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Preface
... Governments should take appropriate action in order to pro
mote, protect and ensure the fu ll and progressive realization o f 
the right to adequate housing. These actions include. ... (c) 
Adopting policies aimed at making housing habitable, affordable 
and accessible, including fo r  those who are unable to secure ade
quate housing through their own means, by. ... (Hi) Supporting 
community-based, cooperative and non-profit rental and owner- 
occupied housing programmes... (Habitat Agenda, paragraph 61).

The Habitat Agenda -  the goals, principles, commitments and global plan of 
action adopted at the Second United Nations Conference on Human 
Settlements (Habitat II), convened in Istanbul, Turkey, 3-14 June 1996 -  
contains extensive references to the co-operative approach to shelter 
development. It calls for increased Government support to co-operatives in the 
housing sector and for increased co-operation between the United Nations 
system and the co-operative sector.

The Habitat Agenda regards the co-operative sector as a major partner in 
terms of implementing the enabling approach. The principles of partnerships, 
participation and transparency are also major components of both the Habitat 
Agenda and the co-operative approach. Furthermore, the Habitat Agenda notes 
that co-operatives have an important role in terms of promoting social 
integration and to remove barriers and eradicate discrimination in the provision 
of shelter.

These concerns are highlighted in the theme of the 80th International Co
operative Day /  8th United Nations International Day of Co-operatives (6 July 
2002) —  “Society and Co-operatives: Concern for Community” . In his 
message on the occasion of this day, the United Nations Secretary-General Kofi 
Annan noted that '^[c\o-operatives support social cohesion and stability and 
give life to the concepts o f corporate responsibility and citizenship. They 
provide essenticd services, ranging from  housing to health care, that strengthen 
community development." The message of the ICA on the occasion of this day 
reflected these views, and went on to state that "[\\f co-operaiives are able to 
he concerned with and have an impact on the community, it is because they are 
com petitive and effective enterprises. Their success in the m arket allows them 
to make a difference in people 's economic, social and cultural lives. It is fo r  
this reason too that it is in the interest o f  governments to provide an enabling 
environm ent fo r  the development o f  co-operatives. ”

The "Colloquium on contribution of the co-operative sector to housing 
development” , in Ankara, Turkey, was convened to address the Habitat
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Agenda's calls for collaboration between the United Nations system and the co
operative sector. The Colloquium sought to draw on the capacities and 
mandates of relevant United Nations organizations (such as UN-HABITAT and 
UNECE), the International Co-operative Alliance, but most of all, of the 
various practitioners in the field and researchers -  in terms of their experiences 
with implementing a co-operative approach to shelter delivery and to the 
management, maintenance and revitalisation of housing stocks.

The Colloquium was convened to evaluate diverse housing co-ojierative 
experiences in various countries, with particular emphasis on the lealities in 
Central and Eastern Europe, where privatization of public assets in many 
countries has led to the transformation of co-operative housing into 
condominiums, quite often without due attention being paid to management 
and maintenance issues. The Colloquium was thus convened to exchange 
experiences and allow participants to learn from the succes.ses and mistakes in 
other countries. Most importantly, however, the Colloquium sought to lay the 
foundation for future exchange of experiences between the various stakeholders 
in this field.

Did the Colloquium achieve its objectives? As the Chair of the concluding 
session noted, the Colloquium was quite successful in terms of addressing its 
first two objectives, e.g. facilitating exchange of information and experience, 
and understanding the challenges and possibilities of the co-operative approach. 
The most important outcome of the Colloquium, however, was its contribution 
to addressing the third objective, namely the improved co-ordination and 
collaboration between stakeholders in the co-operative housing sector. A 
definite assessment of the Colloquium’s achievements with respect to this 
objective is not possible today. The continued exchange of ideas among the 
participants and others in the future is the only true yardstick against which the 
success of the Colloquium can be measured.

UN-HABITAT, UNECE and ICA will continue to collaborate on issues 
related to co-operative housing development. The organizers are confident that 
they, but more importantly the participants them.selves, will continue building 
on the network of colleagues and friends that was initiated in Ankara,

United Nations Human Settlements Programme (UN-HABITAT)
United Nations Economic Commission for Europe (UNECE) 

International Co-operative Alliance (ICA)
Housing Development Administration, Turkey (HDA)

Central Housing Co-operative Associations in Turkey (TORKKONUT)
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Executive summary
1. The Colloquium was organized by the United Nations Human 

Settlements Programme (UN-HABITAT); the United Nations. Economic 
Commission for Europe (UNECE); the International Co-operative Alliance 
(ICA); the Housing Development Administration, Turkey (HDA); and the 
Central Housing Co-operative Associations in Turkey (TURKKONUT). The 
Coiloquium was convened at the Hilton Hotel in Ankara. Turkey on 27-28 June 
2002 .

2. The objective of the Colloquium was to .stimulate development of the 
co-operative approach in the housing sector by:

a. Facilitating exchange of information and experience regarding the 
co-operative approach in the housing sector;

b. Understanding the challenges and possibilities that exist within 
the co-operative approach in different countries; and

c. Improving co-ordination and collaboration between stake-holders 
in the co-operative housing sector, to encourage the development of joint 
activities (including conferences, seminars, research and development 
programmes and projects),

3. The opening session of the Colloquium included a total of seven 
statements by representatives of the organizer organizations and host 
authorities;

a. The Colloquium was opened by a statement of the Chairman of 
TURKKONUT, Mr. Yilmaz Odaba?i. After welcoming the participants, 
he noted that the Colloquium was an important event in Turkey, as a 
folk)w-up to the Habitat II Conference that was convened in June 1996 
in Istanbul, providing an opportunity to discuss achievements in line 
with the Habitat Agenda.

b. The second statement was made by Mr. R. Tuna Turagay, 
Chairman of HDA. He underlined the problems facing the housing 
sector in Turkey, and stressed the importance of co-operatives within the 
context of good urban governance, participation and partnership 
principles of the Habitat Agenda.

c. The opening statement of the Acting Director-General of ICA. 
Ms. Maria Elena Chavez, focused on past and current collaborative 
efforts of the ICA and UN-HABITAT in implementing the 
recommendations and the Programme of Action of the Habitat Agenda.
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She also noted the importance in bringing UNHCH in as a third partner 
in the efforts to promote co-operative solutions to housing problems.

d. The Deputy Director of the Environment and Human Settlements 
Division of UNECE. Mrs. Christina von Schweinichen noted that 
housing in the countries with economies in transition has been one major 
concern of the UNECE during the last ten years. She pointed out that 
various projects and programs have been developed by UNECH to assist 
these countries by providing expertise on solving problems related to 
housing and other urban issues.

e. The statement of Mrs. Anna K. Tibaijuka, the Executive Director 
of UN-HABITAT, was read on her behalf by the Acting Chief ol 
Housing Policy and Development Section. Selman Ergiiden. I ’hc 
statement underlined the fact that the co-operative approach embodies 
several of the main principles of the Habitat Agenda, in particular, the 
principles of enablement, participation and democracy.

f. Mr, Faruk Bal. the State Minister for Housing in Turkey noted 
that co-operative approach -  which provides the opportunity of 
participation and collaboration of local communities and social 
organisations -  is gaining importance.

g. Mr. Mesut Yilma/. the State Minister and Deputy Prime Minister, 
underlined the impi)rtance of the co-operative sector in contribming H) 
housing development and. consequently improving the quality of life.

4. The introductory session of the Colloquium included two keynote 
addresse.s:

a. Professor Hans H. Miinkner focused on the changes in the co
operative approach in general and the new roles that co-operatives can 
perform in overcoming problems that are caused by globalisation. He 
summarised some of the problems that are encountered by co-operatives 
in transition countries, and indicated that new co-operative models for 
housing development are needed. Among such new models he 
elaborated on “multi-purpo.se co-operatives” and “multi-stakeholder co
operatives”.

b. Professor All Tiirel elaborated on the contribution of housing co
operatives to housing provision in Turkey. After explaining historical 
development of housing co-operatives in Turkey, he provided 
information on the contribution of the financial support provided by 
HDA. leading to a significant increase in the number of housing units 
built by co-operatives. Housing co-operatives, with their organisational
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capabilities, siiould be regarded as important actors ot'goi)d governance, 
provided that democracy and transparency prevails in tlieir management 
and operation, and tiiat well-t'unclioning networks -  comprising of co
operatives. their associations and central associations -  are created.

