 0
Housing 13 5 2 5 1 7 6 0
Multipurpose 349 93 80 165 n 261 76 12
SACCOs 587 301 117 . 160 9 314 269 . 4
Transport 163 41 22 95 5 . 82 63 18
TOTAL 4,534 1,525 1,596 1,349 64 3,976 522 36
a: Total number of co-operatives registered,
b: Status not given or not available,
c: Unspecified or not available.

Source: Byaruhanga, 1999, citing co-operative movement statistics.

I V.D. Zimbabwe
The Zimbabwean co-operative housing movement has been the most successful 
in Eastern and Southern Africa in terms o f  delivering units. Yet, the shelter co
operatives are concentrated in Harare (see table 17). In fact, nearly 90 per cent 
o f the housing units constructed by co-operatives in Zimbabwe by 1999 were 
located in that city (2,800 out o f 3,200 units). The contributions o f  co 
operatives to total housing supply am ounted to 5.8 per cent in H arare, 
compared to 1 . 6  per cent for the country as a whole.
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Table 17. Contributions to housing development by housing co-operatives 
by centre in Zimbabwe (up to 1999)

Number of 
housing co
operatives

Number of housing units 
constructed by —

Centre
Co-operatives“ Other

actors'’

Contribution of 
co-operatives 

to total 
housing supply 

(percentage)
Harare
Bulawayo
M asvingo
Mutare
Kwe Kwe - Redcliff
Kadoma
Chinhoyi
Bindura
Gweru
Gwanda

123
4
7
4
5 
1 

2 
3 
3

2,800
195

6
23

128
13 
0

21

0
14

48,312' 
84,805 

n.a 
12,254 
15,670 
9,287 
6,300 
5.238 . 

17,978 
3,190

5.8
0.2
n.a
0.2
0.8
0.1

0
0.4

0
0.4

TOTAL 154 3,200 203,034 1.6
a: Includes all units completed 1980-
b; Includes all units completed 1980-
c: Figure for 1996.
Source: Muhvami and Kamete, 1999.

1999, and units under construction in 1999. 
1999.

Most housing co-operatives were in itiated in the urban areas w here 
demand is highest. In smaller towns and in the rural areas it is cheaper to rent 
accommodation and the incentive to invest in housing through the co-operative 
system is not so high.

The co-operatives that are em ploym ent (w orkplace) based have had more 
success in construction than those w ith com m unity (area) based membership. 
These work-based co-operatives, some o f w hich have few er t'\an  25 members, 
usually obtain considerable support from their em ployers. I’he support can 
include —

• giving time for employees to manage the co-operative;

• providing staff and resources for administration;

• providing and/or accessing and guaranteeing finance; and

• pre-financing and sourcing building materials.

However, the num ber o f  dropouts and defauhs on loans in work-based co
operatives is higher than that in the com m unity-based ones. The main reason 
for this is that a significant proportion o f  the w ork-based co-operalives has lost 
membership due to retrenchm ent o f  staff. Delays in registration, backlogs in
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Box 12. “First come only served”: Pyramid savings in co-operatives 
(Zimbabwe)

As non-profit organisations, housing co-operatives can not legally engage in business 
for profit, especially that which is not related to their mission. This is particularly true 
of the co-operatives whose motive is to provide housing for their members. According 
to MNAECC officials, venturing into income generating projects that arc not 
complementary to house construction is illegal. The only other sources of finance for 
housing co-operatives are rents. In the absence of sustainable long-term finance, 
housing co-operatives have to rely almost exclusively on member contributions. 
Pooling resources in housing co-operatives could become like the notorious pyramid 
schemes whose motto seems to be first come only served . This problem can only be 
addressed by the development of adequate sustainable long-term finance.______________
Source: Mubvami and Kamete, 1999.

M ost housing co-operatives have accum ulated very sm all am ounts o f  
savings.^® The accum ulated m em ber savings in a housing co-operative is 
usually a function of, am ong other things, the date o f  form ation o f  the co
operative, membership structure, and the stage o f  construction. Although, co
operatives are required to save 25 per cent o f  any m ortgage amount, such 
savings are not necessarily Hquid, as savings are rapidly converted into equity.

M ost o f  those w ith the low est am ounts are actually in the process o f  
constructing their houses. These co-operatives have sunk m ost o f  their savings 
into construction. A lternatively, they have ju st been form ed and have ju st 
started collecting subscriptions and have not yet accumulated significant funds. 
Again, those that have completed construction have low balances in the bank.

The early years o f  the Zim babwean co-operative housing movement (e.g. 
the 1980s) saw co-operatives using what were essentially pyram id savings 
schemes (see box 12). Only those who were allocated housing units first could 
benefit from the savings o f  all the members. Members at the back o f the queue 
stood very little chance o f  obtaining a unit unless the co-operative could access 
external finance.

20. By mid-1999, the total savings o f  27 such co-operatives in Zimbabwe with a total 
membership o f 3,400 was Z$ 4.5 million (or USS 82,000) (Mubvami and Kamete, 1999).
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V. Structure and organisation of housing co
operatives

V.A. General structure of housing co-operatives
The use o f the word ‘co-operative’ has been protected by law in all countries 
covered by this study. The formal structure and legal form o f registered 
housing co-operatives are alm ost identical in all five countries studied in this 
report, and very sim ilar to those o f co-operatives in other sectors. Housing co
operatives must:

• be run according to co-operative principles (see box 1 );
• accord with, the Co-operative Societies Act in the respective countries;
• have bylaw s approved by their annual general m eeting and by the 

ministry responsible for co-operativesr' and
• have annual general m eetings at which the management committees are 

elected and accounts examined (additional special general meetings may 
be called to discuss urgent topics).

Co-operatives are structured to be participatory with each member having 
a single vote at the annual general meeting. All members have a right to attend 
and contribute at all m eetings, be elected on the m anagem ent com m ittee, 
partic ipa te  in the form ulation o f by-laws, call a general m eeting and to 
w ithdraw from the organisation.

M anagem ent com m ittees norm ally m eet at least once a month. There 
m ay be sub-com m ittees created from the management committee to increase 
efficiency in running the organisation. Com m ittee members are not paid, but 
may. receive an honorarium  to m eet their official expenses. In large co
operatives, secretariats exist for day to day running o f the co-operatives. In 
som e cases, advisory (or ‘supervisory’) com m ittees are appointed to have a 
financial oversight role. However, when there are weak controls, management 
problem s can occur. Box 13 describes some such problems in the Kugarika 
K ushinga Housing Co-operative in Mabvuku, Harare.

Co-operatives in fnost countries are required to provide annual audited 
accounts to the national co-operative m inistry. Many co-operatives appear 
unal5le to fulfil this requirement. It also appears that few co-operatives keep 
proper minutes o f  meetings. The failure to provide accounts and keep minutes 
m akes data at the national level difficuh to obtain. In four o f the countries 
covered by this study (i.e. all except Uganda, which undertook a co-operative

21. Usually the Government, sometimes through national co-operative 'apex' organisations, 
provides model bylaws, and these are used by new co-operatives.
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survey in 1995) there has been little effort by co-operative m inistries to seel 
inform ation through surveys etc. This exacerbates the problem s arising froir 
the (Paucity o f the data.

Co-operative Acts in most countries have changed in line with economic 
liberalisation and subsequent reduction o f  the role o f  governm ents in the co
operative sector. In Kenya for example, the C om m issioner o f  Co-operatives

Box 13. Co-operatives and governance: Ethics and conduct in Kugarika 
Kushinga Housing Co-operative in Mabvuku, Harare (Zimbabwe)

Disregarding the law: Salar>
Section 6 8  of the Co-operative Societies Act (Chapter 167) stipulates that the chair
person of a co-operative is not entitled to a salary. The chairperson of the Kugarika 
Kushinga Housing Co-operative is also the administrative officer. He gets a monthly 
salary despite legal stipulations to the contrary.

Disregarding the law: Investment, transparency and democracy
The co-operadve went outside the legal boundaries o f the Act in buying and operating a 
commuter omnibus. The purchase of the 76-seater bus was the result of a unilateral 
decision made without consulting the stakeholders. In the first five months of its 
operation, the bus made a net profit ofUSS 790.

Operational inefficiency: Poor record keeping
The co-operative does not have an accurate up-to-date record of its membership. While 
the register kept by the Registrar of Co-operatives at MNAECC shows a membership of 
1,600, the chairman of Kugarika Kushinga Housing Co-operative had a figure of 2,000.

Operational inefficiency: Investment, affordability and cost recovery
There is evidence of some misplaced optimism, over-confidence and miscalculated 
investments. Over USS 420,000 had been spent on building houses.for 361 members. 
This is.equivalent to around ten years of contributions. The co-operative still owes over 
USS 130,000 to the Ministry of Local Government and National Housing. Based on 
current contributions alone (USS 50,000 per annum), it would t^ke almost half a century 
for the last member to get a house.

With an average monthly income at USS 17, a member would have to pay 48 per 
cent of the monthly income to stay in the cheaper four-roomed houses (rent USS 5 per 
month). In addition, .the member would still pay the USS 2.60 subscription and 
administration fees to the co-operative. This proportion does not include monthly rates 
and electricity charges.

The co-operative also has an uneconomic cost-recovery method. At USS 5 per 
month for four rooms and USS 10 for six rooms, rents are too low. A proposal to 
double the rent has been rejected. This is hardly surprising considering that mid-1996 
arrears in rentals and contributions were about USS 80,000 — an equivalence of 18 
months' subscriptions. The management committee thus finds itself with two problems, 
namely uneconomic rents and member defaults.
Source: Muhvami and Kamete, 1999, citing Mapedza, 1996.
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Box 14. Ownership and the role of the employer in work-based co
operatives in Tanzania and Zimbabwe

While co-operatives operate as independent organisations with elected leaders, their 
association with employers has implications on their performance and sustainability. 
Work-based housing co-operatives are dominant in Zimbabwe and present in Tanzania. 
These co-operatives rely on a wide range of facilities from the employer. For example, 
the employer of members of the Sigara Housing Co-operative of Tanzania negotiated an 
extension of their loan repayment to the Tanzania Housing Bank. The firm also 
provided additional resources required for building materials, transport of these 
materials to the construction site, and even advanced money to members to help them 
meet their contribution requirements. Work-based co-operatives also have the 
advantage that the employer can guarantee loans. In these co-operatives, the employer 
plays an important leadership role. Personnel managers are heavily involved in the 
formation of the co-operatives and in resolving disputes. The influence of the employer 
in determining all outcomes in the co-operatives management can therefore be assumed 
to be significant.

Work-based co-operatives are, however, only as viable as the employing 
organisation. Redundancies witnessed in Zimbabwe because of firm restructuring have 
had direct impact on the savings of coToperatives. Redundancies and resignations in 
struggling firms result in reduced contributions to co-operative funds and subsequent
delays in project completion.______________________ _____________________________

.Source: Miihvami and Kamete, 1999; and Nnkya, 1999.

now only serves to register new co-opcralivcs and to ensure that they are 
audited annually. The Com m issioner’s permission is no longer required in 
procurement and other management matters.

M embers are those who pay a subscription fee and purchasQ shares. In 
housing co-operatives, unlike co-operatives that trade, there are usually no 
dividends paid and the housing unit com prises the dividend. The legal 
m inim um  membership o f a co-operative varies. In Uganda for example, the 
m inim um  num ber is 30, vhile rn most other countries a m inimum of ten 
persons can form a housing co-operative.

In work-based co-operatives, the role o f employers is often crucial. Some 
such issues are outlined in box 14.

V.B. Gender issues in housing co-operatives
The representation o f  both men and women in membership as well as in. 
m eetings is generally about equal in the five countries studied. This is not 
necessarily  the case in individual co-operatives. W ork-based co-operatives 
such as those in Zim babwe for example, comprise largely male members. 
M eanw hile, the members o f  the ELHMC in South Africa (see box 4) arc 
predominately women. M oreover, there is an all-women housing co-operative
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in M asvingo (Zimbabwe) with 10 m em bers, which has not yet been able to 
initiate construction. In many circum stances, however, participation appears to 
be ascribed by gender. There is sorpe indication o f  gender stereotypes, in the 
election o f office bearers in Zimbabwe. Here women are preferred for the post 
o f treasurer, due to the belief they are m ore honest than men are. W om en arc 
also often secretaries. H owever, in all countries men usually  occupy the 
position o f  chair o f  the management committees.

Current efforts seek to include affirm ative action in the running o f  co
operatives. There are also efforts to increase w om en’s participation and to 
prom ote wom en’s leadership in co-operatives. HPZ in Zim babw e insists that 
in the training events it organises at least one participant from  a co-operative 
must be a woman. In Kenya, NACHU organised a gender w orkshop that 
recommended incorporating women in leadership and lobbying for the removal 
o f  discrim inatory legislation that restric ts credit to m arried w om en. The 
NACHU constitution has provisions for gender balance since 1999. It provides 
that two seats on the Board will be filled  by the gender that is under
represented on the first seven seats elected. In practical terms, this m eans that a 
minimum o f two women is guaranteed seats on the Board.

In Tanzania, W AT is particularly focussed on ensuring wom en's access to 
housing and land. Co-operative activities in Uganda are still m ale dominated. 
However, in an attempt to raise the participation of women, all co-operatives in 
Uganda are required by law to have at least one woman on their m anagem ent 
committee. No particular information on gender issues in shelter co-operatives 
is available from Uganda.

V.C. Structure and organisation of supporting 
institutions
One lesson that can be drawn from the experience o f  co-operative housing in 
the countries under study, and indeed w orldwide, is that primary co-operatives 
need guidance and support from  an o rg an isa tion (s) w ith capacity  and 
experience. Developing a housing project —  w'hcther new-build, upgrading, or 
tenant purchase o f  existing stock —  requ ires a considerab le  am ount o f 
expertise and knowledge. For most prim ary co-operatives, the process o f  land 
acquisition, planning, designing and construction occurs only once. It is not a 
cyclical process such as marketing a crop. M embers o f  co-operatives, most o f 
whom have little or no experience o f  shelter development, need advice.

The institutional forms that have arisen  to supply this advice vary 
considerably. Four main m odalities are identified below , and m ost o f  these 
supporting organisations are further described in the following sections.
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• The support organisation is a co-operative. N A CH U  in Kenya (see 
section V .C .I) is a co-operative in itself. Its shares are owned by 
m em ber prim ary housing co-operatives, and it has a M anagem ent 
Committee elected by the members.

• An NGO provides support. HPZ in Z im babw e (see section V.C.4), 
W AT in Tanzania (see section V .C .3) and the H om eless Peoples 
Federation (see section V.C.2). Cope H ousing A ssociation (see box 15) 
and Afesis-Corplan"" in South A frica arc exam ples o f  this. Ultimately, 
such NGOs are not controlled by the co-operatives that they support. 
They may, however, be accountable to them. HPZ, for example, has 
legal contracts with co-operatives specifying the services it provides and 
the costs it will apply. The majority o f  individuals on the HPZ Board

Box 15, Cope Housing Association (Johannesburg, South Africa)

Cope is a non-governmental development organisation formed in 1989 to help address 
the housing backlog by involving low-income communities in finding affordable 
solutions to their housing problems. Cope is currently a continuous house building (land 
acquisition, planning, designing and construction) and house management company 
(today organised as a Section 21 company, see box 22).

Cope's approach follows the Scandinavian model of housing co-operatives with a 
‘mother’ co-operative (Cope) forming ‘daughter’ co-operatives for each project. 
Individuals are members of both the daughter and mother co-operatives. Cope has 
received technical and financial support from the Norwegian Federation of Co
operative Housing Associations (NBBL). funded by NORAD, from Rooftops Canada 
and from other donors.

The Association aims at cost recovery of its administration through fees for housing 
development and property management. A main challenge for Cope has been trans
forming itself from an NGO offering free services to the urban poor into an organisation 
charging fees for its services. D urng the 2000/2001 financial year. Cope had a cost 
recovery rate of 30 per cent from siplementation and property management fees. It 
aims to attain full cost recovery by 2005.

Main objectives:
• “The delivery of affordable housing in the greater Johannesburg area.

Provision of property management services to the co-operatives to ensure
sustainability and long-temi affordability.

• Participation in the development of housing policy.
Continues...

22. Afesis-Corplan is an NOG that supports communities in housing and local government 
in the Border Kei area of the Eastern Cape. It also supports the ELHMC.
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Box 15 (continued)

Facilitating access to finance for housing cO-operatives.
Empowerment of the housing co-operative members through various capacit) 

building programmes.
• To become a fully member-based housing association.”

Contribution to housing supply;
By March 2001, Cope had been responsible for the development of a total of five 
different co-operative and co-operative-like initiatives in South Africa, contributing a 
total of some 528 housing units:

New construction:
Newtown Housing Co-operative. South Africa's first housing co-operative: 351

units.
• Bertrams One Development Company. A Section 21 company: 53 units 
Purchase and refurbishment of existing buildings:
• Philani Ma-Afrika Housing Association. A Section 21 company: 67 units
• Everest Court Housing Association. A Section 21 company: 35 units
• Hadar Court Collective Housing Company. A Section 21 company: 22 units.

“Developer Of The Year 2000”
.In September 2000, Cope received the award from the Institute for Housing in South 
Africa as the Developer O f The Year with the following text; "Cope Housing 
Association has pioneered the concept o f co-operative housing provision in South 
Africa. By doing so its activities have contributed to the significant regeneration o f  the 
Johannesburg inner city, thereby strengthening the social fabric qnd democratising 
homeownership. "

Source: Cope Housing Association, 2001: Siri Sandbu and May Somnwrfelt (e-mail 
communications o f  15 March 2001 and 18 April 2001).

are represen tatives from  co-operatives. They arc appointed by the 
Board, however, not electedl3y their own societies.

• Private firms with social objectives can also provide specialised support 
(apart from conventional consulting services such as architecture and 
engineering). The Seven Buildings C om pany in Johannesburg, fqr 
exam ple (although not a registered co-operative), receives support from 
Uptown Projects, w hich is a private company (see box 9).

• The Government can provide technical services.'^ The Government of 
Tanzania attem pted this on a nation-wide basis and more intensively in

23. As distinct from providing an enabling environment through legislation, 
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Box 16. The “Low-Cost Housing Unit” (Dodoma, Tanzania)

The “Lov>-Cost Housing Unit” was established in 1981 to support the development of 
co-operative housing in Dodoma, Tanzania. Dodoma, a small town in central Tanzania, 
had been identified as the new capital of Tanzania, and considerable public resources 
were devoted to developing the new city.

The “Low-Cost Housing Unit” was intended to provide a range of technical and 
financial services to housing co-operatives, including preparation of building plans, 
supervision of building works, manufacture of building materials, site layout, installa
tion of infrastructure, providing co-operative education and liasing with the Tanzania 
Housing Bank. However, the “Low-Cost Housing Unit” lost impetus as the role of 
Dodoma was reduced. Moreover, a combination of a cjvil service culture, the nature of 
Tanzanian socialism and a top-down approach further reduced the effectiveness of the 
“Low-Cost Housing Unit”.
Source: Nnkya. 1999, and Graham Alder.

Dodom a where a ‘Low-Cost Housing U nit’ (see box 16) was formed as 
part o f  the Capital Development Authority.

. TJie ideal type o f  organisation will vary from situation to situation and 
over time. H ow ever, there does appear to be consensus that governm ents 
should restrict their in terventions to providing a supportive and enabling 
environm ent, as was done in Zimbabwe and to some extent in Kenya. Direct 
technical- support from  governm ents to co-operatives has been found not to 
work, as was the case in Tanzania (see section IV.B). ,

A separate issue is w hether technical support organisations should also act 
as housing finance institutions for the co-operative housing sector. There are 
two concerns that require clarification:

• w hether housing finance expertise and technical co-operative housing 
expertise can be com bined within the same organisation; and

• whether one organisation should com b.ue the two functions, as this 
could lead to a conflict o f  interest, particularly in apex organisations 
where the Board represents the co-operatives applying for funding.

The follow ing sections provide details on the m ain supporting organisa
tions in four o f  the five countries studied in this report."’*

24. Uganda has no national support organisation for housing co-operatives.
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V.C.l. Kenya: The National Co-operative Housing Union 
(NACHU)

NACHU is registered under,the Co-operative Societies Act. It is owned by' 145 
affiliated prim ary housing co-operatives, although there are approximately 424 
registered housing co-operatives countrywide. The annual general meeting, 
w hich is com posed o f  delegates from  the prim ary housing co-operatives 
affiliated,to NACHU, is the supreme authority. It elects Board m embers who 
are the equivalent o f  m anagem ent com m ittees in the prim ary housing co
operatives.

The Board o f  NACHU has a Chairman and Vice Chairman, both elected 
by the Board members. The General M anager is the Secretary to the Board. 
The Board m eets quarterly but may call additional special Board m eetings. 
The Board has three subcom m ittees, dealing w ith: Projects; Education and 
Training; and Finance. There is also an Executive Com m ittee o f the Board to 
facilitate quick decision-making. Day-to-day operations are undertaken by the 
Secretariat, which is headed by the Genera! Manager as the chief executive, and 
has three departm ents: Project Developm ent; Education and Training; and 
Finance and Administration,

N ACHU provides a range o f  services to m em bers. These include 
technical construction advice and management and training support (see box 
17). B roadly, NACHU has two m ain strands o f  activities. It supports' 
registered housing co-operatives to construct housing for m em bers in a quite 
conventional manner. The second strand has been donor-funded program m es 
targeted  at low -incom e groups. N A CH U  has developed  considerab le  
experience in this area with program m es seeking to enable slum -dw ellers to 
rehaTjilitate their houses and to build additional room s to let. In a num ber of 
instances, it has organised housing co-operatives as part o f  a larger infrastruc
ture and housing project. The innovative Community Land Trust project in Voi 
is a I'ood example o f  that (see box 19).

NACHU affiliates do not make periodic subscriptions. Instead, they pay 
an entry fee and purchase nominal shares. The shares portfolio has not grown

Box 17. The impact of training (NACHU, Kenya)

NACHU has observed positive impacts on the ground of its support through training. 
Co-operatives which have benefited from its intensive education and training activities 
are more focused, knowledgeable and organised than those formed during the late 
1980s and early 1990s, These ‘older’ co-operatives were often formed on a ‘political’ 
basis, partieulady by trades union branches. They often had unrealistic expectations,
and their management committees were not controlled by the members._______________
Source: Alder and Munene. 1999.
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to any significant size. This is related to the fact that few housing co-operatives 
have been able to complete their projects (mostly due to the financial climate). 
Fees frpm  these projects were .supposed to be N A C H U ’s main source o f 
income. As very little income from this source is forthcom ing, NACHU has 
been unable to pay dividends to its members. In fact, i f  NACHU had not been 
supported by donors, it may not have survived.

The Com m issioner o f  C o-operatives has in the past refused NACHU 
perm ission to generate income by undertaking direct developm ent o f housing, 
in addition to development for m em ber co-operatives. This is no longer an 
im pedim ent, however, as the C o-operative Societies A ct has since been 
am ended, and neither the Com m issioner nor the R egistrar o f  C o-operatives 
now has such powers.

H owever, there have been some em erging problem s with co-operative 
dem ocracy following liberalisation. Co-operatives were closely supervised by 
the m inistry responsible for co-operatives in the past. This was generally seen 
as interference in the internal affairs o f  dem ocratic organisations. However, 
liberalisation, which entails much reduced supervision, has in some instances 
left a vacuum where com pensating checks and balances have not been insti
tuted. For example, co-operatives can become highly politicised and election 
to office can be sought for personal gain rather than to serve others. These 
problems can become exacerbated in instances where there are ethic divisions.

A nother problem experienced by N A CH U , is that donor funds are 
intended for low-income beneficiaries, while some o f the members have higher 
incomes (without being well off). This can lead to tensions as new low-income 
co-operatives can ‘jump the queue’ for access to resources.

V.C.2. South Africa: The South African Homeless People’s 
Federation

The South African Hom eless P eople’s Federation is a m ovem ent o f  over 
8 6 , 0 0 0  households involved in over 1 , 2 0 0  savings collectives in over 1 , 0 0 0  

hom eless com m unities across South A frica. As an exam ple o f  a good 
NGO/community based partnership, the Federation’s primary goal is —

"to develop its m em b ers ' capacity  to conceive, control and  
im plem ent their own poverty alleviation strategies through the 
development o f  their own communities ” (cited in Rust, 1999).

W ith a membership that is 85 per cent female, most leadership positions 
are held by women. W hile not structured legally as a co-operative, ‘co
operation’ is at the centre o f all o f  the F ederation’s activities. The seven
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principles for co-operatives (see box 1 ) are implicitly supported in everything 
the Federation does and stands for.

The Federation was established in 1993/1994, following an intensive 
netw orking process am ong homeless com m unities across South Africa. The 
process began in 1991, with the establishm ent of H ousing Savings Schemes 
(HSS) in local areas. The Federation is the national network for these informal 
structures, and provides a focal point for the social and economic mobilisation 
o f  the hom eless. Each day, a collector visits the household to collect their 
savings and to discuss the affairs o f  the HSS and the general com m unity. 
There is no m axim um  or m inim um  am ount of m em ber savings. The only 
criterion is that they m ust save eve^ ' day.

W ith a pool o f  savings, an HSS is able to allocate loans to its members. 
HSSs offer two types o f  loans. Crisis loans are available at an interest rate o f  
one per cent per m onth, while income-generation loans are available at an 
interest rate o f  two per cent per month. Each HSS has its own specific criteria 
for allocation o f loans. Yet, they all have a commitment to the developm ent o f  
the com m unity through financial, as w ell as personal support for its individual 
members.

V.C3. Tanzania: The Women Advancement Trust (WAT)
W AT was founded in 1989 as a non-profit NGO. Its mission is to promote the 
advancem ent o f  w om en through education  and training. Am ong its many 
objectives is —

• to promote adequate shelter.

• to promote savings initiatives,

• to implement the Habitat Agenda; and

• education on human settlements and environment.

WAT has t \e following four programmes;

• promotion o f  housing co-operatives;

• establishment o f  savings and credit societies;

• training youth groups in construction  skills and making o f  building 
materials; and

• the cam paign for wom en's equal rights o f  access to land, property 
ownership and inheritance.

W AT is the only NGO in T anzania  that is active in prom oting other 
NGOs involved in shelter development. During the preparation for the Habitat 
II conference, W AT organised a N ational W orkshop on Co-operative Housing 
Exchange. With support from Rooftops Canada. W A T also organised a one-
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day w orkshop in April 1999 with the aim o f  prom oting the establishm ent o f  
housing co-operatives.

WAT has managed to assist in the formation o f  two women SACCOs for 
housing in D ar es Salaam and Mbeya and gender-m ixed SACCOs in Dodoma. 
With funding and technical support from Rooftops Canada, W'AT has offered 
training to SACCO members. It aims to continue to support such groups in 
managing their credit societies for new housing construction or improvement.

V.C.4. Zimbabwe: Housing People of Zimbabwe (HPZ)
A nother approach can be seen in Z im babw e w here HPZ supports the 
establishm ent o f  a separate co-operative apex organisation. This m ove is 
supported by many co-operatives. This will separate the advocacy and 
rep resen ta tio n  functions, particu larly  v is-a-v is  governm ent and local 
authorities, from the technical support functions.

HPZ is a non-profit organisation founded in 1992 with the aim  o f  
"creating a vibrant, sustainable housing cooperative m ovem ent in Z im babw e"  
(CFH, 1999: 16). Financial assistance comes from co-operative movem ents in 
Sweden, Canada and Germany. HPZ works with local authorities, governm ent 
agencies and housing co-operatives "to assist peop le  o f  lim ited m eans in 
building and  m aintaining affordable housing for th em se lves” (\h'\d.). The 
organisation offers consultation in housing finance, managem ent training, legal 
services and technical services in the developm ent o f both housing co 
operatives and housing.

HPZ development services (e.g. those that have to do with the form ation 
and registration o f  co-operatives) are charged on a negotiable sliding scale. 
The income is used to cover the cost o f staff time and overheads.

The organisation is an im portant national advocate for co-operative 
housing. It carries out research in various housing-related issues' like m ortgage 
finance and interest rates. HPZ is also the secretariat o f  the national task force, 
which is elected each year at the annual HPZ seminar."^' The task force has the 
m andate to set up a national co-operative apex organisation , w ith HPZ 
assistance. HPZ has also been instrum ental in establishing the Housing C o
operative Trust Fund in which each co-operative saves and uses savings as 
collateral for its own m ortgage or m ortgages for their members. The Trust 
Fund has not yet decided to offer loans itse lf  Instead, it assists co-operatives

25. Information provided by Rooftops Canada.
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to access funds for m ortgages through building societies. The funds are 
provided by USAID and are targeted at people within a certain income rangc,'^’

26. Since 1998, the m axim um  incom e to qualify  for this funding is about ZS 3.000.
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VI. Legislative, regulatory and support 
environment for co-operative shelter 
development

For shelter co-operatives to flourish it is im portant that they exist within a 
positive and enabling environm ent. This environm ent is largely set by 
governm ent (and local authority) policies pertaining both to the shelter sector 
and to the co-operative (and com m unity) sector. As was outlined above, the 
perform ance o f  national econom ies is a critical factor. Poor economic 
perform ance —  as has been the case in most o f  the countries studied — 
severely lim its the ability  o f  the co-operative shelter sector to deliver, 
especially when finance is unavailable or unaffordable.

N ational economic conditions affect the shelter sector in all countries. 
One finding o f  this study is that some o f the initiatives studied are responses to 
a situation in which people turn to self-help approaches. This chapter therefore 
focuses on the effect o f  policies on co-operativc shelter in the five countries 
studied.

As outlined above, close, governm ent supervision and control, including 
granting o f  monopoly status, undermines the principles o f  co-operatives as self- 
help, voluntary organisations (see box 1). Governm ent controls, and direct 
support, has largely  been  w ithdraw n due to econom ic liberalisation . 
Consequently, poorly m anaged co-operatives —  that were heavily dependent 
on the governm ent —  have collapsed. Yet, reduced governm ent involvement 
has given m ore powers to m anagem ent committees. In some instances, it has 
even increased the credit options for shelter and financial co-operatives, as they 
have becom e less restricted in their areas o f  operation. The following sections 
summarise the position in each o f the five countries.

VIA. Kenya
National sheher policies are in line with provisions o f the Habitat Agenda and 
seek to create  enabling  environm ents for actors outside o f  governm ent. 
W hatever their good intentions, these policies have so far had little real impact 
on shelter delivery. To the m ajority o f  the population, these policies are almost 
irrelevant, as the majority o f  residential housing is constructed informally with 
very little governm ent or local authority participation. There are some signs of 
progress however.

There have been som e recent m oves to address the needs o f  these 
informal settlem ents using a partnership approach through the Nairobi Informal 
Settlements Co-ordination Com m ittee (see box 18).
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Box 18. Nairobi Informal Settlements Co-ordination Committee (Kenya)

The Nairobi Informal Settlements Co-ordination Committee has been created b} 
stakeholders in Nairobi (the Central Government, the Nairobi City Council ant 
organisations representing civil society). The Committee has drafted a ‘Developmeni 
Strategy for Informal Settlements’. The Strategy reviews the existing situation in 
inforrnal settlements in terms o f characteristics, land issues, poverty, governance, 
activities of a'gencies and co-ordination arrangements.

The main objectives of the Nairobi Informal Settlemems Co-ordination Committee, 
as outlined in the Strategy, are to —

• achieve socio-economic development that will directly benefit the poor;
• improve access of the poorest residents to the means to achieve increased

productivity;
• improve access of residents of informal settlements (many of whom are tenants) 

and the poor in general, to improved infrastructural services, shelter and a healthier 
living environment;

increase access of the poor to educational and training opportunities; and
• ensure environmental sustainability.

The arenas for achieving the objectives are:
• land tenure, physical planning, housing and infrastructure;
• enyironmental health and sanitation;
• education and training; and
'  income-generation opportunities, skills development and employment. 

Achievements to date are based on the following elements —
• a level of public concern based on accurate information about the extent and 

dimensions of poverty — the need for good data which should be widely available;
• willingness by stakeholders to sit down together, understand one another’s 

position, and find common ground;
expert guidance (that is facilitative and not directing) in institutional matters and 

in urban poverty; and
• energetic and enthusiastic individuals willing to take a chance and take 

innovative decisions and initiatives.
Source: Alder and Munene, 1999, citing Alder and Ogero, 1998.

The enabling sh e lte r approach in Kenya has also crea ted  som e 
opportunities for innovative approaches to housing. A notable exam ple is in 
Voi where the co-operative approach is linked with a land trust on an upgrading 
and secure tenure project on com m unal land (sec box 19). This project 
exem plifies how —  in term s o f  addressing poverty issues —  synergies 
developed through partnerships can increase impact. Furtherm ore. NACHU 
has also formed shelter co-operatives within informal settlements (often led by 
wom en) w'hich have obtained secure tenure, rehabilitated dw ellings and 
generated incomc.
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Finally, the approach of partnerships in shelter development has increased 
the possibilities for citizen participation in planning. This has been made 
possible by the Physical Planning Act of 1996. In addition, following a lead 
taken by central government, some local authorities have adopted bylaws that 
allow the use of affordable building materials, thus reducing costs.

Box 19. The Community Land Trust (Voi, Kenya)

The Tanzania/Bondeni project in Voi involved the introduction of an innovative 
community-based land management system called the Community Land Trust (CLT), 
as a basis for settlement upgrading. The Tanzania-Bondeni CLT has been registered 
under the Trustees Perpetual Succession Act.

Tanzania/Bondeni is an informal settlement that has been in existence since the 
1950s. It was characterised by a host of problems typical of such settlements in Kenya: 
insecurity of tenure, overcrowding, inadequate municipal services, high incidences of 
disease, high infant mortality rates, low incomes and unemployment. The land had been 
occupied without formal approval.

Since its initiation in 1990, the Tanzania/Bondeni upgrading project has realised 
several outputs. These cover the areas of physical planning, community organisation, 
land tenure and improvement of the physical environment. A physical layout plan for 
the settlement has been prtxiuced, which meets the approval of Voi Municipal Council, 
the Commissioner of Lands as well as the community. At>out 300 structure owners 
affected by the re-planning process have already relocated to the resettlement plots 
provided.

The community has been organised into a structure that will provide a basis for 
local decision-making and self-governance. It empowers the community and provides a 
vehicle for negotiation and advocacy with other actors on community interests. It, for 
example, allows the community to put pressure on the Council for better services.

The Commissioner of Lands has already provided a block title to the community in 
the name of the Tanzania/Bondeni CLT. The CLT in turn will provide subleases to 
individual members of the trust. This type of tenure system was selected by the community 
as a way of protecting the poor from possible displacement by effects of the open land 
market. The land is owned communally through the CLT and cannot be sold by 
individuals. Individuals own the structures and other developments that they undertake 
on their plots. They can inherit and bequeath such developments. If a member wants to 
move out of the settlement, then he/she can sell the developments done but not the land 
itself. In any event, the CLT retains the first option to buy.

The implementation of the project has been a partnership of many actors who have 
assisted in a variety of ways. The role of NACHU has been to assist the four housing 
co-operatives established by the residents by providing technical support and loans for 
house construction and rehabilitation. From this and similar projects NACHU feels that

Continues...
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Box 19 (continued)

the partnership approach to the project has increased impact in reducing poverty on a 
sustainable basis. During implementation there was close collaboration between the 
Commissioner of Lands, the Small Towns Development Project situated in the Ministry 
of Local Authorities (fimded by GTZ, a German international development agency), the 
Voi Municipal Council, NACHU and a number of others. NACHU reports that the 
record of loan repayments is much better in these partnership projects than when 
NACHU acts alone. The main reason seems to be that the intensity of the effort plays a 
role in educating beneficiaries in their rights and responsibilities.
Source: Alder and Munene, 1999.

I.Q. South Africa
Within the overall policy framework to promote social housing, the primary 
interventions are the institutional subsidy (see box 20) and the People s 
Housing Process (see box 21). These interventions were included in the 
Housing White Paper o f  1994.

As has been mentioned above, within the broad framework for social 
housing, co-operative housing is at the moment marginal as the pure form 
(registered under co-operative legislation) has only recently been introduced. It 
should be noted that the first registered co-operative did apply for this subsidy. 
In South Africa, it appears that there should be an assessment o f  housing co
operatives vis- -vis other social housing options. This assessment would 
support the necessity to evaluate the legal structure in support o f  housing co-

Box 20. The institutional subsidy mechanism (South Africa)

The institutional subsidy is one of five subsidy mechanisms; individual, project linked, 
consolidation, institutional and relocation assistance. An additional mechanism is to be 
created specifically for rural housing.

The institutional subsidy provides financial assistance to housing institutions 
seeking to provide housing for low-income earners with tenure arrangements alternative 
to direct, individual ownership. The institution receiving the subsidy on behalf of the 
beneficiary must be legally registered as a company, co-operative or communal 
property association. Beneficiaries may only take transfer of the property after four 
years following occupation. Otherwise, they cannot benefit from the full subsidy 
allocation. If they take transfer prior to the four-year period, the institutional subsidy is 
converted to an individual subsidy and awarded based on a sliding scale, linked to the 
beneficiary’s income. It is because of this characteristic that a number of developers — 
that might otherwise have followed the project-linked subsidy route, developing 
housing for immediate ownership — may have opted to apply for the institutional
subsidy, postponing individual ownership for their clients for four years._______________
Source: Rust, 1999.
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Box 21. The People’s Housing Process (South Africa)

The policy regarding the People’s Housing Process seeks to support the poorest of the 
poor. Its target group is families which only have access to housing subsidies, and wish 
to enhance these by building or organising the building of their homes themselves. At 
the centre of the arrangement is a support organisation contracted by beneficiaries (or 
made up of beneficiaries themselves) to assist and support them in the process of 
housing development. ■ The government offers a Facilitation Grant that pays for 
workshops, targeted at facilitating the identification or establishment of a support
organisation and the completion of subsidy applications._____________________________
Source: Rust, 1999.

support the necessity to evaluate the legal structure in support o f  housing co
operative registration.