5. The first thematic session of the Colloquiam was organised around the 
theme of "Enabling environment for housing co-operatives: legal, financial and 
institutional frameworks". Four papers were presented in this session, followed 
by discussions;

a. Dr. Ivan Pfikryl (from the Czech Republic) pointed out that in the 
Eastern European countries, co-operatives (associations) are no longer 
owned by the State. Transformation of ownership relationships within 
co-operatives, have led to the appearance of mixed-type co-operatives, 
meaning that within a single co-operative, or even a single building, 
there are units owned by individuals as well as by the co-operative. In 
practical terms this implies that the co-operatives are gradually 
transformed into management co-operatives.

b. Mr. Roy Berg Pedersen noted that the Norwegian co-operative 
housing movement continues to play an important part in the 
development of the welfare society. This is so despite decreased levels 
of Slate subsidies and of the market liberalism that currently dominate 
national economic policies,

c. Mr. Andres Jaadia explained that the co-operative housing move
ment in Estonia is rather young, as it was founded after the independ
ence of the country. It has. however, experienced remarkable success, in 
terms of an increasing membership. Currently. 45 per cent of the 
housing stock in Estonia is managed by co-operatives, mtn'eover. this 
figure is increasing.

d. Dr. Claus Jurgen Hachmann noted that housing co-operatives in 
Germany improved the housing stock in a few years after unification. 
Municipal housing units could also be privatised in a collective co
operative form, which turned out to be a successful model.

6. The .second thematic .session of the Colloquium was organi.sed around 
the theme of “The role of co-operatives in management, maintenance and 
re\ italisation of the housing stocks” . Four papers were presented in this 
session, followed by discussions:

a. Mr. Gert Gundersen focused on the role of co-operatives in 
manatzement. maintenance, and revitalisation t)f housinsz stocks in the
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transition region. He argued that co-operative forms of management 
could be introduced in privatised estates and condominiums.

b. Mr. Vladimer Vardosanidze noted that the "free of charge’ 
privatisation of apartments undertaken in Georgia in 1992 was a radical 
step, as it was undertaken without any consideration for the management 
of condominiums. The Civil Code enacted at the same time inflicted 
great harm on the co-operative movement in Georgia, as it was 
introduced without the introduction of a legally well defined type of 
organisation that could be responsible for the management of 
condominiums.

c. Ms. Tatiana Lykova argued that the Russian Civil Code, 
introduced in 1994. provided that each co-operative member who paid- 
off his/her stake became the owner of the dwelling unit where he/she 
reside.s. Consequently, co-operative ownership disappeared from the 
legal point of view, although they remain as legal entities. New 
legislation is needed to resolve the deadlock concerning the management 
of condominiums.

d. Mrs. Margi O ’Connell Hood elaborated on the concept of social 
capital in relation to co-operatives.

7. The third thematic session of the Colloquium was organised around the 
theme of “ Contributions of housing co-operatives to community development” . 
Two papers were presented in this session, followed by discussions:

a. Mr. Charlie Baker elaborate on the potential of co-operatives as 
tenant management organisations, and presented successful examples of 
this situation from the United Kingdom.

b. Mr. Jerzy Jankowski summarised the history (if co-iiperatives in 
Poland. In the initial period of transition to the market economy, the co
operative movement was treated as a relic of the past, which w'ere to be 
liquidated. Fortunately, however, the co-operative model was “re
discovered” as the organisations that enable lower-income families to 
become homeowners. Co-operatives are thus being supported by the 
present Government with various incentives.

8. The final session of the Colloquium summarized the lessons learnt from 
.the Colloquium deliberations and had the following components:

a. It began by a reading of messages of the United Nations 
Secretary-General Kofi Annan, and of ICA on the occasion of the 80th 
International Co-operative Day / 8th United Nations International Day of 
Co-operatives (6 July 2002).
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b. The Chair. Mr Sehnan Ergiiden of UN-HABITAT, then presented 
a brief overview of 22 mes.sages from various authorities, institutions 
and individuals in Turkey, expressing their appreciation and good wishes 
for the success of the Colloquium.

c. The rapporteurs of the four substantive sessions pre.sented 
summaries of the discussions in the respective sessions. Following these 
brief presentations, the Chair opened the floor to comments on 
presentations of rapporteurs.

d. The Chair noted that the conclusions of the Colloquium would not 
be in the form of a formal declaration. Moreover, he noted that there is 
no panavca  for co-operative housing development in the region, and that 
different countries and societies will require different approaches.

e. The Chair also noted that the Colloquium had been quite 
successful, particularly in terms of addressing its first two objectives,
e.g. facilitating exchange of information and experience, and 
understanding the challenges and possibilities (as well as problems) of 
the co-operative approach in the region. He also expressed that the 
networking aspect of the meeting, e.g. the third objective, would be 
addressed better through the publishing of the report of the Colloquium 
and future follow-up.

f. The Chair proceeded -  on behalf of UN-HABITAT, UNECE and 
ICA -  to thank the host authorities. TORKKONUT and HDA, for their 
excellent organisation of the event, which had proved to be an essential 
factor in facilitating exchange of information between all participants.

g. The President of TURKKONUT, Mr. Yilmaz Odaba^i made a 
closing speech at the end of the session.

Executive summary



xvi Report of Colloquium on contribution of ttie co-operative sector to tiousing development



I. Introduction

I.A. Background and rationale
The Habitat Agenda sets out the goals, principles and commitments for 
improving the quality o1' life in human settlements and elabt)rates on actions 
required to accomplish the two goals of "adequate shelter for all’ and 
'sustainable development in an urbanising world’. The co-operative approach is 
g i\en  a pre-dominant role with regard to the principles of strengthening 
enabling strategies, participation and partnerships. A number of paragraphs of 
the Habitat Agenda articulate the role of co-operatives in shelter and human 
settlements development. The “Istanbul-i-5” UNGASS meeting reconfirmed this 
role, through, inter alia, the reporting by many countries of the contributions of 
the co-operative approach to housing development.

The approaches used in co-operative housing development and the forms 
of housing provided by co-operatives vary considerably between regions and 
countries. In some countries co-operatives produce primarily social rental 
housing, while in others, home ownership is only affordable for many house
holds through the membership of a housing co-operative.

In countries with economies in transition, reforms in the housing sector 
duruig the 1990s were mostly motivated by pressures to reduce budget deficits 
and to move away from macro regulation and direct subsidies to housing 
supply. In general terms, the reforms focused on strengthening market forces 
and reducing State intervention in the housing sector. Moreover, many public 
assets were privatised. The transformation of co-operative housing into condo
miniums is another aspect of privatisation, especially in those countries where a 
relatively large co-operative sector had developed.

The practical implementation of housing reforms in different countries is 
directly related to new directions in housing policies, economic restructuring 
and the wider context of social and political change. The UNECE, through its 
Committee on Human Settlements, has carried out activities to better under
stand. assess and address the recent performance of the housing sector, policies 
and institutional changes in the region.

Recent joint work of UN-HABITAT and ICA in Eastern and Southern 
Africa led to several observations and recommendations in relation ti) housing 
co-operatives. The most prominent among these (all of which may be valid in 
other contexts) are: increasing emphasis on inutual .self-help; increasing 
opportunities to develop strategies in encouraging partnerships at the local, 
national and international levels: and a need for new modalities to finance co
operative housing. Experience has shown that the co-operative approach has
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the potential to harmonize the roles of public and private sectors, and mobilis
ing the capacities of individual households.

I.B. Objective of the Colloquium
The objective of the Colloquium was to stimulate the development of the co
operative approach in the housing sector by:

• Facilitating exchange of information and experience regarding the co
operative approach in the housing sector;

• Understanding the challenges and possibilities that exist within the co
operative approach in different countries;

• Improving co-ordination and collaboration between stakeholders in the 
co-operative housing .sector, to encourage the development of joint 
activities (including conferences, seminars, research and development 
programmes and projects).

I.e. Themes
In order to address the above objective, the Colloquium was organized in three 
thematic sessions:

• Enabling environment for housing co-operatives: legal, financial and 
institutional frameworks;

• The role of co-operatives in management, maintenance and revitalisation 
o f  the housing stocks;

• Contributions of  housing co-operatives to community development.

I.D. Organisational arrangements
A Steering Committee was established in late 2000 to organise and deliver the 
Colloquium, comprising representatives from UN-HABITAT, ICA, UNECE 
and the host authorities, namely HDA and TURKKONUT. The Steering 
Committee was responsible for the identification and invitation of participants, 
organising the preparation of papers, finalising the programme, and for fund
raising.

The Secretariat of the Colloquium was TURKKONUT. It undertook all 
necessary logistical and other arrangements facilitate a most effective and 
efficient convening of the event.

Each session had a Chairperson and Rapporteur, selected by the Steering 
Committee in advance. In addition to conducting their respective session and 
facilitating discussion, the Chairperson together with the Rapporteur prepared a 
report of their respective session, which was presented by the Rapporteur at the 
final session of the Colloquium.
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I.E. Attendance
The Colloquium had a total of 128 registered participants from more than 20 
countries. Among these, a total of 99 were from Turkey, while the remainder 
mostly came from Europe, although there were participants from other parts of 
the w'orld as well. The lists of participants can be found in Annexes 24 and 25. 
In addition to the registered participants there were a large number of partici
pants who have not registered, as the total number of participants at the 
opening session was estimated to be more than 200.

The participants were representatives of a wide range of actors within the 
co-operative housing sector, including inter alia, representatives o f -

• housing co-operative organisations;
• national apex co-operative organisations;
• public sector authorities responsible for co-operative housing develop

ment;
• academic and re.search institutions; and
• international organizations related to co-operatives.

I.F. Working language
The working language of the Colloquium was English. There was also simulta
neous interpretation to and from Turkish.

I.G. The programme
The Colloquium was conducted in four half-day sessions. The first session was 
devoted to opening addresses and two keynote presentations, while the three 
themes of the Colloquium was presented in the three last sessions. The first two 
thematic sessions each had three scheduled presentations, and one additional 
non-scheduled presentation. The last substantive session included two presen
tations. followed by a brief concluding session. Each of the sessions had its 
own Chairperson and Rapporteur, who submitted a report of the respective 
themes in the concluding session.

Following two days of deliberations and discussions, TORKKONUT 
organised a field trip to its major project and construction sites on the third day.

The programme of the Colloquium is presented in Annex 23.

I.H. Conclusions
The conclusions of the Colloquium were not summarized in the form of a 
formal declaration, but are published in the present report as expressed in the 
discussions held and summarized by the Chairperson of the final session. A
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major outcome of the Colloquium was the establishment ol' networks among 
practitioners within the co-operative housing sector. There are no /xiiuicea for 
co-operative housing development, different countries and societies will require 
different approaches. Thus, it is essential that practilic)ners are able tt) learn 
from the shortcomings and successes in other countries and regions.

I.l. Organization of this report
This report reflects the organi/.ation and deliberations of the Colloquium, and 
comprises of seven chapters. The report also contains the full text of the state
ments and presentations made at the Colloquium, as annexes.

Chapter I pre.sents information on the Colloquium, including its back
ground. objectives, themes for discussion and organi/atit)nal airangements.

Chapter II summarizes the seven statements made in the opening session. 
Each of the statements are reproduced in full in Annexes 1-7,

Chapter III summarizes the two keynote addresses made in the Introduc
tory session and the following discussions. The full text o f  these iwii papers can 
be found in Annexes 8 and 9.

Chapter IV summarizes the four presentations made under the first sub
stantive theme of the Colloquium: “Enabling environment for hi)using co
operatives: legal, financial and institutional frameworks", it also summarizes 
the following discussions. The full text of the three scheduled presentations are 
presented in Annexes 10-12. An additional presentation that was delivered in 
this session can be found in Annex 20.

Chapter V summarizes the four presentations made under the second sub
stantive theme of the Colloquium: "The role of co-operatives in management, 
maintenance and revitalisation of the housing sU)ck.s”. It also summarizes the 
following discussions. The full text of the three scheduled presentations are 
presented in Annexes 13-15. An additional presentation that was delivered in 
this session can be found in Annex 19.

Chapter VI summarizes the two presentations made under the third sub
stantive theme of the Colloquium; "Contributions of housing co-operatives U) 
community dev e lo p m en t  and the following discussions. The full text of the 
two presentations delivered at this session can be found in Annexes 16 and 17.

Chapter VII summarizes the deliberations of the final concluding session: 
"Review of lessons learnt, conclusions and recommendation.s”. The closing 
statement delivered by Mr. Ydmaz Odaba^i. President of TURKKONUT is 
presented in Annex 18.
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II. Opening session
The Colloquium was opened by Ihe statement of Mr. Yilmaz Odaba^, the 
President of TURKKONUT. After welcoming the participants. Mr. Odaba^ 
noted that the Colloquium was an important event in Turkey, as a follow-up to 
the Habitat II Conference that was convened in June 1996 in Istanbul, prov
iding an opportunity to discuss achievements in line with the Habitat Agenda. 
He stressed that co-operatives have a democratic structure in Turkey, and it is 
important to gel the support of the State. In this direction the Housing 
Dc\ clopment Fund -  which was established in 1984 and which is managed by 
the HI)A has been vei'y effective in providing finance i\)r co-operative housing. 
Ml'. Odabaiji mentioned that co-operati\es could be involved in the provision of 
technical and social infrastructure as w ell as in landscaping of housing estates. 
He suggested that public-private partnerships would be an effective modality to 
iiilfil these tasks, and that the public sector contribution to such partnerships 
could he m the I'orm of specific credits thrtnigh the HDA. in addition to credits 
cuneiuK provided lor house-building. Mr Odaba^ also suggested tlnit a 
minisU) dealing with urban issues, as well as a department within that mimstry 
concentiating on land development, should be established. He concluded his 
statement by expressing his expectations that this Colloquium would shed light 
on problems and issues that are currently debated in the co-operative sector.

The second opening statement was made by Mr. R. Tuna Turagay, 
President of the HDA. Mr. Turagay began to his statement by describing the 
emergence of housing shortages in Tin'key with rapid urbanisation after the 
■Second World War. He highlighted two problems, e.g. the absence of a housing 
fniance system within the capital market, and the relatively high cost of land as 
compared to other costs in the hotising deli\ery process. He stressed the 
importance of co-operatives within the context of good the urban governance, 
participation and partnership principles of the Habitat Agenda. Mr. Turagay 
described the contribution of housing co-operatives to housing provision in 
Turke\. He also outlined the effects of finance provided by the Housing 
Development Fund -  which is managed by his Organization -  in terms of 
enhancing the capacitv of co-operatives. He noted that the 942.()()() dwelling 
units built by co-operatives in Turkey have been financed from this source. 
HD.A aims to reduce the cost of land in house-building by providing developed 
land to housing co-operatives thus supporting their efforts in supplying housing 
for low-income groups. Mr. Turagay mentioned that large tracts of land which 
were owned by the HDA in Ankara and Istanbul have been sold to the two 
largest co-operative central unions in Turkey, namely TURKKONUT and 
rU RK K FN T as well as to the Mutual Help Organisation of Army Officers 
(OYAK). 'He noted that new regulations issued in 2002 have increased the
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amount of HDA finance for each dwelling unit. The aim of this increase is to 
enable co-operatives to complete the 80,000 housing units that are currently 
under construction. Mr. Turagay completed his statement by explaining H D A ’s 
involvement as the responsible Government department in the follow-up 
activities of the Habitat II Conference.

The opening statement of the Acting Director-General of ICA. Ms. Maria 
Elena Chavez, focused on past and current collaborative efforts of the ICA and 
UN-HABITAT in implementing the recommendations and the Programme of 
Action o f  the Habitat Agenda. She also noted the importance in bringing 
UNECE in as a third partner in the efforts to promote co-operative solutions to 
housing and shelter problems. She noted that in the Habitat Agenda, 
governments recognised co-operatives as important actors in promoting 
sustainable human settlements. In fact, it has offered the co-operative 
movement -  and in particular housing co-operatives -  a special opportunity to 
engage in leadership to promote sustainable human settlements and reduce 
poverty by providing sustainable livelihoods. The Habitat Agenda identified a 
number o f  areas in which co-operatives had a role to play, and she reported that 
ICA has responded to the challenge with a number of concrete activities 
especially with regard to enabling partnerships and capacity building. She 
noted the importance of an enabling environment provided by appropriate 
legislation and governmental policies that recognise the unique character of the 
co-operative enterprise. Moreover, she stressed that autonomy and 
independence from government control is essential for co-operative growth and 
survival, providing some examples on how ICA has contributed to the 
achievement of the goals of the Habitat Agenda. She closed her statement by 
stressing that the goals of democracy, equity, social responsibility and 
sustainable human settlements can only be achieved if all stakeholders work in 
partnership.