No legislation has yet been developed to specifically facilitate the role o f 
co-operatives in shelter developm ent in South Africa. The legislative fram e
work comprises a range o f  existing laws that also apply to other contexts. Co
operatives can register as agricultural, special farm ers' or trading co-operatives. 
While presum ably useful for agricultural co-operatives in the context in which 
they operate in South Africa, the Co-operative Act is not actively supportive o f 
housing co-operatives. Lodged in the Departm ent o f  Agriculture, it has been 

■little used beyond farm ing and other agricultural-related enterprises —  except 
recently for public transport, and specifically the taxi industry. While the Co
operative Act makes it feasible for housing co-operatives to register as trading 
co-operatives, it does not provide participants w ith a range o f tenure options. 
An alternative is to register under Section 21 (see box 22).

O ther legislation o f  relevance to housing co-operatives is the Share 
Blocks Control Act, the Sectional T itle A ct and the Communal Property 
Associations Act. These acts provide for jo in t tenure, but they have not yet 
been explored by co-operatives. Tl;e reasons for this may be summarised as —

• a desire for individual ownership to housing units (share blocks);

Box 22. The Section 21 Company (South Africa)

The Section 21 company is generally the preferred choice for Social Housing 
Institutions. It does not support a co-operative approach as it by its very nature is set up 
by its members for the benefit of others, rather than for the benefit of the members' 
themselves. The Section 21 company is used primarily by educational, charitable, 
religious or certain housing companies established as ‘not for gain", that wish to benefit 
from the possible tax advantages offered. The company has no shareholders and 
members have no claims against the company when it is liquidated.
Source: Rust. 1999.
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poor reco rd  am ong the h igher incom e classes and therefore not 
encouraged among the poor (sectional title); and

• the w eak n esse s  w hen app lied  to la rge  com m unities (com m unal 
property).

The best-know n exam ple o f  funding initiatives is the governm ent’s 
national housing subsidy scheme (described in section V.C.2). In situations 
w here funding over and above the subsidy is required, a series o f  other 
m echanism s have been developed by the governm ent, NGOs and donors. 
These include bridging finance (see box 27), working capital loans, guarantees 
and grants. Traditional financial institutions are not yet involved in the co
operative she lte r sector. However, some social housing institutions are 
beginning to engage with banks on this issue (see more on this in section 
VII.C).

VI .C. Tanzania
Tanzania, like K enya, is on paper enlightened and progressive in many aspects 
o f  shelter policy. Tanzania initiated some o f the very early upgrading sites- 
and-services projects, which were considered very innovative in the 1970s. 
H ow ever, w hile policy towards shelter co-operatives was also positive, in 
reality the approach and capacities o f  the governm ent system to support co
operatives w as extrem ely limited. In som e instances, it actually presented 
direct obstacles. O ne notorious example was that the Registrar o f  Lands would 
not allocate land to a housing co-operative until it was registered as a co
operative and the Registrar o f  Co-operatives would not register a co-operative 
until it had been allocated land. All this has changed since liberalisation, and 
the co -opera tive  m ovem ent has had to begin alm ost anew , w ith new 
institutions.

Governm ent direct support to shelter co-operatives is now virtually non
existent. H ow ever, contingent on the withdrawal o f  government from shelter 
provision, co-operatives, and particularly co-operative-like organisations, do 
have more institutional space in which to operate. The main reason for this is 
that they are now m ore accepted as partners in the urbanisation process. There 
is virtually no direct support to housing co-operatives. The exceptions are the 
m odest support to a num ber o f  co-operative-like initiatives by the WAT and 
some other NGOs.

The history o f  heavy government involvem ent affected the growth and 
perform ance o f  credit facilities. The Tanzania Housing Bank, a monopoly, 
collapsed in 1995 following many years o f  poor management, which in turn 
was affected by governm ent control. To date, there is no formal source o f 
credit financing for shelter development in Tanzania.
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VI .D. Uganda
As is the case in the o ther countries covered by this study, co-operative 
legislation in U ganda has changed w ith liberalisation. This has lead to a 
withdrawal o f  governm ent supervision and support, and increased ownership 
and management o f  co-operatives by m em bers. Co-operatives are now treated 
more like companies. This, .combined with the withdrawal o f the Government, 
has led to the liquidation o f  many non-viable co-operatives in the agricultural 
sector.

By m id-1999, there was a housing backlog o f 70,000 units in urban areas 
and 250,000 units in rural areas. There is also a need to build 1.3 million units 
during the 2 0 0 0 - 2 0 1 0  period, just to house the additional households (see tabic 
6 ). Given the lim ited national resources, and the m agnitude o f  the task, ail 
alternative construction m ethods must be em ployed to meet this target. The 
Government o f Uganda has drawn up a national housing policy and a strategy 
to m eet these policy objectives," and has placed em phasis on housing co
operatives in the delivery system.

This strategy and the linked National Plan o f Action promise to create an 
environm ent that is conducive to shelter developm ent. It therefore, puts 
responsibility on the G overnm ent to create (and im plem ent) the required 
enabling policies and legislation.

On the side o f  legislation, the environm ent has been positive. In the past, 
co -operatives w ere seen  as, and ac tu a lly  turned into, instrum ents o f  
im plem enting political policy. Under the new Statute o f  1991, however, co
operatives are no longer seen as a G overnm ent Departm ent or agent, for 
implementing government policies. Instead, they have been allowed to play the 
role they should have played in the past, like any other private sector enterprise. 
In fact it is very clear under Clause 58 (Schedule (ii)) o f  the C o-operative 
Statute that the Com panies Act becom es operative upon winding up o f  a co
operative society.

Current governm ent policy towards co-operatives is positive, in both the 
shelter and co-operative spheres. Yet, the very limited scope to date o f  the co
operative shelter m ovem ent, and other sim ilar initiatives, makes it difficult to 
assess the effect o f  the policy framework. W hat can be concluded, however, is 
that the Government policy does not appear to obstruct the development of co
operative shelter.

27. The National Shelter Strategy for Uganda, Vols. 1 & II is currently being revised.
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VI .E. Zimbabwe
Zim babw e arguably has the most positive environment for sheher co-operatives 
in the region. While all sheJter delivery system s suffer from poor macro-eco
nom ic management, a relatively positive framework o f support for shelter co
operatives has been established. This includes preferential allocation o f  land to 
co-operatives, as well as technical support. Box 23 outlines the experience 
w ith  t h e . partnership  approach w ith in  the co-operative shelter sector in 
Zim babwe.

Previously , plots could only be allocated  to individuals. Changed 
leg isla tion , however, now allow s groups to own plots (i.e. including co
operatives). Other land allocatibn regulations —  including those that were 
based  on age and the num ber o f  children —  have also been relaxed. 
Furtherm ore, to support low -incom e fam ilies, only co-operatives where 
m em bers make a m inimum m onthly contribution o f Z$ 300 per month are 
recognised by the Harare City Council for allocation o f plots. One problem is 
that there is often a mismatch betw een the size o f the land allocated and the 
num ber o f  members in a co-operative requiring land.

. Local authorities in Zim babwe provide housing designs at minimal fees. 
A dd itionally , m ost authorities have an o fficer assigned to housing co-

Box 23. Linking for advantage, partnerships in Zimbabwe

Partnerships between co-operatives and other NGOs such as HPZ have been beneficial. 
It indicates an increasing role of co-operatives in dealing with housing crisis in 
Zimbabwe. These partnerships are also strengthened by relationships with other NGOs, 
like the Civic Forum for Housing. These organisations have been working with various 
housing co-operatives, to improve efFiciency in management of co-operatives.

HPZ has developed some handbooks on how to form housing co-operatives. It has 
also developed packages for co-operatives on financial management, application 
procedures and information packages on women and co-operative housing in the 
country. These packages have proved to be very useful to housing co-operatives.

The Intermediate Technology Development Group (IT Zimbabwe) has been 
working with some co-operativcs in Chitungwiza, Marondera and Epworth to develop 
appropriate technologies for construction and improving on cheap materials that can be 
used for constructing cheap houses. Such partnerships at the local level should be 
encouraged.

The various organisations mentioned above have some partnerships with local 
authorities. The co-operatives themselves relate to the local authority through the 
regulatory controls. Other organisations, like HPZ and IT Zimbabwe, have forged
partnerships with the local authorities and negotiate on behalf of co-operatives.__________
Source: Muhvami and Kamete. 1999.
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Box 24. Minimum building standards in urban areas of Zimbabwe 

Plot size
• Minimum plot size for a stand-alone house is 150 m_ with front boundary of 8.5 

metres width. Large plot sizes can be provided to co-operatives if they can afford them.
Minimum plot size for a semi-detached house is 105 m_ with a front boundary 

o f seven metres.
• The house is set back from the front boundary by six metres and from the back 

and side boundaries by one metre.
Infrastructure

• Every house is to be connected with tap water, sewer toilets and baths or 
showers. They should also have electricity connection points.

Every stand shall have road access of either gravel or tar finish with storm
drains. Stand access road reserve shall be 8.5 metres wide.

Sewer pipes shall have a minimum diameter of 100 mm artd laid in trenches 0.3 
metres below the ground surface. Pipe fall or gradient shall be 1:6 from house to 1:5 at 
the mains connection point.

The house
• The minimum size o f a room is 7.0 m_ with a minimum width of 2.1 metres. 

Unless other materials are approved for use, walls shall be built of burnt bricks,
cement blocks or stabilised soil blocks. Floors shall have granolith finish. Roofing 
shall be made of asbestos sheets, tiles or corrugated iron sheets.

• Every room shall be provided with window areas, which are not less than 10
percent of the floor areas._______
Source: Miihvami and KameCe. 1999.

operatives to provide advice on technical matters. Co-operatives have also
been provided with assistance to prepare their financial audits.

The M inistry  o f  N ational A ffairs, Em ploym enl C reation and C o
operatives (MNAECC) provides both regis:ration and training. Unfortunately, 
registration is slow, taking up to a year ano, in some extreme cases up to four 
years. This is a significant im pedim ent to the functioning o f  housing co
operatives in Zimbabwe. Training from the M NAECC includes management, 
the concept o f  co-operatives (pre-registration), bookkeeping, leadership, 
incomc-generation and brick making.

HPZ provides training in general and financial management. It also 
conducts research on co-operative housing. M oreover, it has established the 
Co-operative Housing Trust Fund (see section V.C.4) and is cham pioning the 
setting up o f  an apex housing co-operative organisation. W orkshops on gender 
have also been facilitated by NGOs.
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Although changes in housing standards to enhance affordability  do not 
apply only to housing co-operatives, their relaxation has assisted co-operatives 
to some extent. Housing standards have in the past m ade housing provision 
expensive and out o f  reach for many home seekers. . These changes, resulting 
from a ministerial circular o f 1992, have included reduction o f  m inim um  house 
size from 200 to 150 square meters in 1992 and relaxation o f  standards on the 
building lines." The new standards are detailed in box 24.

However, despite the attem pt to make standards m ore appropriate and 
affordable, the effect o f  som e o f these standards is still to m ake houses 
relatively expensive. They also tend to delay the activities o f  co-operatives, as 
they have to wait for the various required approvals that ensure m inim um  
standards are met.

28. The National Housing Convention in 1997. at which housing co-operatives and the HPZ 
were represented, resolved that minimum plot sizes should be restored to the pre-1992 level 
o f 312.5 square metres.
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VII. Finance for co-operative shelter
In the m ajority o f countries studied, co-operatives have had d ifficuhy in 
m obilising and accessing finance. Finance is derived from  four principal 
sources —

• internal finance from m em bers’ own savings (som etim es augm ented by 
informal borrowing) contributed as share capital or through sim ilar 
mechanisms augmented by informal borrowing) (see'section VILA);

• external finance from co-operative finance institutions (such as SACCOs 
and co-operative banks) (see section VII.B);

• external finance from  other form al financial institu tions (such as 
building societies, banks or special governm ent program m es) (see 
section VII.C); and/or

• international finance (see section VII.D).

External finance is essential for co-operative shelter developm ents at any 
scale. Arguably, lack of finance is the most pressing problem  for co-operative 
shelter developm ents in A frica, even in the light o f  the num erous other 
constraints.

U nfortunately, m ost co -operative sh e lte r  o rgan isa tions in the five 
countries studies have found that access to external domestic (in-country) funds 
is drying up. This is mainly due to the adverse macro-economic conditions that 
have led to a squeeze on credit and a rise in interest rates (to a level o f 20-30 
per cent, or even higher). In Tanzania, there is no formal housing finance 
system at all, as the Tanzania Housing Bank was liquidated in the mid-1990s. 
In Uganda, the Housing Finance Com pany o f  Uganda revived its fortunes 
during the 1990s following a period o f low activity (due to the poor economic- 
perform ance o f  Uganda during the 1970s and 1980s). H ow ever, it mainly 
lends to individuals and to private developers and —  partly as there is hardly 
any co-operative housing sector —  it has not yet been able to lend to co
operatives.

South A frica is som ewhat different from  the other countries. It has a 
mature housing finance system , but one which in the past did not serve the 
majority. The post-apartheid governm ent placed considerable em phasis on 
hou.sing delivery with am bitious targets. A num ber o f  different subsidy and 
financing schemes were introduced to finance housing developm ent (see for 
example box 20). Nevertheless, low-income households .still find it difficult to 
obtain housing finance.

Against the above background, the most useful examples in the region for 
the purposes o f  this report are drawn from Kenya, South Africa and Zimbabwe.
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Exam ples from  these three countries are thus used below  to illustrate the 
discussion on co-operative shelter finance.

VII.A. Internal finance
Individual m em bers’ savings form  the basis for internal finance. They arc 
accum ulated in the form o f  share cap ita l'o r, in the case o f  co-operative-like 
organisations, by using o ther m echanism s. These savings have two main 
purposes:

• to raise the capital required to meet the objective, i.e., providing shelter 
in some form; and

• to dem onstrate the com m itm ent o f  the members to the co-operative and 
to the project (w hich  also gives confidence to external financing 
organisations, see box 25).

In normal circum stances, the proportion o f  required finance that can be 
accumulated by members is very small in proportion to the amount required to 
com plete a project. T ypically , it is in the range o f 5-10 per cent. Yet, this 
varies with the financial m eans o f  the m em bers and the overall cost o f  the 
project.

R aising finance is p a rticu la rly  d ifficu lt for the poor. G iven the 
opportunity offered by ow ning  an asset and/or im proved living conditions, 
however, poor people are able to mobilise a surprising large level o f  resources. 
In addition to savings from  incom e, they are able to convert other assets into

Box 25. Members savings stimulate external investment

One advantage of the co-operative (and co-operative-like) model is that-the self-help 
aspect, in finance as in other respects, provides a basis for external finance. If co
operatives can demonstrate commitment and organisational capacity by mobilising their 
own internal finance through members savings, this provides confidence to external 
financing agencies ti. lend to them.

Examples of this are:
• In Kenya the low-income rehabilitation (often led by women) projects supported 

by NACHU which have been funded by the Ford Foundation on a revolving loan basis 
and the women’s housing projects in Voi fonded by Zero-cap of the Netherlands. Both 
have excellent repayment records.

• Funding of co-operatives in Zimbabwe by the traditionally conservative building • 
societies which then gave USAID the confidence to provide credit through the same 
channel.

• Financing of the Kijitonyama Development Community (KIJICO) in Dar es 
Salaam under a World Bank financed project after the KIJICO had financed initial 
infrastructure investment from their own funds.
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cash and to use informal networks for borrowing. The poor can also contribute 
in the form o f labour by participating in the construction process. This has to 
be carefully  p lanned  and m anaged, as using self-help  labour does not 
necessarily reduce overall building costs.

In Z im babw e for exam ple, as non-profit organisations, housing co
operatives can not legally engage in business for profit —  especially that which 
is not related to their mission. Thus, in the absence o f  sustainable long-term 

-finance, housing co-operatives have to rely almost exclusively on member con
tributions. Initially, pooling resources in housing co-operatives led to ‘pyramid 
schem es’ whose m otto seems to be ‘first come only served’ (see box 1 2 ).

The funds required for providing shelter —  even to a m inimum standard, 
and using self-help where appropriate —  are considerable in comparison to the 
income, savings and assets o f  co-operative members. This is particularly the 
case for the poorer m em bers. In m ost countries costs often also include 
insta lla tion  o f  both on and off-site  in frastructure . This is the case as 
governm ent and local authorities frequently no longer have the resources to 
provide this, even if  it is within their m andate. W hen co-operatives do try to 
raise funds through pyramid schemes, as in Zimbabwe, m em ber frustration is 
the inevitable result (see box 12). Thus, access to external finance is critical.

VII.B, External finance from co-operative and similar 
organisations
This section review s the various sources o f  external funding that have some 
connection with co-operative or co-operative-like organisations. Included are 
co-operative apex bodies/federations, co-operative banks, co-operative savings, 
and credit organisations and NGOs dedicated to the co-operative social sector. 
As can be seen, there is a considerable variety o f organisations involved with 
different structures o f  ownership and control.

In South A frica, a relatively wide range o f avenues exists, besides the 
institutional subsidy described in box 2 0 , for financing o f  co-operatives within 
the social housing framework.

VII.B.1. Savings and credit co-operatives (SACCOs)
As discussed earlier, thcrt are strong indications that SACCOs —  that in effect 
are com m unity-based co-operative finance institutions —  provide significant 
resources for shelter developm ent. M oreover, this financial contribution is 
becom ing increasingly important. SACCOs provide considerable funds for 
housing in Kenya, they are developing interesting m echanism s in South Africa
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and are being revived in Tanzania (where W AT is supporting SACCOs savings 
and credit schemes with shelter objectives).

SACCOs are to some extent ‘sealed’ system s and not directly connected 
to financial markets. M embers save and receive relatively low returns in the 
expectation o f  obtaining a loan at a reasonable rate o f  interest.'"’ The m ajority 
o f  borrowers are not eligible for loans from banks, because o f  their relatively 
low  incomes and low loan amounts. The maximum loan period offered by the 
SACCOs ,is usually three to four years. This precludes long-term loans that 
would cover the greater part o f  the cost o f  a housing unit. Therefore, when 
borrow ing for housing purposes, members tend to borrow sequentially and 
build incrementally. In other words, they borrow again when one loan is repaid 
and build their shelter incrementally.

One o f  the benefits o f  the SACCO approach is that the housing loan is not 
tied to -the asset value o f  the housing unit that is developed, but rather to the 
savings accrued by the SACCO member. This is o f  particular importance when 
it com es to low -incom e housing, as the housing unit developed is often 
considered by lenders to be o f insufficient quality to constitute sufficient 
collateral for the loan.

The following sections look at the examples o f Kenya and South Africa, 
and note one new development in Zimbabwe.