The fourth opening statement was delivered by the Deputy Director of the 
Environment and Human Settlements Division of UNECE. Ms. Christina von 
Schweinichen. She noted that the integration of countries with economies in 
transition into the global economy has been a major concern of UNECE during 
the last ten years. The ECE Human Settlements Committee has developed 
various forms of assistance, provided experti.se and ways to undei-stand and 
analyse the main features of transition and the different functions of the 

‘housing sector. The management of privatised housing estates has been one 
area where the Committee has concentrated its activities, including the prepa
ration of  the “Guidelines on Condominium Ownership o f  hosing for Countries 
in Transition” . Urban renewal and housing modernisation, and housing finance 
have been other focus areas for the Committee. Ms. Schweinichen noted that 
the UNECE, through its Committee on Human Settlements, is ready to co
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operate with all the countries in its region in the development of co-operative 
approach to housing problems.

The statement of Mrs. Anna K. Tibaijuka. the Executive Director of UN
HABITAT was delivered on her behalf by Mr. Selman Ergiiden. the Acting 
Chief of Housing Policy and Development Section of UN-HABITAT. Her 
statement stressed the important role of a rights-based approach to housing 
development. The progressive realization of the human right to adequate 
hcHising is an essential component of addressing the poor housing conditions in 
which a large share of the world population live. The statement noted that 
public policies in a globalizing world tends to aim at strengthening markets, 
rather than creating an enabling environment for the poor to improve their 
housing conditions. 20 paragraphs of the Habitat Agenda make reference to the 
role of co-operatives, particularly for the provision of low-cost housing. The 
statement underlined the fact that the co-operative approach embodies several 
of the main principles of the Habitat Agenda, in particular, the principles of 
enablement, participation and democracy. The two important campaigns of 
UN-HABITAT, namely the Global Campaign on Urban Governance, were 
mentioned and the Global Campaign for Secure Tenure were mentioned, noting 
that UN-HABITAT and ICA have been working together to encourage a wide
spread application of co-operative approaches to housing and hunian settle
ments development. Joint research in Eastern and Southern Africa has 
exemplified the great potential of the co-operative sector to shelter develop
ment. The statement ended by re-emphasising the potential of the co-operative 
approach to contribute to the realisation of the goals of the Habitat Agenda and 
the Millennium Declaration.

Mr. Faruk Bal. the State Minister for Housing in Turkey began his 
opening statement by emphasising the increasing importance of democracy and 
human rights within the framework of globalisation, and the recognition of the 
link between housing and human rights. The Minister also stressed the impor
tance of developing housing policies that are consistent with the fundamental 
principles of the Habitat Agenda, namely good urban governance, partnership, 
participation, enabling, and su.stainability. In this context he noted that the co
operative approach provides the opportunity of participation and collaboration 
of local communities and social organisations. He noted that the provision of 
finance by the State since 1984 has led to an unprecedented growth of co
operatives in Turkey, both in terms of the number co-operatives and the volume 
of housing that they produce. The Minister concluded his statement by empha
sising the need to facilitate exchange of information and experience regarding 
the co-operative approach in housing ,sector. which could contribute to 
strengthen enabling strategies, participation and partnerships.
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The State Minister and Deputy Prime Minister Mr. Mesut Yiima/, was the 
last speaker of tiie opening session. He started by thanking the organisers of the 
Colloquium, and said that improvement of the quality of life in human settle
ments carry great importance with regard to the future of humankind. He also 
quoted the view that cities that have been the .source of the civilisation are now 
becoming a destroyer of the civilisation. He emphasized the role of the co
operative sector in contributing to housing development and. consequently to 
improve the quality of life of the societies. After summarising the development 
of housing policies in Turkey, he concluded that "our co-opcnitives have 
heconic capable of standing on their own let’s with only their own resources. 
The aim should he to solve (dl kinds o f problems of O ur co-operatives and to 
enable increasingly more people to own a healthy and economic house with 
this nu’thod ."  Mr. Yilma/ stressed the importance of relorming the local 
government system, which would make further positive contributions to the 
liveabilitv of cities.
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III. Introductory session: “Contribution of the co
operative sector to housing development”

The introductory session of the Colloquium focused on the role and effects of 
the co-operative approach on housing development. This topic was discussed in 
a general perspective based on two keynote addresses. The two presentations 
were made by Professor Hans H. Miinkner. from University of Marburg. 
Germany and by Professor Ali Tiirel, from Middle East Technical University. 
Ankara. Turkey. The pre.sentations were followed by discussions.'

The keynote address of Professor Miinkner provided a general overview 
and evaluation of the changes in the nature of co-operative approach in recent 
decades. Globalization implies increased mobility, not only capital and labour 
but also of ideas, values, norms and the products of new technologies. In 
accordance with this general theme, the presentation outlined changes in the co
operative approach in general, and for housing co-operatives in particular. It 
focused on the important role of co-operatives in providing services to the 
needy, who became most vulnerable as a result of harsh impacts of globaliza
tion. such as uneven distribution of wealth and increasing poverty. Thus, in line 
U) these rapid changes in all fields of life, co-operative organizations must be 
dynamic and responsive to changes. United Nations General Assembly resolu
tions. and ILO and ICA decisions have been instrumental in specifying a set of 
global co-operative values, principles and guidelines for co-operative practice.

Professor Miinkner summarised some of the problems that are encoun
tered by co-operatives in transition countries. The rapid change from a centrally 
planned economy to a liberal market economy created serious problems for all, 
but particularly for co-operatives, which were perceived by the State and by 
citizens as remnants of the past -  which therefore had to be destroyed. Former 
State enterpri.ses and socialist co-operatives that have been transformed into 
private enterprises or market-oriented co-operatives have to cope with old debts 
dating back from the times of planned economy. The relationship between co
operatives and the State has changed together with the concepts of joint and 
individual property and u.se rights. In some transition countries housing co
operatives are now used as “transmission-belts” for transforming state and 
collective property into private group or individual property.

Professor Miinkner indicated that the long-term perception of co
operatives as instruments of economic and social policy implementation was

I. This (.liaplcr is based on the report submiticd at the concluding session of the 
Cidloquium hy the Rapporteur of the Introductory session. Ms. $ule Ongel in collaboration 
with the Chair ofth.it session. Mr. Hikinet Yiimaz.
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erroneous. In fact, co-operatives are ''autonomous associations o f  persons who 
voluntarily Join together to meet their economic, social and cultural needs and 
aspirations through the formation o f  a jointly owned enterprise, contributing 
equitably to the capital required, accepting a fa ir  share o f  the risks (uul bene
fits, and participating actively in its management and democratic control". 
Accordingly, tiie role of co-operatives is to mobilise their members' own 
resources rather than benefiting from direct financial assistance and subsidies 
provided by governments. Direct subsidies may in fact weaken co-operative 
development. Therefore, new types of relationship between the Government 
and co-of5eratives, new forms of collaboration between different agencies and 
new co-operative models in housing development are needed. In this respect, 
he highlighted two such new models, namely “multi-purpose co-operatives” 
and “multi-stakeholder co-operatives” . According to Profes.sor Miinkner’s 
definition these are self-help organisations operating at the community level 
with different partners to mobilise local resources for local development. More 
importantly, their range of activities is not limited to housing provision, it 
varies from rehabilitation of slum areas to integration of excluded persons into 
the comir\unity. By adding up small capacities, a “co-operative capacity” can 
be built and active involvement of all actors at the local level can be su.stained.

Professor Tiirel’s presentation detailed the contribution of housing co
operatives to housing provision in Turkey. His presentation focused on the 
general situation and the historical development of the housing co-operative 
movement in Turkey, and on the structure of housing co-operatives and their 
contribution to housing provision nation-wide. Emergence of housing co
operatives dates back to 1936 in Ankara, where there was an extreme shortage 
of housing due to rapidly growing population and high price of land. However, 
for a long period of time -  and despite much greater financial support provided 
by the Social Security Organisation from 1950 to 1984, compared to earlier 
periods -  housing co-operatives could not become a widely used instrument for 
housing development for large sections of society. During the mid-1970s 
housing projects began to be implemented in co-operation with municipalities, 
and many large-scale housing projects were realised.

The 1980s were a turning point in Turkey for the implementation of large- 
scale housing projects, undertaken by co-operatives. Particularly after the 
establishment of the Mass Housing Fund in accordance to the Mass Housing 
Law in 1984, unprecedented increases occurred both in the amount of finance 
provided to housing co-operatives and in the number of co-operatives estab
lished. As an illustration, 8 1 per cent of the occupancy permits for co-operative 
housing between 1935-2000 were issued after 1984. The contribution of co
operatives to national housing completions has increased to 20-30 per cent, 
since 1984.
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Professor Tiirel then went on to discuss the structure of housing co
operatives in Turkey. He emphasised that co-operatives in Turkey were 
founded and managed in accordance to the Co-operatives Law, An evaluation 
was also made in terms of the roles and facilities of the co-operative associa
tions. Co-operatives are encouraged to form associations and central 
associations in order to function effectively and collaboratively. These 
associations are providing technical assistance to their members in the prepara
tion of documents for tendering the construction, in construction management 
and control, in auditing, etc. In spite of much incentives provided by State, 
however, only a quarter of all co-operatives are members of an association. In 
the final analysis, housing co-operatives, with their organisational capabilities, 
could be regarded as important actors of good governance, if democracy and 
transparency prevails in their management and operation, and well-functioning 
networks comprising of co-operatives, their associations, central associations 
and the national association are created. Professor Tiirel concluded that in 
developing countries like Turkey, introduction of a targeted subsidy system for 
moderate-to-lower income co-operative members is of utmost significance in 
order to enable those groups to acquire housing through co-operatives.

The presentations of the first session were followed by a general evalua
tion on the topic and on Professor Miinkner’s and Professor Turel’s presenta
tions. First there was a general response from the participants about the “multi
stakeholder model” of co-operatives presented by Professor Miinkner. He 
elaborated on this i^ssue and indicated that these kinds of models were not theo
retical models but practical reactions to de facto  situations. In such models it is 
important to benefit from the people’s experiences. The exclusion of people 
who are homeless or living in poverty can create a risk for society and for 
social cohesion. Therefore, these models do not only provide materials like 
housing, they become instruments for a healthy functioning society and for 
sustainable social cohesion, by providing people with job opportunities and 
income. As Professor Miinkner illustrated, in Germany the problem of reha
bilitating the housing stock could be solved through such models. A new 
solution was also found to the ownership problem with this experience. If land 
or property values extends beyond the affordability of people with housing 
needs, then the usage-right (or the right of occupancy) and possession right of 
that property can be evaluated separately and people can benefit from the 
usage-rights For long periods. The possession rights, however, can be acquired 
by foundations. This model will provide security for needy people and will also 
introduce a mechanism for the sustainability of the co-operative approach. As a 
result, these models are essentially social models, rather than economical ones, 
which can be introduced to deal with problems like housing affordability, 
unemployment and exclusion.
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Another major discussion centred around the situation in Turtcey. Taking 
into consideration high land prices in proportion to the total cost of housing 
supply, most of the participants emphasised that provision of affordable land to 
co-operatives, individuals and non-profit organisations -  through the incentives 
of the central authorities -  could be economically efficient for the acquisition of 
housing by moderate-to-lower income households. There was general 
agreement on this proposal, and Professor Tiirel also added that they have 
proposed a mechanism for the provision of affordable land for low-income 
groups in the land market, and a new legislation is needed that accommodates 
this model. In this respect, the efforts of the HDA in developing large quantities 
of land to be used for low-cost housing projects were also mentioned. It was 
stres.sed that HDA allocated mass housing /.ones to the two central housing co
operative associations and would continue to provide low-cosi land with 
infrastructure. Furthermore, Professor Tiirel paid more attention to the 
problems of the lowest-income groups since this issue was raised in many 
questions. These groups are not able to make any financial contribution to a co
operative, as their household income is below the average expenditure of such 
groups. Therefore, the development of rental housing policies can better suit 
the needs of  these groups. It was noted, however, that even such rental housing 
policies can be implemented by co-operatives.

Finally, the role of co-operative associations was discussed. Professor 
Tiirel made a critical evaluation of housing co-operative associations in Turkey. 
Despite the fact that these associations can provide many services for their 
member co-operatives, and that there are important tax incentives for co
operatives to join an association, housing co-operatives are reluctant to do so, 
as only 25 per cent of the co-operatives are members of an association. The 
main reason for this reluctance could be the fear of auditing by the association, 
although hardly any association undertakes its auditing duty as defined in the 
Co-operatives Law. Therefore, co-operative associations have to be relieved 
from this duty, and a transparent and accountable system of co-operative audits 
have to be created by founding independent auditing associations, possibly by 
the National Association of Co-operatives.

The first session of the Colloquium was concluded by the common 
understanding that co-operatives in general, and housing co-operatives in 
particular, are important elements of governance. Good governance systems, 
however, require that co-operatives operate in a democratic manner, and with 
well-functioning networks of relationship between co-operatives, associations, 
central associations and the a national co-operatives association.
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!V. Theme 1: “ Enabling environment for iiousing co
operatives: legal, financial and institutional 
framework”

Dui ing the first thematic session of the CoiioquiuiTi a total of four papers were 
presented, followed by discussions.'

The first paper was presented by Mr. Ivan Pfikryl from the Czech 
Republic. He noted that after decades of misuse of co-operatives as public and 
political instruments, there is an urgent need to give co-operatives in central 
and eastern European countries a clear profile as member based and focussed 
Di'ganrsations.

Catering for members’ needs and the building, rehabilitation, maintenance 
and the managernent of the housing stock are important targets. There should 
be flexibility in choosing legal forms for the relationship between members and 
their co-operatives and between members and their dwellings. This means that 
a mix of housing tenures in the forms of individual ownership and rental 
housing is possible and feasible, depending on the local situation.

As a conseqtience of the fact that co-operatives (associations) are no 
longer owned by the state and the transformation of ownership relationships 
within co-operatives, mixed-type co-operatives have appeared. This implies 
that within a single co-operative, or even in a single building, there are now 
some units owned by natural persons and other units owned by the co
operative. In this way the co-operative is gradually transformed into a 
management co-operative.

While looking at the interests of the members, co-operatives show 
solidarity with needy groups without loosing their economic responsibility. 
Investing in member education and training is therefore combined with 
appropriate balancing of profit and loss, and finding appropriate ways of 
finance. In the Czech Republic, the State contributes to house construction by 
co-operatives with a bonus, once one has saved up some 40 per cent of the 
target amount, as well as with a favourable loan, which has 3 to 4 per cent 
hnver than the market interest rate.

The Czech example shows that housing co-operatives found a good way 
between co-ownership with rental agreements and individual ownership with 
co-operativ;e housing management.

I . I ’his chaplci  is based  on the report  subm ilted  at the conc lud ing  se.ssion ol' the 
C'iillot|uiLini hy  the R a p p o r teu r  o f  the first thematic  sess ion.  Dr. C laus  Ji irgcn H aeh m an n  in 
co llahora lion  with the Ciiair  o f  that session. P rofessor  Hiins-H. M iinkner.
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The second paper was presented by Mr. Roy Berg Pedersen from Norway. 
He noted that the Norwegian co-operative housing movement continues to play 
an important part in the development of the welfare society, in spite of the 
market liberalism that dominates national economic policies.

The Norwegian Federation of Co-operative Housing Associations, which 
is the nation-wide organisation of co-operative housing associations, has 
650,000 members, and its member co-operatives have built and are responsible 
for the management of more than 250.000 housing units, which represent 
approximately 15 per cent of the national housing stock.

In accordance with the enabling model of housing delivery that the State 
has pursued, the State Housing Bank provide affordable finance for housing 
development, municipalities provide affordable and serviced land, while the 
private sector -  o f  which the co-operative housing movement is the biggest 
single actor -  is in charge o f  actual housing delivery.

The State Housing Bank provided affordable credits for low-income 
households, with heavy interest rate subsidies. Interest rate subsidies have since 
been greatly reduced, but almost all co-operatives are primarily financed by a 
first priority loan granted by the State Housing Bank, which covers up to 60-70 
per cent of the building costs.

Municipalities have been responsible for providing affordable land and 
infrastructure for housing development in Norway. This include leasing 
publicly owned land to developers as well as actively acquiring new land, 
which is subsequently transferred to the housing sector.