Kenya

Over the past three decades Kenya has established an extremely strong SACCO 
m ovem ent. It is based mainly on em ploym ent-based societies, i.e. societies 
where all individual m embers have the same employer. Employees w orking 
for a country-w ide organisation, such as teachers in the public service, civil 
servants or em ployees o f a large private com pany, can be spread all over 
Kenya. Loans arc based oh savings and repaym ent capacity, which again is 
linked to income. T, ere are 2,500 SACCOs with a total m em bership o f  1.5 
m illion individuals and a share capital o f  KSH 20 billion^'’ (around US$ 250 
million). Thus, the SACCOs are becoming significant financial institutions.

In their lending procedures, SACCOs are more concerned with loan 
eligibility than the purpose for which the loan is required. Despite this, the 
borrower usually has to state the purpose o f the loan in his/her loan application. 
Statistics on loans for shelter are, however, not centralised nationally. The

29. Usually one per cent per month, compared to much higher cominercial rates o f  between 
15 and 50 per cent per annum, which have been common in the region.
30. Data provided by KUSCCO.

74 Shelter co-operatives in Eastern and Southern Africa



proportion o f  loans for housing purposes has thus been estimated here based on 
interviews with representatives o f  two large SACCOs. In these two SACCOs, 
some 80 per cent o f  ‘developm ent’ loans'^' are used for various housing 
purposes. The m ost com m only cited reasons for housing-related loans are to 
purchase land (urban and rural areas), to build a house (urban and rural areas) 
and to pay deposit for a house (urban areas).

As m entioned above, loans from SACCOs for shelter-related purposes 
tend to be used increm entally. The borrowers build stage by stage and take 
consecutive loans for financing stages in the shelter process (from land 
acquisition to construction). Loans are sometimes also used to pay for shares 
in a housing co-operative.

In Kenya, w hich has the most w idespread system  in the region, the 
primary SACCOs^’ arc federated to the national apex organisation, the Kenya 
Union o f  Savings and Credit Co-operatives (KUSCCO). KUSCCO runs an 
inter-lending programme through which surpluses in some societies can be lent 
to others that require additional funds.

G iven these surpluses, there are proposals for KUSCCO to establish a 
separate long-term  finance arm specifically  for housing. NACHU and 
KUSCCO are currently negotiating to define their separate responsibilities in 
developing the fund.^’ In essence, KUSCCO will m obilise and manage the 
funds w hile  N A C H U  w ill p rovide p ro fessional serv ices to housing 
development. There are still some policy and structural issues to be overcome. 
These include the possible com petition for deposits between SACCOs and the 
proposed housing finance arm. Yet, there is clearly a potential in this approach 
that raises and lends funds at less than the current prohibitive rates o f  interest.

The C o-operative Bank in Kenya, which is owned by the co-opcrativc 
sector, has so far only been able to offer m edium-term loans to co-operatives. 
These funds provide the basis for individual loans given to members and 
secured by individual title. The bank has so far been unable to offer longer- 
terms loans.

3 1. Loans are categorised into three categories; school fees, emergency and development.
32. That is, those where the individual meinbers belong.
33. By mid-March 2001. negotiations were still going on. but at a Board level of the two 
institutions. A memorandum of understanding have already been draw'n up. The tw'o 
institutions have, how'ever, already started co-operating. The first four loans disbursed by 
KUSCCO recently were evaluated by NACHU as the technical arm o f the collaborative 
effort (e-mail communication from Paul Munene, NACHU, on 20 March 2001).

Finance 75



VILB-l-b. South Africa

The Savings and Credit Co-operative League o f  South A frica (SACCOL) Ltd. 
was established by SACCOs and credit unions around South Africa, as their 
national association. SA C C O L’s m ain ob jective is to assist w ith the 
development o f  the SACCO movement at the em ployee and community level. 
SACCOL established a Central Finance Facility SA CCO  in July 199^, in 
which m em bers are required to invest 10 per cent o f  their total asset base. 
Every SACCO or members o f SACCOs are eligible to apply for a loan that will 
be granted subject to the fulfilment o f  criteria set out in the Central Finance 
Facility’s loan policy. See box 26 for more details on SACCOL.

See also section IIl.B .l, and the example o f  CM E SACCO (box 5), which 
serves the savings and credit needs o f  Cape M etal em ployees in the W estern 
Cape in South Africa.

Box 26. The housing initiative of the Savings and Credit Co-operative 
League of South Africa (SACCOL) Ltd.

SACCOL represents: SACCOs and credit unions throughout South Africa.

SACCOL membership; 20 SACCOs and one credit union, with 5,800 members.

Average household income of SACCOL members: 75 per cent earn R 2,500-3,500 
per month.

Through its provision of loans through the Central Finance Facility, SACCOL 
noticed that a large proportion of loans being accessed (42 per cent of a survey of a 
third of SACCO loan portfolios) was used for housing purposes. This translates into 
4,246 housing loans, worth R 3,420,000 — 36 per cent of SACCOL’s total assets of R 
9.5 million. With 36 per cent of its loans being tied up for three years, however, 
SACCOL faced liquidity constraints. Consequently, SACCOL’has developed a special 
housing loan that operates from a separate fund, capitalised with member loans as well 
as loans from external sources. In the short term, R 200,000 of SACCOL assets have 
been set aside for pilot loans to two member SACCOs. These two SACCOs — the 
Cape Metropole SACCO in Cape Town, and the Tshiya SACCO in Vereeniging — 
have demonstrated that they have the capacity to operate as financial intermediaries for 
the disbursement of SACCOL loans to their members. Both SACCOs had received the 
go ahead from their boards to apply for loans by mid-1999.

In the second phase of the initiative, SACCOL hopes to draw R 3 million from the 
Rural Housing Loan Fund for primarily rural loans. In the third phase, SACCOL hopes 
to draw funding from the National Housing Finance Corporadon for urban housing 
loans. SACCOL also intends to engage with NURCHA to secure guarantees for its 
housing loan products.

________________________ ________________________________________ Continues ...
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Box 26 (continued)

SACCOL’s housiiig loans policy includes the following criteria;
• Loans are made either to SACCOs (or in cases where a SACCO has not 

accessed a wholesale loan for on-lending to its members) to individual SACCO 
members.

• Individual member applicants must be in good standing at their SACCOs for at 
least six months,

• Loans are only awarded if repayments are affordable to the applicant, and if  they 
constitute no more than 2 0  per cent of the applicant’s take home salary.

• Loans may be used to build an affordable house, extend or otherwise modify an 
existing structure, pay a deposit towards the purchase of an existing structure, or top-up 
the government subsidy. Borrowers are not permitted to use asbestos material on their 
houses.

• Loans are repayable over three years.
• Three categories of loans are available. Different loan amounts and interest 

rates (generally between 22-30 per cent per annum) apply to each:

Fully secure, in which members can offer their pension/provident fund as 
security, and in which employers are willing to institute payroll deduction 
procedures for repayments. For these, members may apply for six Rands for 
every one Rand saved, up to a total of R 15,000.
Semi-secure, in which members are either able to offer their pension/provident 
fiind as security, or in which employers are willing to institute payroll deduction 
procedures for repayments. For these, members may apply for five Rand for 
every one Rand saved, up to a total of R 15,000.
Unsecured, in which the member will make repayments individually on a 
monthly basis without the security of a pension or provident fund. For these, 
members may apply for four Rand for every one Rand saved, up to a total o f R 
10,000 .

Source: Rust, 1999.

VII .B. 1 .c. Zimbabwe

One SACCO in Zimbabwe is designed to lend specifically for housing. This 
association, which is sponsored by Shelter Zim babwe, brings together form'er 
squatters in a holding camp^"* in Hateliffe. By M arch 2001, this SACCO had 
not yet started l e n d in g . I t  was still in the process o f m obilising savings. The 
most established SACCOs are not specifically focusing on housing, though

34. A holding camp is an area where former squatters rounded up in Mbare and Epworth 
were forcibly placed. The government insists that this is a transitional measure.
35. E-mail communication from Amin Kamete, 16 March 2001.
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they_ m ay lend to members who will use the loans for house-related purposes. 
Statistics do not record the amounts used for shelter investment.

VII.B.2. The Housing Co-operative Trust Fund (Zimbabwe)
HPZ is currently involved in establishing a Housing Co-operative Trust Fund in 
Zim babwe, in an attempt to give shelter co-operatives in Zim babwe access to 
money markets. The proposed Fund will thus make it possible for co-operativds 
to get considerably higher interest rates (some 40-50 percent) than on ordinary 
savings accounts (25 pcrcent and below ). At the same time, it m akes sure 
that the co-operatives enjoy the advantages o f a traditional savings account. 
W ith the H ousing Co-operative T rust Fund, co-operatives will continue to 
m ake their regular contributions and funds from several co-operatives w ill be 
pooled. This will reduce banking costs and offer higher returns. It is envisaged 
that the Fund could serve as collateral for member co-operatives.

VIIX!. External finance from non-co-operative sources
Finance from  non-co-operative sources is currently im portant only in South 
Africa and Zim babw e (the building societies). As noted above, co-operatives 
have not had access to long-term  finance in Tanzania since the collapse o f  the 
state-ow ned Tanzania Housing Bank. In Kenya, while there are functioning 
housing finance institutions, p rincipally  in the private  sector, these focus 
m ainly on the m iddle and upper-incom e m arket and prefer lend ing  to 
individuals, not to co-operatives.

Three exam ples o f innovative financial m echanism s from South Africa 
are described below. All o f these provide finance to the social housing sector, 
o f  which housing co-operatives are a part. A new NGO initiative in K enya is 
also noted, as well as the building societies in Zimbabwe.

VII.C.l* Housing Institutions Development Fund (HIDF) (South 
Africa)

The HIDF is a division o f  the National Housing Finance Corporation, which is 
a developm ent financier that provides a range o f loan products at preferential 
interest rates to emerging social housing institutions. Two housing institutions 
operating in a co-operative like way have sought finance from the HIDF. The 
Cope Housing Association (see box 15) sought finance for a 53-unit project in 
Bertam s, Johannesburg in 1997. The funds were only paid out in late 1999.

36. Consultations and extensive lobbying have been conducted, but the Trust Fund has not 
yet been established (e-mail communication from Amin Kaniete. 16 March 2001).
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Lack o f familiarity with the co-operative model and associated risks were cited 
as reasons for the delay.

The Seven Buildings Compa,ny (see box 9) which m anages 435 uiiils 
across seven buildings o f  inner city Johannesburg has also sought finances 
from HIDF. The request was yet to be approved by m id-1999. This was also 
due to unfamiliarity with the governance and management arrangements o f  this 
co-operative-like institution.

The Cope Housing Association has since received long-term finance from 
HIDF for 351 housing units in the N ew tow n Housing Co-operative, and HIDF 
“have developed a fair trust in the co-operative system.”'

VII .C .2. uTshani Fund (South Africa)
The uTshani Fund is the revolving fund  o f  the South A frican Hom eless 
People’s Federation. The Federation established the uTshani Fund in 1995, to 
increase the lending capacity o f  the HSS. The Fund is capitalised to the tune of 
R 50 m illion, based mainly on donor and loan funding. This includes a R 9 
million grant from a German NGO, M isereor, and a R 10 million grant from 
the Department o f  Housing.

The uTshani Fund provides ‘w holesa le’ loans to HSS, who on-lend this 
money to groups o f  m em bers (usually betw een 1 0 -2 0 ) for housing purposes. . 
The HSS then collect repaym ents from  the group, and repay the loan on a 
monthly basis to the uTshani Fund. Repaym ents are calculated over 15 years, 
at an interest rate o f  one per cent per m onth. For a maximum loan o f R 9,978, 
this amounts to a monthly repayment requirem ent o f R 120.

In apply ing  for a loan on b e h a lf  o f  its m em bers, the HSS m ust 
demonstrate affordability, and must provide rough building plans. In addition, 
the HSS is required to deposit five per cent o f  the loan amount in the uTshani 
Fund over the life o f  the loan.^*  ̂ Loans are provided to members by the HSS in 
the form o f building materials, rather than as cash.

In 1998, the uTshani Fund was accredited by the Department o f  Housing 
to act as their agent in the distribution o f  housing subsidies in five o f  South 
A frica’s nine provinces. Consequently, the uTshani Fund is now able to offer 
its members subsidies as well as loans for housing purposes.

37. E-mail communication from May Sommerfell, 15 March 2001.
38. In the longer term, the uTshani Fund may use the interest earned on this 5 per cent to 
access insurance for borrowers against death or disaster.
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VILC3.Loan guarantees in South Africa — The National Urban 
Reconstruction and Housing Agency (NURCHA)

N URCHA is the prim ary guarantor in the low incom e housing industry in 
South Africa. It is a non-profit (Section 21) company that facilitates housing 
delivery by removing financial obstacles to the provision o f  subsidised housing. 
N URCHA provides bridging finance guarantees (see box 27) for developers 
and contractors, end-user finance guarantees to people earning less, than R 

, 1,500 per month, and capacity building grants to communities.

The Seven Buildings Company (see box 9) and the CME SACCO (box 5) 
have benefited from this facility. NURCHA provided a 50 per cent, two-year 
guarantee on finance that the Seven Buildings Com pany received from the 
Inner City Housing U pgrading Trust (ICHUT). In the case o f CM E SACCO, 
NURCHA provided a 25 per cent guarantee on individual loans. NURCHA is 
also providing bridging finance to the Cope Housing Association.^’’

Box 27. Bridging loans in South Africa

Bridging loans are possibly the most sought after form of finance for social housing 
institutions in South Africa, especially given the delays in accessing working capital 
loans. For example in Johannesburg, ICHUT offers short-term finance and technical 
capacity for project design and feasibility. Its bridging finance product provides 
funding for two years prior to projects securing institutional subsidies from PHDB and 
long-term finance from institutions such as the HIDF. At the national level, the Urban 
Sector Network’s Opportunity Fund provides a similar product. The Urban Sector 
Network is a membership body comprising urban development NGOs from around
South Africa, including those seeking to develop housing co-operatives.________________
Source: Rust, 1999.

VII.C.4.NGO finance in Kenya
K -R ep Holdings, a prom inent NGO in the field o f  m icro-credit, has recently 
begun a pilot low -cost housing programme. The scheme will only fund the 
construction costs o f  a dw elling, not infrastructure or land acquisition costs. 
The three main aspects o f  the programme are —

• development o f  low-cost building technologies;

• community mobilisation; and

• low-cost housing finance.

39. E-mail communication from May Sommcrfell. 15 March 2001.
40. Reported in HIFi News, July 2000, No.7.
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M ortgage lending is crucial to long-term housing finance in Zim babwe. This 
includes finance for housing co-operatives. M ortgage rates have traditionally 
been controlled and subsidised. Despite deregulatiori elsewhere in the financial 
sector, the Government continues to subtly control deposit and lending rates in 
building societies. Building societies are the only finance institutions legally 
.authorised to advance mortgage loans.

The low lending rates in housing mean that private sector housing finance 
institutions can only manage to pay very low interest on deposits. The much 
higher rates offered elsew here in the financial sector (the money m arkets, 
finance houses, discount houses, unit trusts and com m ercial banks) have 
resulted in a massive outflow o f funds from building societies. Twice, .in 1992, 
and 1998, this outflow o f  funds resulted in the cessation o f  mortgage lending, 
as mortgage finance becam e scarce. The suspension o f  m ortgage lending in 
1998 is still effectively in place as far as co-operatives are concerned. This is so 
despite a verbal com m itm ent by the National Social Security A gency to 
provide mortgage financing through building societies.

VII.D. International finance
International finance for shelter in the region has alm ost exclusively been 
provided by international donor and funding agencies. For example, the two 
most prom inent organisations providing housing finance in Zimbabwe were the 
W orld Bank and. more recently, USAID. USAID's Housing Guaranty Program 
provided finance to building societies for low-cost housing. This m oney was 
on-lent to building societies until 1997. USAID funds were lent through 
building societies at no interest and mixed with members savings o f 25 per.cent 
and were matched by Building Society funds (see also box 25). This resulted 
in a reduced interest rate o f  about 15 per cent, instead o f  the market rate o f  25 
per cent.

By the beginning o f  the third quarter o f 1999, USAID funds were just 
about the only long-term funds available for low-cost housing in Zimbabwe. 
These funds were originally due to term inate in 2000. The funds are now 
expected to last until 2 0 0 2 , as it will take that long for all the funds to actually 
be advanced to co-operatives.

As indicated above, KIJICO in Dar es Salaam (box 10) was first assisted 
by the UNCHS (Habitat) Sustainable D ar es Salaam Project. This attracted 
additional capital from the Urban Infrastructure Project, which was funded by 
the W orld Bank.

VII.C^. Building societies in Zimbabwe
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However, external (international) funds, w hile receiving a high profile, 
are no substitute in the end for well functioning dom estic systems. Given the 
state o f most Sub-Saharan econom ies (excluding South Africa), the prospects 
for sourcing credit from  in ternational financial m arkets is not prom ising. 
M oreover, international lending agencies do not place a high priority on 
housing investment per se. There is, however, an increasing interest in tackling 
urban poverty through im provem ents in environm ental infrastructure and 
improved shelter.
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VIII. Donor support to shelter co-operatives
C o-operatives in A frica have received external technical and som etim es 
financial support directed specifically at developing and strengthening shelter. 
The results have been m ixed. However, the quality and impact o f  assistance 
seems to have increased over time, presum ably as a result o f  learning from 
experience.

R ooftops Canada has supported regional w orkshops, exchanges and 
training placem ents since 1983. These activities have involved most o f  the 
countries in Eastern and Southern A frica, including all the five countries 
covered in this report. The activities have also provided for exchange visits for 
NACHU staff. Prior to 1988, NACHU has also received institutional support 
from the International Co-operative Housing Development Association.

Overall, support given by experienced housing co-operative organisations 
with ari em phasis on capacity building has paid dividends. In the past, the 
m ajority o f  these organisations were based in industrial countries: for example 
in Canada, the United States o f  America, Scandinavia and Germany. In 1999, a 
new relationship was established between South Africa and A rgentina that is 
diversifying the netw ork o f  exchange and support.

VIILA. Kenya
In Kenya, NACHU has been the main promoter and supporter o f  housing co
operatives. It has been assisted by a range o f international agencies, as is 
sum m arised in table 18. W ithout this continuing support, NACHU would have 
found it extremely difficult to continue as a viable organisation. In the face of 
dim inishing donor funding, NACHU is currently strategizing.how to continue 
its work.

Table 18. Summary of external support throug^i NACHU, Kenya

Year(s) Donor Amount ,,
(us$)

1990 USAID 154,738 B ridging finance for Karioban^i project.
1993 Rooftops Canada 270 Training.
1993 Ford Foundation 34.653 Institutional support.
1992-95 USAID/Kenyan

Government
94,594 Institutional support.

1994 Ford Foundation 47,856 Institutional supjjort.
1995 Ford Foundation 42,619 Institutional supjjort.
1995 Homeless

International
1.540 Institutional support.

Continues... 
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Table 18 (continued)

Year(s) Donor Amount „
(us$)

1995 Rooftops Canada 11.257 S tratesic p lanning for NACHU.
1996 Ford Foundation 77.097 Institutional supjgort.
1996 Rooftops Canada 5,609 G ender w orkshop for housing co

operatives. ,
1996 Homeless

International
1,580 Institutional support.

1997 Ford Foundation 78.752 Institutional supjport.
1997 Rooftops Canada 5,553 Education and training (housing co

operatives).
1997 Zero-Kap 

(the N etherlands)
4,138 Finance for a w om en housing co-operative 

project in Voi (start o f  a revolvmg fund for 
new  housing).

1997 Goal International 
(Ireland)

16,191 Fund for resettlem ent project for one co
operative (start o f  a revolving fund for 
resettlem ent).

1998 Ford Foundation 148,648 Institutional support.
1998 Rooftops Canada 15,018 Local governm ent officials w orkshop on 

housing co-Operatives. Also a follow up 
o f fe n d e r  w orkshop.

1998 UNDP 2,495 Sanitation in one o f  the resettlement 
projects.

TOTAL 742,608
Source: A lder and M unene, 1999, citing N A C H U  records.

VIII .B. South Africa
South Africa has received significant support for sheher from both internal and 
external ,'gencies (see table 19). This is perhaps because o f  the governm ent’s 
policy priorities. Some o f this support is directed through housing co-operative 
movements based in industrial countries. In som e instances, co-operative and 
co-operative-like institutions have access to w ider program m es intended for the 
social housing sector. It should be noted that the social housing sector in Soutli 
Africa (the category in which co-operatives fall) has faced criticism o f non
sustainability due to heavy reliance on external funds.
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Table 19. Forms of support received by various co-operatives and co- 
opergtive-like initiatives in South Africa

Beneficiary Support Country/
Agency

Amalinda 
Housing Co
operatives

No support other than that provided through 
ELHM C and EL SACCO.

GME SACCO R 1 m illion, 10 per cent interest, deferred payment 
loan from the W CCHT (supported by USAID).

USA

Communal
property
associations

Support from the departm ent o f  Land Affairs in 
the registration process and ongoing conflict 
m anagem ent process, as w ell as in funding, with a 
R 16.000 land settlem ent g rant per household.

South African 
G overnment

Co-operative
Housing
Foundation

USA-based technical service N G O  operating 
internationally.

USA

Cope Housing 
Association

Heavily dependent on donors until 2001. A 
contract for the 1997-2001 period with NBBL and 
N O RA D  included the provision o f  two technical 
advisors from Norway, core funding for C ope 's 
adm inistration and a revolving fund NOK 13.5 
million (USS 1.5 million) for bridging finance. 
U nder an extended contract (up to 2005) technical 
assistance w ill be short-term  and core funding will 
be gradually reduced. Cope also receives core 
funding from the European U nion and technical 
assistance from Rooftops C anada as well as from 
other donors.

Norway,
European
Union,
Germany

EL SACCO No support yet accessed. A fesis-C orplan suggests 
that the SACCO will need to be capitalised with 
external funding.

ELHMC Supported by A fesis-Corplan until 2001. i fesis- 
Corplan is supported by the Sw edish Co-operative 
Centre. In addition, the project w ill access 
R 16,000 X 196 units as per the institutional 
subsidy, 196 People’s H ousing Process grants, 
infrastructure grants from the Consolidated 
Municipal, Infrastructure Program m e, electricity 
grants from  Eskom, loan funding from the Urban 
Sector N etw ork’s O pportunity Fund (funded by 
the Sw edish International D evelopm ent Agency), 
and bridging finance from N U R C H A  (funded by a 
range o f  international donors).

Sweden,
South African
G overnment,
Eskom,
International
donors

C ontinues....
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Beneflciarv Support Country/
................  ____________ _
H ousing savings No support other than that provided through the South African
schem es (HSS) uTshani Fund, and, w'hen approved. R 16,000 per Government

unit developed, plus People 's Housing Process 
___________ ^______ .grants.__________ _______________
Inner-city tenant No support aside from R 16,000 subsidy x number South African

units (though not in all cases). Government
N ew tow n Support for R 16.000 x 351 units as per the South African
H ousing institutional subsidy. Long-tem : loan funding G overnment
C o-operative from HIDF. bridging finance from ICHUT. through HIDF

^ _________ ^_____________________ and I C l ^
SA CC O L CFF Seeking loan fiinding from  the Rural Housing Germany.

Loan Fund (capitalised with a G ennan South African
governm ent donation), and the National Housing G overnm ent
Finance Corporation (capitalised with South through NHFC

_African_goy_ejnrn_e_nt_ funding). .....................
Social housing Generally supported by NGOs, CBOs or local or South African
initiatives provincial authorities, w ith a strong international Government.

donor component. International
................................... ......................... donors

South A frica Supported by P eop le 's Dialogue and international International
H om eless Peoples donors. donors
Federation •
Ubunye Co- Support from the M ethodist Church mission, Canada

.9Ppr?!iY? H ousJ M  . Can?da.'_plus R_ 1.6,()00 x number o f uni'ts._________________
uTshani Fund R 10 million grant from  the Department o f , South African 

Housing, R 4 million grant from the Department Government,
o f  W elfare, and R 10 m illion loan from the Land G em iany. USA
Bank. Accreditation to adinm ister the housing 
subsidy schem e on beha lf o f  government. Inter
national donor funding from Misereor. Bilance,

____________________ USAID. Homeless International.__________________________________
Source: Rust, 1999: und e-mail com m unication from M av Sommerfelt. 15 March 2001.

Table 19 (continued)

VIII.C. Tanzania
it w as noted above (section IV.B) that the earlier eo-operative approaches in 
the shelter sector in Tanzania were unsustainable. The main problem was that 
they w ere generally top-dow n interventions that relied on a system  using 
governm ent ministries to provide technical support.
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VIII.D. Uganda
Inform ation on support to Uganda is sparse though it has been noted earlier that 
housing co-operatives there have'received donor assistance. For example, the 
Kataayi co-operative (see box 7) has received Canadian S 200,000 worth o f 
tools and equipm ent from the G overnm ent o f Uganda, Rooftops Canada and 
the C anadian Co-operative A ssociation. Only Canadian $ 30,000 o f this was 
actually  earm arked for housing purposes, e.g. for tile and block-m aking 
equipm ent. The larger balance was to be used for building a pnm ary and 
secondary school and for farm equipment.

VIII .E. Zimbabwe
In Z im babw e, there has been considerably  more success based upon the 
creation o f  a support NGQ, HPZ. It in turn has received considerable support 
from  R ooftops Canada and the C anadian C o-operative A ssociation on a 
declining basis since 1991. The support has been in the form o f cash for the 
operations o f  HPZ and as Canadian technical volunteers. Since the mid-1990s, 
HPZ has also received considerable support from the Swedish Co-operative 
Centre and some from Terre des Hommes.

One benefit of external support is that these funds can be used to leverage 
a fa r greater am ount o f  dom estic funds. Since 1990, HPZ has received 
technical and financial support o f  about US$ 70,000. This has resulted in the 
construction o f  3,200 units at an average cost o f US$ 2,700 per unit,'’' or about 
US$ 8.5 million. HPZ is working tow ards self-sustainability through fees for 
services provided. The hope is that by 2004 HPZ will be self-sufficient from 
fee income.

T able 20 sum m arises external support to housing co-operatives in 
Zimbabwe.

Table 20. External support for co-operatives in the housing sector in 
Zimbabwe

Nature of support Notes Agency
C o-operative Familiarisation w ith goals and structure o f HPZ; M NAECC;
fonnation  and 
developm ent

co-opcrativc. form ation and registration; CFH; local- 
authorities

F inancial planning 
and m anagem ent

Establishm ent o f  appropriate accounting 
systems; investm ent, auditing, financial 
planning, m onitoring and loan repavment

HPZ and 
MNAECC

C ontinues...
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Table 20 (continued)

Nature of support Notes Agencv
Legal services Preparation and negotiation o f  contracts, 

mortgages and other legal documents; 
develojm ent o f  constitution and b j -laws

HPZ

Technical services Mainly related to project developinent; HPZ; M NAECC;
securing o f  land; crcation o f  building and 
developm ent plans; m anagem ent and 
mortgage; origination o f  mortgages; 
sourcing o f  m aterials; procurem ent o f 
contractors; im plem entation o f  overall 
building scheme.

local authorities.

Information Providing inform ation on various housing 
issues and processes like land acquisition, 
housing construction and finance

CFH

A dvocacy National lobbying on policy, legislative . 
and institutional changes

Politicians; 
academ ics; HPZ; 
CFH

Investm ent Housing Co-operatives Trust Fund takes 
advantage o f  high yields in the money 
market

HPZ

Financial resources Financial resources in the form o f  ordinary 
loans, concessionary loans and grants

Building societies; 
bilateral agencies 
(U SAID; W orld 
Bank), em ployers

Source: M uhvami and  Kamete, 1999.

41. The cost o f an average co-operative house is estimated to ZS 80.000 (USS 1,455) by 
April 2001 (e-mail comtnunication from Amin Kamete 20 April 2001).
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IX. Co-operative impact in the shelter sector
To analyse the potential for co-operatives to becom e a greater player in shelter 
developm ent in Eastern and Southern A frica, it is essential to exam ine the 
impact o f  past experiences. An assessm ent o f  positive achievem ents (or 
failures) is essential to plot a course for the future.

The sections below focus on shelter co-qperatives that are involved in the 
provision o f  housing and infrastructure. The m ajority  o f  registered co 
operatives in this category are registered as housing co-operatives. Some o f the 
co-operative-like organisations have a w ider m andate including, fr; example, 
community infrastructure and em ploym ent generation. The last seciion in this 
chapter assesses the reasons why the impact o f  the co-operative approach in the 
shelter scctor has been rather limited

IX.A. Shelter delivery
The co-operatives that are active in the shelter sector have had a rather limited 
impact in terms o f  their contribution to overall shelter delivery. It m ust be 
noted, how ever, that they have succeeded, to som e extent at least, in 
introducing innovative concepts to the overall shelter delivery process. The 
role o f co-operatives in the building materials and construction sectors has been 
insignificant, despite a few interesting initiatives.

The co-operative housing m ovem ent in K enya is institutionally  well 
established. Despite this, the contribution o f the co-operative shelter sector (i.e. 
that built by NACHU mem ber societies) to housing production is only 995 
units. This is a very small proportion o f national formal housing delivery, and 
an insignificant proportion of the national total, i.e. if  the vibrant informal 
sector is included in the equation.

In South Africa, housing co-operatives are only just beginning. The first 
one was registered in 1999, and by M arch 2001, only six had been registered.’’’ 
The wider social housing movem ent, o f  which co-operatives are a part, has 
played a much more significant role. The potential o f  the housing co-operative 
sub-sector and the overall social housing sector seems to be considerable, as 
they operate in a favourable policy and financial environment.

The co-operative housing sector in Tanzania resulted from first, a donor- 
driven intervention and second, from the particular circum stances surrounding

42. Five of these are primary co-operatives and the sixth is a Housing Management Co
operative (ELHMC). The latter has applied to the Registrar o f Co-operatives for registration 
of a further nine primary housing co-operatives (e-m ail com inunication from Sipho 
Simelane. 16 March 2001).
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the developm ent o f  the new eapital, Dodoma. The latter also had substantial 
donor involvement. W hile Tanzania has had a housing co-operative sector for 
quite sorne time now. it has never, had an institutionalised housing co-operative 
‘m ovem ent’ driven by dem ands from m embers and potential m em bers o f co
operatives. Again, the contribution o f  housing co-operatives to national shelter 
production is minimal, probably between one and two thousand units since the 
early 1980s.

In U ganda, even allow ing for difficulties in interpreting co-operative 
statistics, there are very few exam ples o f co-operatives in the shelter sector. 
The only significant exam ple is that o f  the quite successful K ataayi co
operative, w hich has m ade a significant contribution to shelter delivery and 
employment generation in a rural area (see box 7).

The housing co-operative m ovem ent in Zimbabwe is perhaps the most 
successful am ong the five countries studied. The 3,200 units com pleted 
am ount to 1.5 per cent o f  the total recorded national housing delivery. In the 
capital Harare, co-operatives have accounted for over five percent o f  the total 
num ber o f  housing units produced since 1980. However, new developments 
have been severely constrained by restricted access to land, the low capacity of 
co-operatives to save and develop feasible development plans and the lack of 
finance from housing finance institutions. .

On the basis o f  the experiences review ed in this report, three m ajor 
questions relating to the experiences o f  co-operatives in the shelter sector in the 
five countries covered by this report are outlined below. These questions need 
to be discussed further.

• W hy has the co-operative housing sector been unable to have a larger 
impact? Is it due to factors intrinsic to the co-operative housing model? 
Alternatively, is it-related to the fact that the entire formal housing sector 
in Eastern and Southern Africa faces similar problems?

• W hy do co-operative-like irganisations appear to have had a greater 
impact? Is this a result o f  them having different legal and organisational 
structures (which are perhaps less formal) or are there other factors?

• How can the various co-operative approaches be co-ordinated and 
developed to address the pressing problem s o f shelter developm ent in 
Eastern and Southern Africa?

IX.B. Co-operative capacity and sustainability
In Kenya, NACHU has developed capacity in terms of sta ff skills and in the 
broader sense co-operative housing is recognised as one approach to solving 
shelter needs. N A CH U  has how ever been alm ost totally reliant on external 
donor organisations for finance.
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In term s o f  building capacity for a sustainable housing co-operative 
movement. South Africa is only ju st beginning (i.e. in terms o f  registered co
operatives). It has built a support capacity in the broader social housing sector 
through a number o f  institutions, nbn-govem m ental, private and governmental. 
Ultimately, the government is the m ajor funding source through a number of 
subsidised programmes that have been established since the end o f  apartheid.

In Tanzania, support to co -o p era tiv es  w as ex c lu siv e ly  through 
governm ent agencies betw een the late 1970s and the early 19^^0s. This 
capacity is no<v defunct. Very recently, attempts have been started lo support 
shelter co-operatives through an NGO (W AT), using SACCOs as a point o f 
entry.

As noted above, the Ugandan experience is very limited. The Kataayi co
operative provides the only significant exam ple o f  a sustainable organisation. 
The Kataayi co-operative has, how ever, also been dependent on continuing 
donor support (see box 7).

In Zimbabwe, HPZ has had some syecess in building capacity to support 
co-operatives. This is based on considerable donor input and technical support 
by two housing co-operative m ovem ents from  industrial countries. HPZ, 
together w ith prim ary societies, is currently  a ttem pting to stim ulate the 
establishment o f a Zim babwean federation o f  housing co-operatives. This is 
to ensure that co-opei'atives are well trained and m anaged. A National T ask ' 
Force has also successfully lobbied governm ent on various issues. The new 
federation will strengthen this capacity.

It seems clear from  this study that external support is required to develop 
the capacity o f the co-operative sector in the region. Some important issues in 
relation to this are: ,

• how this support is structured and managed;

• the nature o f the partnership between the various stakeholders, including 
the extremely important elem ent o f  mutual trust; and

• appreciation o f  the time required to build capacity.

IX.C. Impact on poverty
H ousing co-operatives in the reg ion  have not yet m ade a significant 
contribution to housing delivery. Yet. have they m ade a contribution to 
alleviating poverty? There is a serious concern that registered housing co-

43. E-mail coininunication from Amin Kamete, 16 March 2001.
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operatives are generally  catering to middle-income groups; e.g. those who have 
re g u lk  employment and the capacity to repay a long-term loan.

The exam ples o f  Zim babwe and Kenya do suggest that they have made 
some impact tow ards poverty reduction, or at least that they have developed a 
workable approach which could be scaled up. For example, the donor funded 
program m es in K enya that are-directly addressing the urban poor have been 
successful in p rov id ing  security o f  tenure, im proved shelter and enhanced 
incomes to the poor ( if  not the very poor). In Zim babwe, both employment- 
based and com m unity-based housing co-operatives have been able to provide 
housing units to m any who m ight not otherw ise have been served. The 
question arising from  these initiatives relates to their sustainability. W ithout 
donor funding in the Kenyan case and considerable donor funded technical 
support in Zim babwe, can these programmes be continued?

If co -opera tives and co-operative-like o rgan isa tions are to play a 
significant role in Eastern and Southern A frica, strategies have to be evolved 
that ensure that they reach the poor. One such strategy is to target interventions 
and resources to specific groups who are either living in poverty or are in * 
danger o f slipping into poverty because o f poverty shocks."^ Examples o f such 
groups are —

• single-headed households (often women);
•- those living in circumstances of environmental poverty;”̂ '
• those with insecure tenure;
• those w ith insufficient cash income or assets to enable them to obtain 

sufficient food or services such as education and health; and
• particularly m arginalised groups, including the disabled, and the sick. • ,

One advantage o f  co-operative and com m unity-based approaches is that 
they are inheren tly  participatory . P artic ipato ry  approaches enable and 
em pow er the various categories o f  people living in poverty to define their own 
priorities.

IX.D. The shelter potential of SACCOs
W hile experiences to date in the co-operative housing sector are somewhat 
limited, the contribution o f  SACCOs shows a great deal o f  promise. As noted 
above, SACCOs are particularly  successful in Kenya. M oreover, they are 
growing in South A frica and are being revived in Tanzania and Uganda.

44. Such as eviction, loss o f income, ill-health of a breadwinner, etc.
45. Such as poor sanitation, lack of access to potable water, etc.
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The potential for SACCOs to finance shelter developm ent needs to be 
fu rth e r explored, based on the encouraging experiences to date. Two 
approaches in particular deserve attention:

• the developm ent o f  more shelter-focused shoft-term credit to be utilised 
on an incremental basis; and

• the developm ent o f  .specialist housing funds, providing longer-term 
credit as, for example, is planned in Kenya;

IX.E. Construction and building materials co-operatives
The experience o f co-operatives in the construction and building materials sub
sectors has been very disappointing. Except in a very few examples — such as 
the K ataayi co-operative (see box 7) in U ganda and some exam ples in 
Z im babw e —  building and construction appears to be more suited to private 
entrepreneurs. There are several reasons for this. One o f  these is the 
Tum piness’ o f  contracts. The consequence o f  this is that a co-operative is 
unable to retain all members on regular salaries (which many expect). The 
cyclical nature o f  the construction industry in any country is another reason, 
w hich' has the sam e result. These reasons are often com pounded by 
m anagem ent problem s, as people with construction skills may not necessarily 
be good managers.

rX.F. Co-operative-like organisations
In chapter I, it was noted that co-operative-like organisations follow the same 
principles as registered co-operatives. Their structure and governance arrange
m ents m eet basic co-operative principles (see box 1 ). In particular, members 
tend to have some m easure o f  dem ocratic contro l over the organisation. 
N um erous organisations in the shelter sector meet this criterion. The report has 
given examples o f  some successful ones in the region, including KIJICO in Dar 
es Salaam (see box 10), the Seven Buildings Com pany (see box 9) and the 
Hom eless Peoples Federation (see section V.C.2) in South Africa, and Ushirika 
wa Usafi (supported by Maji na Ufanisi) in Kenya (see box 11).