The Norwegian Federation of Co-operative Housing Associations 
(NBBL) organises 100 co-operative housing associations as ‘mother compa
nies’ for 4,200 ‘daughter companies’ or local housing co-operatives. As a result 
of much less favourable political support for the co-operative movement in 
Norway, co-operative housing associations are today increasingly operating on 
market terms, in competition with other private stakeholders.

In spite of such less favourable conditions, an increased number of co
operative dwellings are being built in Norway, and the up-grading and renewal 
of the existing housing stock are quite extensive. Housing for the elderly, the 
young and special social groups are new challenges on the housing scene. 
Many housing co-operatives in Norway are now also taking part in ecological 
pilot projects

The third paper was presented by Mr. Andres Jadla from Estonia. Mr 
Jadia explained that the co-operative housing movement in Estonia is rather 
young, as it was founded after the independence of the country. It has.
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however, experienced remarkable success in terms of an increasing 
membership. Currently, 45 per cent of the whole housing stock in Estonia is 
managed by co-operatives. Moreover, the figure is increasing.

The presentation has a certain emphasis on psychological, mental and 
educational aspects of change, and it presents co-operation as a successful way 
of living together. The economic advantages of combined purchasing power is 
one aspect of a clear and concrete benefits that encourage Estonians to join a 
co-operative. Legal assistance to members, provision of information, organisa
tion of meetings and exchange of ideas between the co-operatives to solve their 
problems are other important services that are provided by co-operatives. 
Management training, new media and international networking are other 
important instruments to improve the quality of life in co-operatively managed 
settlements.

Dr. Claus Jurgen Hachmann from Germany presented a paper which was 
not scheduled in the program of the Colloquium. He mentioned that the 
adoption of western housing standards in eastern Germany was much easier 
than in neighbouring countries to the east, as western laws were immediately 
put into effect with the day of reunification and a solidarity tax was introduced 
to finance the reconstruction programme. Housing co-operatives improved their 
stock in a few years. Municipal housing units could also be privatised in a 
collective co-operative form, which turned out to be a successful model.

The central and eastern European countries deserve international solidar
ity to overcome their bottlenecks in legal and organisational improvements. Co
operative principles are most relevant in times of financial crises. Co-operatives 
were born out of need, and through more than a hundred years they have 
proved to be effective. Yearly auditing procedures are important instruments 
for avoiding failures. There is hardly a case of bankruptcy in the long history of 
co-operative housing in Germany.

The discussion that followed highlighted the role of co-operation between 
municipalities and co-operatives. The State can facilitate the access to land and 
finance, in particular, as exemplified by the State Housing Bank in Norway. It 
was noted that in countries such as Turkey where 50 per cent of land is state 
owned, favourable conditions can be offered to co-operative housing projects 
like Batikent. Moreover, there is a trend towards new forms of ownership, 
which are similar to condominiums within a co-operative approach. With 
respect to European Union candidate countries, several questions were raised 
concerning'land and credit conditions. Progress in these areas would also con
tribute to regional imprt)vement in these countries.
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A comparison of ihe percenlagL's of C',>-opi.Talivc iiousiiig sio'.-k hctwccn 
the presented countries indicated tiiai Estonia had the higiiesi percentage of co
operative housing (45 per cent), followed by the Czech Republic (22 per cent). 
Norway ( 16 per cent) and Germany (10 per cent). These figures sh.)vv tlie high 
relevance of co-operati\’e housing in central and easlcni l^ui'opeaii coLniiiics, 
Despite the many problems in these couPitries it appear thai susiainahle and 
futiue-oriented strLictures could be built, based on iran'-pareiU legal and 
improved financial and institutional framev\ inks.
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V. Theme 2: “The role of co-operatives in manage
ment, maintenance, and revitalisation of housing 
stocks”

During the second thematic session of the Colloquium a total of four papers 
were presented, followed by discussions.'

The first paper, by Mr. Gert Gundersen. focused on the role of co
operatives in management, maintenance, and revitalisation of the housing stock 
in the transition region. It began with the problems that the housing sector 
encountered in the process of transition to a market economy. Radically 
decrea.sed subsidies have had dramatic consequences. Privatisation of the 
formerly publicly owned housing stock has been another very important aspect 
of the transition, he argued that the co-operative form of management could be 
introduced in privatised estates and condominiums. In the final section of the 
paper the historical development of the Norwegian housing co-operatives was 
summarised.

The second paper was presented by Mr. Vladimer Vardosanid/.e. and 
focused on condominiums and home owners associations in Georgia. He 
started with a short description of present problems, and then summarised 
approaches to housing during the Soviet period. The presentation noted the 
destructive effects of the decision of the communist government in 1989 to let 
people make extensions to their dwellings. Apartment privatisation free of 
charge was another radical step that was taken in 1992, without any 
consideration for the management of condominiums. Management issues are 
left to the Civil Code of Georgia, that was enacted in 1997. Although the Civil 
Code required the establishment of home owners associations in multi-flat 
apartments, these organisations are not defined as legal entities, therefore they 
are not able to act as an organization, nor as an individual. Furthermore the 
Ci\'il Code stipulates that "housing co-operatives as legal entities are to he 
regarded as abolished... Instead lionie-owners associations are to he created. " 
Therefore the Civil Code inflicted great harm on the co-operative movement in 
Georgia, without introducing a legally well defined type of organisation to be 
responsible for the management of condominiums.

The third paper was presented by Ms. Tatiana Lykova from the Russian 
Federation. The presentation began by describing the development of housing

1. 'I'his ch;iplci' IS based on Ihe report submiUcd at ihc concluding scs.sion of ihc 
hv liic Rrlppoilcur o f  ihc sccond tliemalic .sc.ssion, M.s. Elena S/olgayova in 

collaboialiun u  ilh the C ha ir  ol lhal session. Ms. Doris Andoni.
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co-operatives in Russia since the 1950s. Housing construction co-operatives 
owned about 7 per cent of the housing stock during the socialist era. They were 
responsible not only for building of housing estates but also their inanagenicnl 
and maintenance. The Russian Civil Code, dated 1994. provided that each co
operative member who paid-off hi.s/her stake became the owner of the dwelling 
unit in which he/she resides. Consequently co-operative ownership disappeared 
from the legal point of view, although they remain as legal entities. However, 
the type of management of co-operative estates and the ways in which 
rehabilitation of tho.se dwellings can be financed are not defined. In fact co
operative estates were transformed into condominiums in accordance with 
these changes. The Condominium Law. enacted in 1996. dellned condominium 
associations to manage condominiums. However many co-operatives are 
reluctant to re-register as condominium associations. As many co-operaiives 
lost their savings in banks due to problems in the banking sector, they lost then- 
capacity to rehabilitate and maintain their dwellings. New legislation is needed 
to resolve this deadlock.

Ms. Margi O ’Connell Hood presented a paper which was not originally 
programmed. Her presentation began with a definition of the concept of social 
capital as the intangible wealth that comes with good social networks, extended 
families, clubs and societies, and a healthy community life. It is the wealth 
generated by participation. Social capital can be in the forms of bonding capital 
or bridging capital. Co-operatives contribute to the creation of the latter one. 
Members of co-operatives are motivated and tangibly rewarded for their 
participation. Moreover, it is noted that social capital grows better in horizontal 
decision-making structures where members are actively involved in decisions 
at the policy level, rather than in vertical, or hierarchical, structures. Co
operatives should be operating on the basis of the participative democracy that 
is in.strumental in building the social capital needed for a civil society.

The following discussion focu.sed on the three main topics: the general 
role of co-operatives in the management, maintenance, and revitalisation of 
housing stocks; the legal framework for housing co-operatives, and the 
practical aspects of co-operative involvement in the management, maintenance, 
and revitalisation of housing stocks.

It was noted that co-operatives are the most democratic w-ay of dealing 
with communal problems, using democratic mechanisms of decision making. 
Moreover, co-operatives serve as a school of democracy, to exercise demo
cratic rights requires active participation of all involved, as co-operatives are 
about personal involvement, activity and contribution. An es.sential component 
of true democracy is that people always have to be a part of the solutions. In a 
broader sense, the role of co-operatives is to keep social capital working. This
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requires certain preconditions, among them that every individual has to under
stand that there is a benefit for him/her in joining the co-operative.

The discussion around the legal framework for housing co-operatives 
noted that although such frameworks differ from one country to another, there 
is a lot of similarities as well. It was noted that the role of legislation and eco
nomic instruments is to enable people to solve their problems. Participants 
stressed the importance of creating appropriate legal frameworks in transition 
countries, and the central role of the State and municipalities in this connection. 
Several participants raised ihe issue of what to do with existing co-operatives in 
the transition countries, moreover there was concern as to how future co
operatives should look like. It was noted that co-operatives as well as condo- 
miniinns are joint liability entities.

The discussion around the practical aspects of co-operative involvement 
in the management, maintenance, and revitalisation of housing stocks raised a 
number of important issues. It is important to see the maintenance of the 
existing housing stock as a positive challenges for co-operatives is in the long 
run. In this connection, there is need for professionalisation of management and 
maintenance services in transitional countries, as well as a need to consider the 
contacting of management on a competition basis (with appropriate bidding 
procedures). Participants also noted that there is great scope for co-operatives 
to develop in new areas such as social care, care for elderly, child care. etc.

A statement that the idea of co-operatives proved to be a sustainable one. 
hut co-operatives are only as good as the people creating them, closed the di.s- 
cussion. Co-operatives need active citizens. Therefore it is crticial to rai.se 
awareness on rights and duties of co-operative members as well as their under
standing of technical and legal aspects related to the maintenance and manage
ment of the housiniz slock.
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VI. Theme 3: “Contributions of housing co-operatives 
to community development”

During the third thematic session of the Colloquium a total of two papers were 
presented, followed by discussions.'

The third thematic session of included the presentation of two papers. Mr. 
Charlie Baker from the United Kingdom, noted that -  despite the two major 
goals of the Habitat Agenda, adequate shelter for all. and sustainable develop
ment in an urbanising world -  little progress has been made in the United 
Kingdom in terms of provision of affordable housing for low income people. 
He did. however, note that substantial resources have been allocated for 
deprived areas.

Co-operative models are relevant for most of the tenant controlled 
housing movement in the United Kingdom, although co-operatives per se  own 
less than 2 per cent of the nation’s housing stock. The co-operative model has 
proved to be the most effective in tackling the underlying causes of urban 
decline.

The presentation exemplified how the co-operative model can improve 
the quality of life when people take care of their own future. After 1994. 
tenants gained a statutory right to manage their estates through democratic 
tenant management organisations. Independent research shows that co
operatives provide more effective housing management services with usually 
better value for money, and deliver wider non-quantifiable social and commu
nity benefits.

Co-operatives encourage and sustain high levels of voluntary input, pro
ducing outcomes usually beyond the budgets of most wealthy regeneration 
projects. The presentation proposes community self-help as the most effective 
approach to community regeneration -  and as self-help is an important 
principle of co-operatives -  housing management by co-operatives can fulfil 
most of the objectives of community regeneration. Various case studies from 
the United Kingdom have shown the achievements of tenant managed co
operatives in community regeneration and the improvement of housing condi
tion of residents.

1. This chapter is based on the report submitted at the concluding session of the 
Colloquium by the ^Rapporteur of the third thematic session. Mr. Jose Mateus in 
collaboration with the Chairof that session, Ms. Gun-Britt Martensson.
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The second paper was presented by Mr. Jer/y Jankowski from Poland. He 
explained that the first co-operatives in Poland were established al the end of 
19"’ century under the name of “housing .societies”. There were 40 such co
operatives in Poland before the First World War.

After the War. the government established the Society for Workers' 
Housing Estates in order to provide solutions to social housing problems. 
During the same period the co-operative movement created two types of 
housing co-operatives: the "lodgers’ co-operatives” (where dwellers only 
rented flats from the co-operative which owned the whole real estate) and 
“housing-building” or “property” co-operatives (in which dwellers, usually 
more well-off than in the first type, were at the same time owners of their flats 
and co-owners of the whole real estate). Such co-operatives were often in clo.se 
collaboration with trade unions, employers or various social associations. 
Before the World War II, there were 240 housing co-operatives, and only 0.8 
per cent of the total urban population dwelled in co-operative flats. An impor
tant characteristic of the Polish co-operatives was that a co-operative housing 
estate did not only mean blocks of flats, but it also encompas.sed the whole 
system of social services, the development of social structure, and social 
coherence.

In the 1945-1949 period housing co-operatives were engaged in the resto
ration o f  war damaged buildings and in building new housing estates. A total 
number of 40,000 apartments were restored, and 5,300 new apartments were 
built in that period.

In the 1950-1956 period co-operative activities were very limited as direct 
state ownership was preferred in the early socialist period. With the liberalisa
tion after 1956, co-operatives became the main and decisive organisations in 
fulfilling dwelling needs of urban populations with the support provided by 
central and local governments. The share of co-operatives in the construction of 
new housing increased up to 80 per cent in early 1980s. Co-operatives 
contributed to the establishment of new social infrastructure or the development 
of the existing one, in addition to building new housing estates.

In the last 12 year period of transition to a market economy, the co
operative movement has been treated as a relic of the past to be liquidated, 
although co-operatives owned almost 3 millions dwelling units with about 10 
million inhabitants. Consequently, the share of co-operatives in house con
struction decreased to 25 per cent in the year 2001. Due to financial difficulties 
most co-operatives are not able to continue with the provision of social 
services.
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However, co-operatives has since been "re-discovered” as the organisa
tions that enable lower income families to become homeowners. The present 
Government supports the co-operative movement with various incentives. But 
high unemployment and high interest rates constrain initiatives of co
operatives, Discussions and initiatives concerning the provision of State subsi
dies to co-operatives continue during the process of enacting new legislation. 
At present, 1,500 housing co-operatives with 13 million members constitute an 
important lobby group in the Polish society, which can succeed in the creation 
of enabling legislation for co-operatives.

The presentations were followed by a lively di.scussion, which noted that 
housing co-operatives are widely different from country to country. The ways 
in which they work are intimately connected with the cultural aspects of each 
nation. Nevertheless, in .spite of differences between countries, the basis of the 
housing co-operative movement has not changed: "Co-operatives are born 
from  the will o f  a group o f free  citizens to work fo r  the resolution o f  a common 
problem  This is why it can clearly be claimed that co-operatives are the most 
democratic solution for the problems of a community, because they are 
products of the strength of character of some citizens willing to find the 
solution to their own problems.

It was noted that the world is characterized by increasing 'selfish indi
vidualism'. where individual citizens simply demand from political powers and 
from the Stale solutions for their problems. If it can be said that people have the 
right and sometimes even the obligation to demand solutions from those with 
powers to solve it, it can also be stated, and in fact .strongly emphasized, that 
one of the most important ways to contradict this world-wide tendency would 
be to promote a growing mobilisation of citizens claiming and defending their 
own rights, by '"looking at themselves not as a part o f  the problem but as a part 
o f the solution

Co-operatives have the ability to re-structure entire neighbourhoods. 
People feel integrated in a community by working for a project they can call 
their own. Housing co-operators fight together and, most importantly, as a 
whole try to achieve better housing conditions. Co-operative members forget 
about the “one man for itself” ideology that we can more often find while living 
in an urban society. Co-operatives support the tendency to walk the path of 
solidarity and co-operation. As a result, successful housing co-operatives do 
not die after achieving their immediate objective. Instead, they tend to expand 
to other areas. They start to work in the social sector; they provide almost all 
social services needed in each small community, including nursing home.s for 
children and elderly, small study rooms for the young, usually managed by ex- 
houscwivcs o r  unemployed women living in the community. They also help to
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promote the provision of some services by those living in the community, and 
therefore increase the liveabiHty of their neighbourhoods.

Housing co-operatives promote solidarity and empowerment of 
individuals: Communities start controlling their destinies. Co-operators slop 
being merely spectators, instead they are determined to become active citizens, 
able to identify problems, find solutions, and demand support from those in 
charge to achieve their goals. That is the power and the heritage of the co
operative sector that can be formulated as; to give individuals the opportunity 
to became full and active citizens, with choices, with solutions, with powers, 
with solidarity. "To co-operate is always a good choice'.”

The example from the United Kingdom indicates how the co-operative 
system can improve the quality of  life when people take care of their future. 
After 1994, tenants gained a statutory right to manage their estates through 
democratic tenant management organisations. Independent research in the 
United Kingdom shows that co-operatives provide more effective housing 
management services with usually better value for money, and deliver wider 
non-quantifiable social and community benefits.

In fact, there are numerous examples from co-operatives all over the 
world that they ensure that children and the elderly are taken care of. Partici
pants noted that co-operatives are the most effective organisational model that 
promote community development and fight social exclusion.
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VII. Concluding session: “ Review of lessons learnt, 
conclusions and recommendations”

The concluding session of the Colloquium, was opened by a brief introduction 
by the Chair who outlined the format of the final session.'