M any o f these organisations have developed their approaches through 
trial and error when faced with real problems, such as the threat o f eviction or 
lack o f  basic services. In some countries, they have a national organisation or 
organisations such as the Social Housing Foundation in South Africa and the 
Shelter Forum in Kenya. The scope oi co-operative-like organisations shows a 
greater range than registered co-operatives. They range from community-based 
groups that provide housing and basic services, to organisations that represent 
slum dwellers and tackle general land issues, as occurs in Kenya.
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C on trary  to the reg is te red  co -o p era tiv es , the co -o p e ra tiv e -lik e  
organisations are playing a significant role in terms o f shelter delivery. They 
have even introduced innovations in shelter delivery processes that should be 
encom passed by the registei-ed co-operative movement. This is particularly 
true regarding the provision of infrastructure, their approaches to poverty 
reduction and their m ethods o f organisational developm ent. The issue is 
therefore how these two categories o f dem ocratically controlled organisations 
with a high degree o f  participation can combine their efforts.

IX.G. Community-based modalities — trusts, 
associations and similar organisations
In add ition  to the reg istered  co-opera tives and the co -o p era tiv e-lik e  
organisations, a third category o f  organisation is relevant to this report. That is 
organisations where ow nership is not with the beneficiaries or users' o f  the 
service, as in a co-operative, but is held by another group that proclaim  to 
promote the interests o f  the beneficiaries. This can be a governm ent agency, 
such as the ‘Low-Cost Housing U nit’ in Dodoma, Tanzania (see box 16) or an 
NGO such as the Hom eless Peoples Federation in South A frica (see section 
V.C.2). It can also be a trust, such as the Community Land Trust in Voi, Kenya 
(see box 19). These arc not co-operatives, even in the broader definition. Yet. 
it is worthwhile to assess their contribution, as they do have sim ilar ob jec tives. 
( if  not internal governance arrangements) as co-operatives and, even more so, 
because some have been relatively successful.

One reason why such modalities have been preferred by some is that co
operatives can be vulnerable to the weaknesses o f  grass-roots democracy and 
related dangers from political interference. The problems experienced by the 
K ugarika Kushinga Housing Co-operative in M abvuku, H arare is a case in 
point (see box 13). The land trusts in Voi and in M athare were instituted to 
protect the interests o f the residents so that land would not be misappropriated. 
If not explicitly  stated, it was fell that a co-operative or o ther m em ber- 
controlled body might be m ore vulnerable than a Trust (as the trustees do not 
tend to have a direct personal interest). The incentive to sell land for quick 
cash, even if  the consequences to the residents would ultim ately be negative, 
might split a co-operative irretrievably.

On the o ther hand, som e o f  these  o rgan isa tions are essen tia lly  
paternalistic (or maternalistic). The various elements determ ining a suggested 
approach can only be determined on a case by case basis. Finally, the fact that 
an organisation is a trust or similar body does not necessarily insulate it from 
problems such as political interference and corruption o f various kinds.
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IX .H. Reasons for the limited impact of shelter co
operatives
Co-operatives in the agricultural and savings and credit sectors have generally 
been successful in Eastern and Southern Africa. Why then have housing co
operatives had so little impact? The following sections outline the principal 
reasons for the limited growth o f  shelter co-operatives in the region.

IX.H.l. Negative policy framework
Follow ing independence. Governm ents did not provide institu tiona’ space for 
shelter co-operatives. Governm ent policy was to ‘prov ide’ housing through 
central government institutions and/or local authorities. National housing cor
porations or authorities were established, but they served mainly the interests o f 
middle-income groups. Moreover, the scale o f  their contribution was relatively 
small when compared to need. Some lower-ineome public housing, w hether 
involving self-build or not. was undertaken through local authorities. These 
initiatives were frequently funded by donors —  principally the W orld Bank and 
U SAID, The majority o f  the governm ent-sponsored shelter interventions that 
targeted  lower-income groups have not used the co-operative model. Yet, 
m any o f them have had a community participation component.

In countries with a positive policy framework, co-operative shelter has 
m ade progress. Zimbabwe is the forem ost exam ple o f  this. . In the past, 
E th iop ia  established a successful co-operative housing system  albeit with 
considerable state intervention."*^’

As housing co-operative projects are normally in the formal sector (i.e., 
m eeting local authority building standards) the construction costs .are in many 
instances not affordable to many co-operatives. Those with predom inantly 
low-income members require development o f special programmes, designed to 
m eet their specific circumstances. N A C H U ’s rehabilitation program m e is an 
exam ple o f this. Even in situations where attempts have been made to design 
m ore affordable standards, as in Zimbabwe, there is a need for such specific 
arrangements.

At the same time, the informal sector has been responsible for the bulk o f 
housing delivery in the region. The main reason for this is that it is not 
constrained by building regulations. M oreover, it provides what people can 
afford, although this may imply that the quality o f  shelter is rather poor.

46. Sec a case study on Ethiopia in UNCI IS. 1989.

Co-operative impacts in the shelter sector 95



The challenges faced by a housing co-operative are quite complex com pared to 
those experienced by an agricultural m arketing co-operative or a SACCO. 
W hile the  in ternal organisation o f  housing  co-operatives is sim ilar to co
operatives in other sectors, the process o f  acqiiiring land and a building requires 
considerable experience and skills. This includes knowledge o f  land and 
planning leg isla tion , construction, access to finance and so forth. The 
m echanism s and processes operating in these areas are often not transparent. 
Thus, co-operatives can be placed at a disadvantage compared whh the private 
sector even w here they have had a theoretical priority in land allocation and in 
obtaining finance (as has been the case in Tanzania).

The qualities that bring leaders to th e 'fo re  in co-operative elections are 
often based on personality rather than m anagem ent qualities. As m ost elected 
management com m ittees also act in an executive capacity, supervising project 
developm ent, th is  can cause many problem s. Weak m anagem ent has led to 
inefficient and im proper use o f  funds, w rong choices o f  investm ent options, 
project size and design, misuse o f  funds and lack o f  reporting to m em bers. 
Some co-operative m anagem ent com m ittees have em bezzled funds, flouted 
regulations and abused their offices (see for example box 13).

IX.H Culture
W hile co-operation is invariably argued to be prevalent in traditional rural 
Africa, it is alm ost non-existent in urban areas. Even traditional practices, such 
as co-operative efforts in the building o f  rural houses are currently diminishing. 
Rural to urban migration has not autom atically brought with it rural practices o f 
co-operation. The princ.ipal reason for this tnay be the fact that migrants are no 
longer in- a rural economy but in a com petitive labour market with a cash nexus. 
New practices o f  co-operation'^' have taken tim e to emerge. As urbanisation 
continues,-and more people are bom  in and derive their livelihoods from urban 
areas, new forms o f co-operation may arise based on common urban problems. 
K.IJICO in Dar cs Salaam illustrates this (sec box 10).

W hile co-operation in various form s m ay now be increasing in urban 
areas, there is less o f  a desire at present for joint, as opposed to individual, 
tenure. The option should always be available but not perceived as the test o f  a 
‘true co-operative’ (see box 1). Instead, it should be viewed as one o f  the 
options to be considered in each circum stance. A practical consideration here

IX.H.2. Management issues

47. Such as savings clubs, associations o f people from a particular rural area and 
neighbourhood groups.
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Box 28. Donor support to shelter co-operatives in Eastern and Southern 
Africa

South Africa
Rooftops Canada. Swedish Co-operative Centre and NBBL (Norway) have supported 
national and local NGOs and have been funded by their respective governmental aid 
agencies.
Zimbabwe
Rooftops Canada, the Canadian Co-operative Association and the S edish Co
operative Centre have supported HPZ.
Tanzania
Deswos (Germany) and NBBL (Norway) worked through government, funded 
principally by the United Nations. The national promoting agency was government. 
Rooftops Canada and the Canadian Co-operative Association have been supporting 
WAT for several years.
Kenya *•
USAID (direct assistance). Rooftops Canada, Ford Foundation, Shelter for the Home
less (United Kingdom) and Zero-Coop have all provided support to NACHU, a housing 
co-operative apex body originally established with strong donor support.
Uganda
To date there has not been any national organisation supporting co-operative shelter. 
International assistance has mainly been directed to the Kataayi co-operative (see box 
7) by Rooftops Canada and the Canadian Co-operative Association.

is that at present, the m ajority o f  finance institutions will only lend against the 
security o f  individual title.

IX.H.4. Donor interventions
The experience o f  donor interventions has been mixed. In Tanzania they failed 
to create a sustainable m ovem ent and the original im petus died when donor 
funcing was w ithdraw n. In Kenya, NACHU has a strong local base in 
organisational term s but is dependent on donors (grants or loans on favourable 
terms) to finance its projects for people living in poverty. At present, NACHU 
cannot raise affordable funds within Kenya for its ‘conventional’ lending. The 
HPZ in, Zim babwe has been successful in promoting the housing co-opcrativc 
movement. Yet, again growth has been halted by the shelter sector-wide lack 
o f finance. The situation in Zimbabwe, where the housing finance institutions 
have ceased to lend is an extreme example o f this.

Experience from the five countries studied in this report indicate that 
shelter co-operatives have been successfully established only when initiated by 
an external agency, which in turn has been supported in varying degrees by
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donors. M oreover, in each o f the cases studied, tiie donor has worked with or 
through one or more national sheher co-operative organisation from industrial 
countries (see box 28).

I X E x t e r n a l  economic and financial environment
The lacic o f  finance to augm ent the self-help efforts o f  co-operatives is an 
im portant constraint in all the countries studied. There are a num ber o f 
dimensions to this —

• The poor m acro-econom ic clim ate has led to very high interest rates. 
This makes borrowing too costly for the average housing co-operative, 
not just for the poor. Even in countries with positive policies towards 
co-operatives, such as Zim babw e, the building societies have been 
unable to lend since 1997. Instead, they have preferred to invest in the 
money markets. Because o f increasing inflation rates in many countries, 
building costs have escalated beyond the projections o f  m any housing 
co-operatives (see section II.A). This has resulted in incom plete  
projects.

• M any financial institutions, including co-operative institutions, have 
lending criteria which are unfavourable to shelter co-operatives. For 
exam ple, many will only lend to individuals, not to co-operatives on a 
jo in t basis. Such institutions are also unwilling to lend to those with less 
than a certain  level o f  incom e, or to the self-em ployed. W ith the 
exception o f  specialist housing finance institutions, other institutions 
will only lend on a short- to medium-term basis.

• In some countries the long-term  housing finance system  (build ing 
societies, housing banks, etc.) is either non-existent or serves the upper 
end o f  the m arket only. In Tanzania, m ism anagem ent and political 
interference resulted in the Tanzania Housing Bank being liquidated in 
the mid-1990s.

• Internal financing o f  co-operatives has also been affected by poorly per
form ing econom ies. Increased unem ploym ent, civil service retrench
m ent and high inflation (see section IX .H .2), have resulted in the 
reduction o f savings in co-operatives.

H ousing finance for social (including co-operative) housing is only avail
able in South Africa. None among the four other countries studied have such 
institutions in place. The subsidies offered in South A frica are, however, un
affordable and indeed unim aginable in almost any other Sub-Saharan African 
country. Despite a relatively advantageous financial climate, the whole social 
housing sector in South Africa still finds it difficult to easily access shelter 
credit.
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IX.H.6. Political context
Links by co-operative shelter organisations to the national political domain can 
be a tw o-edged sword. A positive policy fram ework is a considerable asset. 
However, if a co-operative m ovem ent has too close links to one political party 
this can be quite detrim ental if  there is a change o f  governm ent (see also 
section II.B).

C o-operatives are also  vulnerable to negative political forces. For 
example, for m any years N ACHU in Kenya, which was largely crc ted by the 
trade union m ovem ent, could only support trade union sponsored h )using co
operatives. H ow ever, the trade union um brella body created housing co
operatives w ithout adequate regard and understanding o f  the co-operative 
movement in general or o f  the complexities o f  shelter provision. Many new 
housing co-operatives were created with local and national leaders promising 
housing to all workers. This inevitably led to disillusionm ent and set back the 
development o f  co-operative housing (and o f NACHU) by some years.

In Zim babw e, many o f  the ‘com m unity’ co-operatives had close links to 
the ruling party, ZANU-PF."**^ In some instances this has m eant that local 
councillors, m em bers o f  parliam ent and political party officials have interfered 
with the running o f co-operatives. Furthermore, it has led to a situation where 
co-operatives not linked to ZANU-PF have been disadvantaged.

IX.H.7. Difficulties in accessing land
In many countries, allocation o f  land by governm ents or local authorities has 
been a long and frustrating process for co-operatives. Tanzania, for example, 
had for many years an official policy that gave housing co-operatives priority in 
land allocation. In practice, however, many individuals, used personal contacts 
and other incentives to obtain land before co-operatives. There was also a 
bureaucratic problem  as no land could be allocated to co-bperatives before they 
were registered. This becam e a problem because the Registra. o f  Co-operatives 
refused to register co-operatives until they had been allocated land.

In Zim babwe, until recently land could only be allocated to individuals. 
Follow ing p ressu re  from  the co-operative housing m ovem ent and HPZ, 
however, land can now be allocated to co-operatives.

48. The Zimbabwe African National Union -  Patriotic Front.
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X. Conclusions: Lessons learned and the future 
role of the co-operative sector in shelter 
development in Eastern and Southern Africa

G iven the m any factors affecting each o f  the experiences review ed in this 
report, the differences between countries, and the small number o f  cases, it is 
not possible to determine one ‘correct’ approach to developing a co-opcrativ'e 
shelter m ovem ent in any one country. The experiences presented in this report 
can be sum m arised under four major sets o f lessons learned, i.e. iss^ies related 
to —

• the policy climate (see section X.A);
• the role o f  support institutions (see section X.B);
• finance (see section X.C); and
• partnerships (see section X.D).

■The final section o f  this chapter (X .E) provides a tentative basis for 
developing future strategies to improve the contribution o f  the co-operative 
sector towards the fulfilment o f the goal o f shelter for all.

X.A. Policy climate
For shelter co-operatives to be successful, there must be a positive policy 
climate at the national level that accepts the role o f  shelter co-operatives in 
m obilising resources for housing and infrastructure delivery. This policy must 
be im plem ented through appropriate legislation or other enabling tools. This 
entails creating understanding of the coroperative approach among stakeholders 
such as politicians, civil servants, local authority officials, finance institutions, 
the private scctor and the civil society.

The policy climate must therefore provide for institutional space for co
operatives as part o f the overall shelter strategy. In South Africa, housing co
operatives are trying to create a niche for themselves within the social housing 
sector. In Tanzania, the changes following liberalisation entail that the co 
operative shelter movement has to be reinvented so that it is not perceived as 
being part o f  the ‘socialist past’.

Shelter co-operatives may have to distance themselves from those parts o f 
the co-operative movement that have been most affected by liberalisatiori. In 
some countries, these have bccome discredited, mainly because o f political 
interference.

The adoption o f an enabling approach by many governments over the past 
decade has not always been a strategic redefinition o f the role o f governm ent 
vis-a-vis other actors. Instead, it has entailed a withdrawal by government from
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the responsibility o f  guiding the managem ent and growth o f  human settlements. 
Civil society, including co-operatives, has responded by moving into the spaces 
left by governm ent (central and local); providing housing, infrastructure and 
urban services.

The implication o f  this is that form s o f  urban governance are changing 
and civil society is playing a greater role. An exam ple o f  this is the Nairobi 
Informal Settlements Co-ordination Com m ittee (see box 18). This Com m ittee 
brings together stakeholders to tackle the problem s o f informal settlem ents in 
N airobi. Residents associations are springing up all over the city and are 
beginning to provide services that the city council has failed to deliver. Co
operatives, as democratic organisations, clearly have a role to play under such 
conditions. They represent a way forward, and their effect will not be restricted 
to enhancing shelter delivery. Together w ith other civil society organisations, 
they have the potential to contribute to better governance in African cities.

X.B. Role of support institutions in the co-operative 
shelter sector
The withdrawal o f  governm ent and the liberalisation o f  the co-operative sector 
have em phasised the need for effective support institutions. There is. a clear 
distinction between providing an enabling fram ework, which is principally the 
role o f  governm ents, and the provision  o f  d irect support to shelter co
operatives. The latter includes support to —

• co-operative formation, organisation and management;
• land acquisition;
• provision or sourcing finance;
• negotiation w ith pertinent au thorities on m atters such as planning 

pennissions, building standards and infrastructure; and
• physical design am’ contract supervision.

In the cases assessed in this report, it is clear that approaches are more 
successful if  G overnm ents support co-operatives through a non-governm ental 
institution. In terms o f  performance, there seems little to choosc between the 
promoting agency being —

• a co-operative itself (an ‘apex ' accountable to its member co-operatives 
such as NACHU in Kenya); or

• an agency that has as its purpose support to co-operative shelter, but 
which is ‘ow ned’ through an NGO, trust or other modality such as HPZ 
in Zimbabwe, Afesis-Corplan in South Africa and W AT in Tanzania.
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The possible drawbacks of a “donor-dependent” co-operative apex model, 
as experienced to some extent by NACHU. are twofold. First. NACHU can 
only fully serve those parts o f its m em bership for which it has donor funding 
—  norm ally those being perceived as ‘the p o o r’. C o-operatives recently 
created in this ‘poor' category may thus receive priority over older m em ber 
organisations, which although not poor arc not m ade up o f w ell-off people 
either. This puts considerable strains on organisations and this ‘donor sh ift’ 
(serving the interests o f  donors ra ther than a m em bership) is a problem  
experienced by many African NGOs.

Second, a representative and dem ocratic apex organisation, such as a co
operative, can be prey to individuals who have their own or very sectional 
interests at heart rather than the future o f  shelter co-operatives. There can be 
increased competition for elected positions in what are seen to be organisations 
with donor funding. This has the potential to dam age what arc still relatively 
fragile organisations. In Kenya for exam ple, the relatively abrupt rem oval of 
close governm ent supervision fo llow ing liberalisation , left a vacuum  in a 
num ber o f  co -operative organisations. It w ill take some tim e before 
appropriate checks and balances can be institutionalised.

The NGO alternative, includ ing  tru sts  and sim ilar bodies, w here 
democracy is not direct,'*'^ is insulated from som e o f  these pressures. The cost 
o f this insulation, however, is ultimately that it denies the shelter co-operatiyes 
democratic representation. In Zimbabwe, HPZ is fostering the development of 
a separate co-operative housing apex organisation. Perhaps the most workable 
system is to have an apex organisation  w hich  undertakes representative 
functions, and in addition, to have a separate organisation  that provides 
technical support. • .

X.C. Finance
It is important that co-operatives focus on m obilising their own finances. This 
enables them to initiate activities on their ow n, and perhaps even more 
important, it serves as a dem onstration o f  com m itm ent. However, housing 
requires a relatively large capital investm ent, even when strategies to reduce 
cost are em ployed (such appropriate building standards). This capital can 
normally not be raised at the outset solely from the intended beneficiaries. The 
experience with pyramid sphemes in Zimbabwe exem plifies this.

In ideal conventional term s, there  m ust be a functioning finance 
mechanism(s) that can provide both short-tenn construction (bridging) finance

49. Many NGOs have non-elected Boards even if, as with HPZ in Zimbabwe, co-operatives 
are represented on the Board.
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and long-term  loans to be amortised through regular repayments. This requires 
fm ancia! interm ediaries that can take deposits and/or attract funding from other 
financial institutions or markets. These can then be on-lent to co-operatives. 
The analysis above shows that finance is the greatest constraint faced by the co
operative shelter sector in the region. It even applies to South Africa, with its 
functioning lending institutions, public as well as private.

Therefore, access to financial m echanism s and institutions is essential. 
The ex istence o f  such institutions w ithin the co-operative m ovem ent itse lf 
would be an added advantage. However, the Co-operative Bank in Kenya has 
only g iven  m arginal concessions to the housing sector and there are no 
equivalent organisations in any o f the other countries studied.

As suggested in section IX.D, the greatest potential now for co-operative 
shelter financing is perhaps from the SACCOs. As has been illustrated above, 
SACCOs already provide considerable shelter finance, although not delivered 
in the most effective or efficient way.

There is some way to go before the SACCO movements can graduate into 
co-operative housing finance institutions. For example, policy decisions will 
have to be taken within the SACCO m ovem ents to offer this new' product. 
M oreover, there has to be sufficient liquidity and surpluses in the system  to 
ensure that dem ands for both short and long-term  finance can be met. 
M echanism s for longer-term lending will then have to be put in place. This is 
currently happening in Kenya (see section V II.B .l.a). The Kenyan experience, 
and that o f  CM E SACCO (see box 5) and C ape Housing Association (see box 
15) in S ou th  A frica  may m erit further study  as indicative co-operative 
approaches.

O utside the registered co-operative m ovem ent (e.g. in the broader social 
housing sector), there are other m odalities that can form part o f  broader 
financing strategies.'" Some o f these h iv e  been identified in section V II.B .I. 
above. There is also a role for informal short-term  lending at the community 
level, as people  living in poverty tend to be unable (and to some extent 
unwilling) to use longer-term finance.

There is a need to further develop and co-ordinate the approaches o f  the 
co-opera tive  ac to rs w ith those o f  actors from  outside the co-operative 
movem ent. M oreover, these approaches need to be tailored to the specific 
needs o f  co-operatives and community groups.

50. It should be noted that the Habitat International Coalition has a Working Group on 
Housing Finance and Resource M obilisation, which co-ordinates experiences on shelter 
finance, particularly for low-income groups.
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At the international level, co-operative movements outside o f  the Eastern 
and Southern Africa region — in particular in more developed countries —  
could .examine the possibilities o f establishing loan guarantee m echanisms in 
partnership w ith local finance institutions. These local mstitutions could be 
SACCO's, co-operative banks, NGOs with a finance arm or other forms of 
financial institution. This would assist the local institution to become involved 
in lending to shelter co-operatives, particularly to those whose m em bers are 
living in 'poverty . Eventually the guarantees would not be requTcd as co
operatives build up a record o f good repayment.

X.D. Partnerships
The building o f  a co-operative shelter movement takes time — it is not som e
thing that can be bound by normal project time frames. Instead, it requires 
long-term  commitment and probably long-term external support. This does not 
necessarily  im ply heavy support. Instead, access to expertise in building 
capacity can be valuable. The support given by Rooftops Canada and others 
over the years to all the five countries studied is a pertinent example. This 
support has been structured yet intermittent. M oreover, it has moved slowly 
and has built on its achievements. Partnerships between housing co-operatives 
in various countries are therefore very valuable.

M ore important, co-operatives have to establish partnerships with other- 
stakeholders. These partnerships need to be fostered at the local as well as the 
national levels. These potential partnerships can be categorised as follows:

• B etw een sections o f  the co-operative m ovem ent, and particularly  
between housing co-operatives and SACCOs.

• B etw een  reg is te red  shelter co -opera tives and co -o pera tive-like
• organisations.

• Between co-operatives and local authorities.
• Between co-operatives and civil society organisations such as those sup

porting com m unity shelter projects or those which are advocates for 
example for the urban poor, or those displaced from rural areas.

• Between co-operatives apex organisations and other similar bodies rep
resented at the national level and government.

• Betw een co-operatives and governm ent to ensure that there is an 
enabling framework.

As it is currently fashionable to promote partnerships (see for example 
box 23), it is appropriate to recognise some basic conditions. The first is that a 
partnership arrangement must have content. M oreover, each partner must have 
an incentive to participate. For example, a local authority may provide public
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land to a co-operative if  the co-operative can dem onstrate that it can deliver 
housing while the local authority cannot. In this relationship there may well be 
political considerations with elected councillors, for example, seeking to take 
credit and/or seeking to influence the project. The benefit for the co-operative 
is that it will achievc its objective o f  housing its members.

Second, in examining a potential partnership it is essential that an analysis 
be made o f the attitudes and vested interests o f  all the potential stakeholders. It 
.will make a considerable difference to a co-operative if  the land they are 
intending to acquire is owned by a leading politician or civil servant.

The value o f  partnerships is exemplified well by the Voi project in Kenya 
(see box 19). This project included close co-operation between NACHU, the 
local authority, the government Small Towns Developm ent Programme and the 
residents.

The com parative advantage offered by each 'po ten tia l partner must be 
established. Im plem entation m odalities should be based on the ‘best value' 
approach, i.e. se lecting  the m ost e ffec tiv e  and e ffic ien t in stitu tiona l 
combination.

X.E. How can co-operatives become a greater player in 
the shelter sector?
As outlined above, the experience o f  co-operatives in the shelter sector is 
somewhat lim ited and patchy. H owever, as central governm ents and local 
authorities have withdrawn from the direct provision o f  housing (and increas
ingly o f  infrastructure) in m ost o f  the countries studied —  co-operative 
approaches are increasingly becom ing a more viable alternative. The vacuum 
left through the w ithdrawal o f  public sector actors has been filled by un
regulated and unplanned inform al developm ents in m ost countries. These 
developm ents, w hile being affordable, o f  en pose environm ental hazards. 
M oreover, they are inefficient, and lack basic urban services. There are thus 
opportunities for alternative approaches to fill this vacuum.

Experiences are em erging throughout A frica o f  co-operation in various 
forms. Examples o f  some o f these have been related in this report. As people 
realise that Governm ents will not provide them w ith shelter, they have been 
forced to work together co-operatively to provide various elem ents o f  shelter 
themselves. Am ong the successful initiatives are those that have been built 
purely from the grass roots, or have been stim ulated by agencies that have 
followed a carefully thought-out process o f  developm ent —  incorporating 
com m unity, financial and construction aspects. Exam ples o f  this include 
NACHU in Kenya, Afesis-Corplan in South Africa, and HPZ in Zimbabwe.
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The analysis m ade in this report reveals many useful experiences and 
promising initiatives that can provide the basis for developing the co-operative 
shelter sector. At the prim ary or local level, many o f  these initiatives are un
coordinated. M oreover, they do not benefit from mutual learning, and are 
unable to act cohesively vis-a-vis local and central government. This applies 
particularly to co-operative-like organisations as it is suspected that many o f 
their experiences have not been captured in this report.

The next step is to develop joint strategics betw een organisa' ons in the 
co-operative, co-operative-like and other com m unity-based sectors. The main 
challenge is to allow all o f  these to learn from each other, while at'.;mpting to 
address the shelter needs o f  the 21st century in Africa. While developing such 
strategies there is a need to focus on the lessons o f the past. That has been the 
purpose o f  this report. The strategy to be pursued in the future should thus 
include the following elements —

• Developing m odes o f co-operation between actors in the co-operative, 
co-operative-like and community-based shelter sectors.

• Identifying which forms o f co-operative organisation are appropriate in 
specific situations. This will involve examining the comparative advan
tages o f  different forms o f  co-operative shelter in a number o f  aspects 
including:

Tenure options that are related to preferences o f the m em bers, to 
existing tenure legislation and practices and to the location and 
nature of proposed projects.

The perceptions o f  potential participants o f  the co-operative m ove
ment in the country.

The relationship o f registered co-operatives to the government.

Forms o f co-operatives that are acceptable to financial institutions.

• Developing links with other stakeholders, e.g., the government, local 
authorities, NGOs and the private sector.

• Developing links w ith the finance sector, co-operative and non-co
operative.

• Placing a special em phasis on tackling poverty  and in particular 
examining approaches in the light o f  com m unity organisation m ethod
ologies currently practised in the region.

• Incorporating a gender dim ension in co-operative shelter, in terms o f 
dem ocratic partic ipation , leadership, inheritance rights, tenure and 
project design (e.g. single-headed households, differential access to 
employment, income levels and shelter design).
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Annex 1. COPAC “Guidelines aimed at creating 
a supportive environment for the development of 
cooperatives’”^
Introduction
In its resolution 51/58 o f 12 Decem ber 1996. the General Assem bly requested 
the Secretary-General to ascertain, in cooperation with the Com m iiiee for the 
Promotion and Advancement o f  Cooperatives, the desirability and feasibility of 
elaborating U nited N ations gu idelines aim ed at c rea tin g  a supportive 
environment for the developm ent o f  cooperatives and to include his findings 
and recommendations in a report to be submitted to the General Assembly at its 
fifty-fourth session.

In response to that request, the C om m ittee took up at its fifty-sixth 
session, held at Geneva in N ovem ber 1996. It decided in principle that such 
guidelines were highly desirable: guidance was provided by Cooperatives 
(Developing Countries) Recom m endation No. 127, adopted on 21 June 1966 
by the General Conference o f the International Labour Organization. A meeting 
o f experts on cooperatives was held at Geneva from 29 M arch to 2 April 1993 
by the International Labour Organization. It concluded that, after nearly three 
decades o f  substantial change in global economic and social conditions in the 
cooperative movement and in the relations between it and Governm ents, there 
was need to change the tone and em phasis o f  the Recom m endation to reassess 
the underlying concepts o f aid to cooperatives and to include m atters not 
addressed by it.

M oreover, in the view o f the Com m ittee, there was an urgent need for 
guidance to many Governments on policy regarding cooperatives and the co
operative movement in view o f the im portance o f  the m ovem ent, as agreed

51. These Guidelines were published as an annex to the Report o f  the Secretary-General to 
the fifty-fourth session o f the General Assembly, entitled “Status and role o f cooperatives in 
the light o f new economic and social trends" (A/54/57). Based on this report, the United 
Nations General Assembly adopted a resolution entitled "C ooperatives and Social 
Dcvelop-m ent” (A/RES/54/123) on 17 December 1999. This resolution falls just short of 
adopting the Guidelines. Instead it welcomes the draft and requests United Nations member 
states to provide their views on the draft and pnivide, if necessary, a revised version of the 
Guidelines for adoption at the 56lh General Assembly in 2001. The draft guidelines were 
submitted to the Secretary-General o f the United Nations by COPAC the Committee for the 
Promotion and Advancement o f Cooperatives in December 1998. The text reproduced here 
was down-loaded from the following URLs on 2 May 2001: http://www .conact;va.o^t;/a-54- 
57.htm  (Introduction only) and hltp ://w w w .copaci;va.o rtJ/98 izu idelines.h tiT i (the rest o f the 
text).
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upon by them at the series o f  recent global conferences for new forms o f col
laboration and partnership  with major stakeholders within society. New forms 
o f relationships betw een Governments and the cooperative movement had been 
called for at a series o f  ministerial level m eetings organized by the International 
C ooperative A lliancc. The role and status o f  both Governments and the co
operative m ovem ent had changed drastically in formerly socialist countries and 
in m any other develop ing  countries. The international cooperative movement 
itself had com prehensively reviewed its values and principles and the nature o f 
its proper relationship with other sections o f  society, including Governments, 
and had adopted a new  “Statement on the Cooperative Identity” at the centen
nial congress o f the International Cooperative Alliance in 1995.

In order to exp lo re  the feasibility o f  elaborating such guidelines, the 
C om m ittee appo in ted  a consultant to prepare a draft. A first version was 
reviewed and a second version examined at a consultative meeting attended by 
specialists from around the world, as well as by representatives o f members o f 
the Committee, at G eneva in May 1997. On the basis o f  extensive examination 
at that meeting, a third version o f the draft guidelines was prepared.

The draft gu ide lines were circulated w idely  in print and electronic 
version. The electronic version o f  the guidelines was posted on the Committee 
for the Prom otion and Advancement o f Cooperatives Web site in January 1998. 
A printed version w as also included in the International Day of Cooperatives 
press pack, which w as mailed in July 1998 to over 2,000 organizations. The 
Com m ittee also requested input from a num ber o f  cooperative organizations on 
an individual basis and briefed and provided copies o f  the guidelines at the 
International C ooperative A lliance m eeting o f  chairperson o f the specialized 
bodies in M arch o f  1998. No m ajor com m ents to the guidelines w£re received 
by the Secretariat w ith  the exception o f  a critical review by the Industrial 
C om m on O w nersh ip  M ovem ent, which was circu lated  to m em bers upon 
receipt. Other than this comment, there have been no negative reactions to the 
guidelines or any suggestions Tor im provem ents. Specific com m ents o f  
approval were received  from the International Cooperative Alliance Board, 
which reviewed and adopted the guidelines at their m eeting in Tokyo in April 
1998, and from the Federation o f  Danish Cooperatives. The representative o f 
the International L abour Organization also reported that, despite the fact that 
the proposal for the revision o f  ILO Recom m endation 127 was not accepted, 
the discussion o f  the item  indicated that G overnm ents in developing countries 
supported having a new  standard on cooperatives, thus showing that there was 
a need for some sort o f  guidelines.

On the basis o f  the process o f  elaborating this draft, the Committee is able 
to advise the Secretary-G eneral that it considers further elaboration o f guide
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lines lo be entirely feasible. During the process o f wide circulation o f the drafts 
o f  the guidelines by the Committee, the views expressed by specialists within 
the cooperative m ovem ent as well as in governm ental and intergovernmental 
organizations is unanim ously that such guidelines are desirable.

Objectives
1. Within the G eneral Assembly and the Econom ic and Social Council, 

and  at m ajor re c e n t in te rn a tio n a l co n fe ren ces . G overnm ents have 
acknowledged the significance o f  cooperatives as associations and jnterprises 
through which citizens effectively overcom e a w ide range o f pn blems and 
achieve many o f their goals. They have recognized the cooperativ e movement 
as a distinct and m ajor stakeholder in both national and international affairs.

2. G overnm ents recognize that the cooperative m ovem ent is highly 
dem ocratic, locally autonom ous but internationally integrated, and a form o f 
organization o f  associations and enterprises whereby citizens themselves use 
self-help and self-responsibility to meet goals that include not only economic 
but social and environm ental objectives, such as overcom ing poverty, securing 
productive em ploym ent, and encouraging social integration.

3. Consequently, Governments seek to support the cooperative movement 
and to work closely w ith it to develop an effective partnership to achieve their 
respective goals. Policies setting out the objectives and means o f  support and 
collaboration are valuab le  instrum ents for ensuring that the potential o f  
cooperatives for m eeting the individual goals o f  citizens who are members, and 
through this the aspirations o f  the wider societies o f  which they are a part, is 
realized.

4. However, such policies can be effective only if  they take into account 
the special character o f  cooperatives and the cooperative movement. This 
differs significantly from  that o f  associations and enterprises not organized 
according lO cooperative values and principles.

5. The objective o f  these Guidelines is to provide advice to Governments 
that is appropriate to contem porary and anticipated conditions. Because of the 
expectations show n by G overnm ents in recent years in respect to the 
cooperative m ovem ent, rapidly changing global conditions and changes in the 
cooperative m ovem ent itself, many policies in m ost o f  the States members o f 
the U nited N ations m ight benefit from  review , and in some cases from 
substantial revision. G iven the relevance o f cooperatives to many aspects o f 
national life, as well as the special nature of cooperative organization, policy in 
respect to cooperatives may be complex and sensitive. It is the purpose o f these 
Guidelines to set out succinctly the principles on which national policy might
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best be based, and the scope and content likely to suffice as a fram ework for the 
necessarily m ore specific and detailed national policies w hich fall within the 
responsibility o f  each Government.

Policy in Respect to Cooperatives and the Cooperative Movement
6 . The objective o f policy is to ensure that cooperatives, recognized as 

legal entities, are assured real equality with other types o f  association and 
enterprise, and this equality is extended to all organizations and institutions set 
up by the cooperative movement. Enjoyment o f such equality requires that the 
special values and principles o f  cooperative organization, expressed in the 
particular forms taken by cooperative organization, receive full recognition as 
desirable and beneficial to society, and that appropriate m easures are taken to 
ensure that th e ir  special qualifies and practices are not the cause o f  
discrimination and disadvantage o f whatever type.

7. To achieve this objective, government is concerned with creating - and 
then w ith m aintaining as conditions change - a supportive and enabling 
environm ent for cooperative development. As part o f such an environm ent, it is 
useful if  every effort is made to create and maintain an effective partnership 
between Government and the cooperative movement.

A. Public Recognition
8 . It is appropriate and useful for G overnm ent to acknow ledge publicly 

the special contribution - in both quantitative and qualitative terms made by the 
cooperative movement to the national economy and society. It is also beneficial 
that G overnm ent acknowledge and publicise the purposes o f  all form s o f  
partnership and collaboration between it and the cooperative m ovem ent. A 
num ber o f  specific actions may be useful o f  which one m ight be full 
participation in the annual jo in t observance o f  the United Nations International 
Day o f C ooperatives and the International Cooperative Day organized by the 
International Co-operative Alliance, pursuant to General Assembly resolutions 
47/90, 49/155 and 51/58; and appropriate participation in other celebrations o f 
the cooperative movement.

B. Legal, Judicial and Administrative Provision
9. A ppropriate provision is necessary within law and both jud icial and 

adm inistrative practice if  these most im portant areas o f the environm ent in 
w hich cooperatives exist are to contribute positively to the supportive and 
enabling nature o f  that environment Legal provision may take various forms 
appropriate to the national legal system, it should address the status, rights and 
responsibilities o f  cooperatives and the cooperative movem ent in general, as
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well as, if  appropriate, those o f  special categories o f  cooperatives or o f  distinct 
aspects o f  cooperation.

10: National Constitution. T his could acknowledge, i f  appropriate, the 
legitirnacy o f  cooperatives and the cooperative m ovem ent and the u tility  o f  
their contribution to national life.

11. General Law on Cooperatives or the general section of a single 
Law on Cooperatives. This should form the basic element in legiii provision 
and the fundam ental point o f  guidance for all jud ic ia l and adn m istrative 
practice. Participation by representatives o f  the cooperative m ovem ent in its 
form ulation would a valuable means to ensure its rclcvance ana utility. It 
should acknowledge the nature o f  cooperation and its utility, set out criteria for 
treatm ent o f  cooperatives in law and define the nature o f  governm ental 
responsibilities as well as the rights and responsibilities o f  the cooperative 
m ovem ent. It should include the follow ing basic set o f  acknow ledgem ents, 
definitions and provisions, certain o f  which might be set out in a pream bular 
section:

• acknowledgem ent that the organizadon o f associations and enterprises 
on the basis o f cooperative values and principles is legitimate;

• acknow ledgem ent o f  the u tility  o f  the cooperative approach  to 
association and enterprise, its contribution to national life and the status 
o f  the cooperative movement as a significant stakeholder within society;

• definition o f  cooperatives, using the ‘Statem ent on the C ooperative 
Identity’ adopted by the International Co-operative Alliance in 1995;

• recognition  o f the unique nature o f  the values and p rincip les o f  
cooperation , and hence the need for their separate and d ifferen t 
treatment in law and practice;

• ' commitment that neither their distinctive nature nor their separate and
d ifferen  treatm ent in law and p ractice  should  be the cause o f  
discrimination, intended or not;

• undertaking that no law or practice should restrict the rights o f  citizens 
to full participation in the cooperative m ovem ent in any capacity  
consistent with its values and principles and should not restrict the 
operation o f  that movement;

• provision that a general law appiv to all categories o f  cooperative, but 
that in order to respond to the situation o f  certain  categories o f  
cooperative special laws might be enacted, consistent with the general 
law;
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stipulation that all judicial and adm inistrative regulations and practices 
be based only on the general or special laws on cooperatives; that all 
regulations clearly identify the provision of the law on which they are 
based and the purpose for which they are made;

recognition o f the full autonom y and capacity for self-regulation o f  the 
cooperative movement;

acknowledgem ent that- intervention by Government in the internal affairs 
o f  the movement should be strictly lim ited to measures applied generally 
to all associations and en terprises equally  in order to ensure their 
conform ity with the law. A djustm ents may be made only to ensure real 
equality in treatment;

definition o f  the responsibilities o f  the cooperative m ovem ent,for self
regulation in all matters distinctive to it:

provision that the texts o f  laws and regulations be made available to all 
cooperative members and employees;

provision that representatives o f  the cooperative movement participate 
fully in drafting special laws or judicial or administrative regulations and 
■guidelines concerning practice;

provision for the m aintenance o f  a public register o f  cooperatives as a 
part o f  procedures for registration o f  all associations and enterprises;

provision for procedures for continuous m onitoring and regular review' 
o f  law and practice which would include the full and equal participation 
o f  representatives o f  the cooperative m ovem ent and for encouragem ent 
o f  research on the effect o f  law and practice on the environm ent for 
cooperatives;

establishm ent o f  the responsibility o f  Governm ent to formulate and carry 
out a policy in respect to cooperatives that would seek to establish a 
supportive and enabling environm ent while avoiding any infringem ent 
o f  the autonom y o f the movement and any diminution o f  its capacity for 
responsib le  self-regu la tion , and w ould seek also  to engage in an 
effective and equal partnership with the movement in all matters where 
it is able to contribute significantly to the form ulation and carrying out 
o f public policy; recognition also o f  the value o f  governmental support 
for the  in te rn a tio n a l coo p era tiv e  m ovem ent, includ ing  th rough 
intergovernmental activities;

definition o f the responsibilities o f  the cooperative movement as a major 
stakeholder in society, to the extent these may be consistent with its full 
autonomy. These include m aking available its experience in self-reliant.
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people-oriented and community-based organization o f  associations and 
enterprises.

12. Special Laws on Certain Categories of Cooperatives: These must 
be consistent with the basic provisions set out in either a general law or in the 
preambular and initial sections o f a single law w here neither exist. Each special 
law should provide the same , set o f  such basic provisions. They m ay be 
necessary when the distinctive nature o f cooperatives require special provision 
in law to safeguard their autonom y while ach iev ing  their equal although 
different inclusion in generally applicable regulations. This is often ihe case in 
respect to financial cooperatives.

13. Judicial and Administrative Practice concerned Explicitly with 
Cooperatives: These must be consistent with the general law on cooperatives, 
and specifically with its provisions concerning such practice.

14. All Other Laws and Practices insofar as-they may have an effect 
on Cooperatives: M any laws and judicial and adm inistrative practices may 
affect the environment in which cooperatives operate, whether intentionally or 
not. Relevant governm ental bodies should make every effort to exclude any 
discrim inatory or prejudicial im pact. R esponsib ility  for identify ing cases 
needing revision lies also with the cooperative movement. Governm ent bodies 
should assist by m aking available the full text o f  drafts o f  proposed laws or 
regulations as well as any evaluation o f their impact.

15. Monitoring, Review and Revision of Laws and Judicial and 
Administrative Practices: This is necessary to ensure that their impact on the 
cooperative m ovem ent is entirely  positive. I f  identified , d iscrim inatory  
provisions should be rendered inoperative as quickly as possible pending 
enactm ent o f revised laws or issuance o f  revised regulations and guidelines 
concerning practice. This process should have as its purpose the early and 
com plete d isengagem ent by governm ents form  the in ternal affa irs o f  
cooperatives and the cooperative movem ent, w here this still exists, an i full 
operational realisation o f  the principles that cooperatives, although different, 
are equal to other business enterprises and civil associations.

16 . For these purposes form al p ro ced u res  for co n su lta tio n  and 
collaboration should be set up, and should include regular and full participation 
by the cooperative movement. Advantage may be taken also o f  the special 
program m es and guidelines offered by specialist international cooperative 
organizations and intergovernmental organizations.
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C. Research, Statistics and Information
17. Research: Given the significance o f  the cooperative m ovem ent, its 

own research and developm ent program m es and the active role o f  Government 
in supporting research generally , it is appropriate to undertake the following 
measures:

• recognition of the contribution o f the cooperative m ovem ent itself, and
hence d isengagem ent from  any direct intervention o ther than that
appiied to any recipient o f  public funding;

• provision for equal access w ith other types o f association, enterprise or 
movement in respect to public funds;

• collaboration between governm ental and cooperative movem ent research 
on m atters relevant to public policy; publication and wide diffusion o f  
research  results, in c lu d in g  those produced by the in te rna tiona l 
cooperative m ovem ent and intergovernm ental organizations, including 
the United Nations.

• E m phasis should be on applied  research o f  im m ediate u tility  in
im proving the efficiency o f  cooperatives, extending benefits to society
and improving partnerships between movement and Government.

18. Statistics: Several m easures may be undertaken to improve statistics 
for and about cooperatives:

• extend technical support provided by the national statistical service to 
the cooperative m ovem ent to an extent at least equal to that provided to 
other m ajor stakeholders;

• assist in preparation o f  the annual report o f the register o f  cooperatives;

• undertake prelim inary studies on which to base integration o f  statistics 
on cooperatives in regular program m es o f  the national statistical service, 
and participate in international efforts to improve cooperative statistics, 
including establishm en o f  a uniform  set o f defin itions for use by 
national statistical services.

1 9 . Information: G iven  that G overnm ent reg u la tes  and  broad ly  
influences inform ation d iffusion , a num ber o f  m easures may be useful in 
expanding know ledge o f  the  coopera tive  m ovem ent and o f  overcom ing  
prejudices and misconceptions:

• extension o f  technical and financial assistance to an extent equal to that 
m ade available to o ther stakeholders, ensuring that no discrim ination 
exists because of the special nature o f cooperatives;

• equal and non-discrim inatory access by the cooperative m ovem ent to all 
public media commensurate with its contribution to national life;
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• adoption o f  affirmative action to overcome prejudice and misinformation 
w here the term  coo p era tiv e  is associa ted  w ith a previous and 
inappropriate usage;

• d iffusion  through public m edia o f  m aterial on in ter governm ental 
activities undertaken in partnership with or in support o f  cooperatives;

• dissem ination o f  printed and com puter-based inform ation prepared by 
G overnm ent o f  intergovernm ental bodies with the sam e priority and 
resources as allocated to infomiation on other stakeholders.

D. Education
20. Given the im portant contributions o f  the cooperative movement to 

education, a number o f  supportive and enabling measures might be useful:

• acknowledgement o f  the contributions made;

• com m itm ent to non-interference in the m ovem ent's own programmes 
other than those generally applied in order to maintain standards in all 
educational institutions; and avoidance o f  discrim ination in certification 
and accreditation;

• support for all form s o f  co llabora tion  and partnersh ip  betw een 
cooperative and public systems, and assurance of equality with other 
types o f  private education (where this exists) in respect to eligibility for 
public funds;

• consideration o f  the option constituted by cooperative organization in 
any programmes o f  privatization;

. • encouragem ent o f  student self-reliance by facilitating their formation o f  
co o p era tiv es  for the supply  o f  goods and serv ices, including 
accommodati"on;

• encouragem ent o f  form ation  by public educational institutions o f  
purchasing, supply and common service cooperatives; and assurance o f  
equal access by cooperatives with other suppliers.

• inclusion within the national curricula at all levels o f  the study o f the 
values principles, h istory , current and potential contribution o f the 
cooperative movement to national society;

• encouragem ent and support o f  specialist studies o f  cooperation at 
tertiary level.

E, Provision of Public Funds
21. F inancial se lf-re liance , unrestricted  self-responsib ility  and full 

independence are vital for effective cooperative enterprise. The best policy

Annex I: COPAC Guidelines 117



approach is one where cooperatives receive the same treatm ent as any other 
forrri o f  enterprise. A number o f  other measures are valuable:

• ack n o w led g em en t and p ro tec tio n  o f  the spec ia l c h a ra c te r  o f  
cooperatives, and avoidance in law or practice o f  any discrim ination 
arising from  the special financial status, organization and m anagem ent 
o f  cooperatives:

• avoidance o f  any direct or indirect engagement in the internal financial 
affairs o f  cooperatives or o f  the cooperative movem ent and recognition 
o f  the self-responsibility o f  the movement for its own financial affairs;

• developm ent o f  partnerships with cooperative financial institutions in 
such masters as community and regional development, drawing on their 
experience o f  m obilizing and m anaging capital in a m anner and for 
purposes conducive to the public good.

F. Institutional Arrangements for Collaboration and Partnership
22. M any departm ents and bodies in Government will have contact with 

the cooperative m ovem ent, while a policy  o f enabling  and supporting  
cooperatives and operating an effective' partnership w ith the m ovem ent will 
involve actions by a wide range o f governmental institutions. In order to ensure 
consistency with broad general policy certain coordinating functions w ithin 
Govemrnent, as well as.liaison with the cooperative movement, will be useful.-

23 . It is advisable that a single departm ent or office assum e central 
coordinating, focal and liaison functions, o f  which the following might be most 
important:

• elaboration o f  a single national eornprehcnsive policy in respect o f- 
coopera tives, fo rm ulation  o f  guidelines for c o n s is te n t ' execu tion  
throughout Government, and monitoring and review o f that execution;

• collaboration with legal de lartm ents in drafting the general and any 
special laws;

• liaison, consultation and collaboration with the cooperative movement.

24. The most effective organizational location for the responsible entity 
would be within a departm ent already charged with broad strategic and co
ordinating functions, such as the office o f  a prime minister or president, or that 
responsible for economic management o f  development planning.

25. An institutional arrangement appropriate to national conditions which 
would perm it effective collaboration between Government and the cooperative 
movement would be valuable.
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26. Liaison between intergovernmental programmes and the international 
cooperative m ovem ent should be supported, including particu larly  that 
achieved through the Com m ittee for the Prom otion and A dvancem ent o f  
Cooperatives (GOPAC).
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Series of publications in support of the 
Global Campaign for Secure Tenure

No. 1; Women's Rights to Land, Housing and Property in Post-conflict Situation and 
During Reconstruction: A Global Overview
TTiis study was prepared in order to assist Governments and partners in civil society in post- 
conflict situations facing the challenge of sustainable peace-building. During reconstruction 
and rehabilitation, the restitution o f women's rights to land and property is presented as a key 
factor in restoring justice as well as social and political stability. The report provides 
recommendations for the formulation and implementation of strategies complying with 
international legal obligations which recognise and protect independent rights to land, 
housing and property to all women.

HS/589/99 E; ISBN 92-1-131448-8 (printed); (French version forthcoming) 96 pp.
Electronic version available from: httD://www.unchs.org/tenure/Publication/pub.htm

No. 2: Amenagement foncier urbain et gouvernance locale en Afrique sub-saharienne: 
Enjeux et opportunites apres la Conference Habitat II
Le rapport fait etat des resultats des travaux du Colloque regional des Professionnels 
africains de I’amenagement foncier, tenu a Ouagadougou, Burkina Faso, en avril 1999. Cette 
publication tire les lemons des experiences menees dans dix pays d'Afrique francophone par 
des equipes multidisciplinaires d'amenageurs tant du secteur public que prive. Cette 
publication s'inscrit dans les activites de suivi et de mise en application au niveau sous- 
regional et national du Programme mondial pourl'Habitat

HS/587/99 F; ISBN 92-1-231045-1 (printed) 92 pp.
Electronic version available from; http;//www.unchs.org/tenure/Publication/pub.htm

No. 3: Strategies to Combat Homelessness
One of the most comprehensive works on homelessness globally. Provides a typology and 
examples of strategies to prevent and combat homelessness. It also includes typologies and 
characteristics of homeless people (and street children), and a discussion on the concept of 
homelessness.

HS/599/(X)E; ISBN 92-1-131458-5 (printed); ISBN 92-I-13I483-6 (electronic) 226 pp. 
Electronic version available from;

http://www.unchs.org Programmes & Campaigns Housing Policy

All these (and other) UNCHS (Habitat) publications can be obtained from:

United Nations Centre for Human Settlements (Habitat), 
Information, Communication and Advocacy Section (ICA),
P.O. Box 30030,
Nairobi,
Kenya

Fax: 254-2-624060
E-mail; habitat.D ublications@ unchs.org  
URL: http://w w w .unchs.org

http://www.unchs.org/tenure/Publication/pub.htm
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http://www.unchs.org
mailto:habitat.Dublications@unchs.org
http://www.unchs.org


other UNCHS (Habitat) publications
Basic Facts on Urbanization
Brief and current data on various issues related to urbanisation, including: basic demo
graphic figures, growth of large cities, economics of cities, urbanisation and feminisation of 
poverty, housing supply, and access to services and infrastructure,
HS/.“i68/99 E; ISBN 92-1-131428-.'^ (printed); ISBN 92-1-131484-4 (electronic) 24 pp. 

Shelter for All: The Potential of Housing Policy in the Implementation of the Habitat 
Agenda
Provides a set of ‘minimum standards’ in housing policy development, a small core set of 
policy guidelines that leaves maximum room for manoeuvre at the level o f detail, while 
addressing the main bottlenecks and addressing basic needs. It is a guide for housing policy 
makers, particularly with regard to the relationship with other economic and social policies. 
HS/488/97E; ISBN 92-1-131344-9 (printed); ISBN 92-1-131485-2 (electronic) 85 pp.

The Istanbul Declaration and the Habitat Agenda: with subject index
Includes a very useful subject index with some 10.000 entries.
HS/441 /97 E; ’ ISBN 92-1 - 13 1322-8 (printed); ISBN 92-1 -13 1486-0 (electronic) 180 pp. 

The Human Settlements Conditions of the World’s Urban Poor
A comprehensive discussion of the concept and scale of urban poverty in developing 
countries. It also discusses how to reach the urban poor and how to address their problems. 
The report was submitted as an input to the Second United Nations Conference on Human 
Settlements (Habitat II) in 1996.
HS/391/96 E; ISBN 92-1-131300-7 (printed); ISBN 92-1-131487-9 (electronic) 229 pp.

Shelter Provision and Employment Generation (with the International Labour Office)
This comprehensive report on the links between shelter and employment was submitted by 
the two agencies to the Social Summit in 1995. It argues that governments should focus on 
development strategies based on labour-intensive shelter delivery, using local resources, thus 
linking the goal of shelter for all with that of full employment, in a common strategy for 
poverty reduction.
H S/339/94E; ISBN 92-2-108523-6 (printed); ISBN 92-1-131488-7 (electronic) 271 pp.

National Experiences with Shelter Delivery for the Poorest Groups
Outlines the problems encountered by poor people in their struggle to find shelter. It focuses 
on how current shelter policies are leaving them out of the shelter delivery process. Includes 
brief descriptions of successful interventions.
HS/308/93 E; ISBN 92-1-131231-0 (printed); ISBN 92-1-131490-9 (electronic) 136 pp.

Assessment of Experience with the Project Approach to Shelter Delivery for the Poor
An analytical discussion, based on examples from selected countries, on the need to move 
away from the project-by-project approach towards enabling shelter strategies.
HS/24I/9I E; ISBN 92-1-131165-9 (printed); ISBN 92-1-131499-2 (electronic) 45 pp.

Electronic versions (in compiled HTML format, allowing complex text searches) of all these 
(and other) UNCHS (Habitat) publications are available from:

URL: ht ip :/ /w w w .u n c h s .o rg  Programmes & Campaigns -> Housing Policy 
E-mail: hous ing .D o licv@ unchs .o rg

Printed copies are available from e-mail: h a b i i a t .D u h l i c a t i o n s @ u n c h s .o r g ______________________
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w The United Nations Centre for Human Settlements (Habitat) 
Has launched a Global Campaign for Secure Tenure.

The Overall aim of the campaign is to reduce 
urban poverty through polices which emphasize equity, 

sustainability and social justice.

Currently an estimated one billion people around the world are inadequately 
housed: o f these, more than 100 million are homeless. In most cities o f the 
developing world, up to one half o f the urban population lives in informal 
slum or squatter settlements that are neither legally recognized or serviced by 
city authorities. The informal parts o f the city do not enjoy many of the 
benefits o f urban life, including access to basic services and secure tenure. 
Residents live in constant fear o f forced evictions; most do not have access to 
formal finance and loan schemes that could enable them to improve their 
living and working conditions.

Security o f Tenure is a fundamental requirement for the progressive 
integration of the urban poor in the city. And it is an essential step for the 
realization of housing rights. Tenure can take a variety of forms, including 
rental (public and private) accommodation, freehold, cooperative housing 
and customary tenure. Security o f tenure guarantees legal protection against 
forced eviction, harassment and other threats. It also leads to improved 
living standards: countless exam ples reveal that when people have
residential security, they will invest in the improvement o f their homes and 
neighborhoods. The granting of secure tenure is, therefore, one of the most 
important catalysts in stabilizing communities, improving shelter conditions, 
reducing social exclusion, improving access to urban services, leveraging 
corporate and individual investment, and improving the urban environment.

Within the framework o f this campaign, emphasis will be placed on the 
building of strategic and operational partnerships between different levels of 
government, other United Nations organizations, the private sector, non
governmental and community-based organisations.

For futher information, please visit our web site at: 
http://www.unchs.org/Tenure 

Email: tenure@unchs.org

UNITED NATIONS CENTRE FOR HUMAN SETTLEM
PO Box 30030 Nairobi, KENYA. Telephone: 621234; Fax: (254)- 
e mail: habltat@unchs.org http:A ICA Library 
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