Following this introduction, two messages were read on the occasion of 
the 8th United Nations International Day of Co-operatives / 80th International 
Co-operative Day (6 July 2002). Ms. Christina von Schweinichen of UNECE 
read the message of the United Nations Secretary-General Kofi Annan. In his 
message the Secretary-General indicated that co-operatives support social 
cohesion and stability and give life to the concepts of corporate responsibility 
and citizenship with a people-centred approach. In an age where community 
involvement and partnerships with civil society are increasingly being 
recognised as indispensable, there is a growing potential for co-operative 
development and renewal world-wide. The new United Nations Guidelines 
proposed by the General Assembly last year to help create a supportive 
environment for co-operatives are designed to facilitate that process.

Ms. Maria-Elena Chave/,. read the message of ICA. The message begins 
by underlining two principles, e.g. that co-operatives are enterprises that 
operate under the values of solidarity and social responsibility. Co-operatives 
provide the human face of development, and concern for community is the 
newest of the co-operative principles. Housing co-operatives not only provide 
housing, but also take into consideration specific needs of the population. 
Urban renewal, social and cultural activities are within the scope of co
operatives. Co-operatives have also demonstrated their solidarity with the 
V ictims of natural disasters and terrorist attacks in various parts of the World. It 
is in the interest of governments to provide an enabling environment for the 
development of co-operatives with full respect to the autcinomy of co- 
opeiatives.

The Chair then presented a brief overview of 22 messages received by the 
Colloquium from various authorities, institutions and individuals in Turkey 
expressing their appreciation and good wishes for the success of the event.

The rapporteurs of the four substantive sessions were then invited to 
present summaries of the discussions:

1. T h i s  ci iapli^r is b a s e d  on  the  re p o r t  o f  the  e o n c k i d in g  s e s s i o n  as  p r e p a r e d  by  the  
R a | i p o i  leu r  o f  ih is  s e s s i o n  Mr.  In g e  J e n s e n  in e o l l a b o r a t io n  w i th  the  C h a i r  o f  th is  s e s s io n ,  
M r.  -Sehiian Erai 'iden .
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• Mr. Mehmet Ali Kahraman presented the summary of the inlroduclory 
session on behalf of Ms. §ule Ongel.

• Dr. Claus Jurgen Hachmann presented the summary of theme 1: 
Enabling environment for housing co-operatives: legal, financial and 
institutional framework.

• Ms. Elena Szolgayova presented the summary of theme 2: Role of co
operatives in management, maintenance and revitalisation of housing 
stockss.

• Mr. Jose Mateus presented the summary of theme 3: Contributions of 
housing co-operatives to community development.

Following these brief presentations, the Chair opened the floor to 
comments regarding the accuracy of summaries made, and several participants 
took the floor with concrete interventions providing clarifications and additions 
which are reflected in the final reports of the four substantive sessions.

Among the most important issues raised were the problems related to lack 
of knowledge and lack of experience with regard to co-operative housing in 
countries with economies in transition. The importance of country to country 
exchange of information and experiences, as well as the need for networking 
was raised by several participants. The Colloquium was seen as an important 
step to facilitate such future country to country information exchange and 
networking. It was thus stressed that the final report of the Colloquium should 
include a list of participants -  including contact details -  so that the dialogue 
initiated at the Colloquium could be continued. Moreover. UN-HABITAT and 
UNECE ensured participants that they would keep them informed about future 
activities in the region related to co-operative housing, both directly and 
through their web-sites.

It was also noted that the co-operative approach should not be seen only 
in the context of managing housing stock in countries with economies in 
transition. As the current housing stock deteriorates, it is essential also to 
consider how the co-operative approach can contribute to provision of new 
housing units.

The Chair noted that the conclusions of the Colloquium would not be in 
the form of a formal declaration. He noted also that despite the fact that co
operatives are playing an important role in housing development, as several 
examples have indicated, there are no panacea  for co-operative housing 
development in the region, different countries and societies wilj require 
different approaches.

He noted that the presentations made and the following discussions had 
revealed that there is quite a variation in experience in the countries from where
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experiences were presented and particularly from countries with economies in 
transition witii regard to the privatisation of housing stoci< following changes in 
political and economic system in these countries. Experiences ranged from that 
of Hstonia where now some 45 per cent of the housing stock is managed in a 
ci)-operalive manner, to that of Poland where until quite recently legislation to 
prohibit the co-operative approach were being considered in the Parliament.

The Chair noted that the Colloquium had been quite successful in terms of 
addressing its first two objectives, e.g. facilitating exchange of information and 
experience, and understanding the challenges and possibilities (as well as 
problems) of the co-operative approach in the region. Particular attentions had 
been paid to the importance of mechanisms that can contribute to maintenance 
and servicing of the housing stock. The most important outcome of the 
ColloL|uium. however, was its contribution to addressing the third objective, 
namely improved co-ordination and collaboration between stakeholders in the 
ci>-operative housing sector in the region. The networking aspect of the meeting 
is a \ ei'y important outcome.

The Chair noted that UN-HABITAT. UNECE and ICA will continue to 
collaborate on issues related to co-operative housing development, particularly 
m Europe, and he also noted that UN-HABITAT is considering similar 
initiatives in other regions as well.

He also noted that the Turkish Association of Housing Co-operative 
Unions (TURKKONUT) intends to disseminate a video CD of the proceedings 
to all participants to facilitate further exchange of information.

The Chair proceeded to -  on behalf of UN-HABITAT. UNECE and ICA 
-  to thank the host authorities. TURKKONUT and the Housing Development 
Administration (HDA) for their excellent organisation of the event, which had 
proved to be an essential factor in facilitating exchange of information between 
all participants, even outside of the meeting rooms.

The chairman of TURKKONUT. Mr. Yiimaz Odaba§i made a closing 
speech at the end of the session. He thanked Mr. Sehnan Ergiiden. who had 
acted as the Chairperson of the Steering Committee for the organization of the 
Colloquium, the participants and Repino Turi/.m which undertook all the 
logistic issues. He concluded that the Colloquium has achieved its aim of 
providing a platform for exchange of ideas on the economic, social, 
administrative, financial, technical and legal aspects of housing pro'vision, the 
role of co-operatives in this regard, and the effects of the regulatory framework 
in every country. He emphasised that ail participants made valuable 
contribution to discussions, and expressed his best wishes for all guests.
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Annexes
The annexes presented below are largely reproduced as they were submitted by 
their authors. Only minor editing has been undertaken by the publishers of this 
report.

Opening statements

Annex 1. Opening statement by Mr. Yilmaz Odaba§i, President of 
TURKKONUT

Honourable Deputy Prime Minister, dear Ministers, dear Members of the 
Parliament, dear representatives of various countries, dear Mayors, dear 
Bureaucrats, members of TURKKONUT family and distinguished 
representatives of the press who have honoured this meeting, I salute you all 
with respect.

As is known, the resolutions adopted at the Habitat II Conference held 
between 3-14 June 1996 in Istanbul incorporates the principles of healthy 
living, healthy housing, healthy environment and sustainable development. At 
the present Colloquium which is being held 6 years later and which brings 
together all the countries, we will discuss what we have achieved in these 6 
years and what we should do from now on.

TURKKONUT is carrying on its estimable and good-quality works both 
in Turkey and in the world. We will try to explain important parts of our 
activities to you during the Colloquium that will continue for 2 days.

In our co-operative system in Turkey, forming of organisations is 
continuing in the form of a fully democratic structure. The system administers 
itself with the managers elected from within its own body and is geared 
towards supplying housing units providing a healthy living environment for our 
people. Two important elements characterise the economic dimensions of this 
system; the first one is the contributions of our own co-operative members, and 
the second one is the support provided by our Government for the housing 
policy.
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Turkey's housing policy gained monientLuii in 19(S4 with the T' Mass 
Housing drive of'the late Turgut O/al. 8th President ol'TLn'ke\, and iniporlant 
steps have been taken by providing big-scale financial support. Credit has been 
made available within this system for construction of 1,1 15.()()() housing units 
completed during 18 years.

Here, we should underline a point clearly. In building modern cities, the 
most important element is to tackle the city as a whole. In other words, 
construction of houses does not in itself solve the problem. General 
infrastructure, social infrastructure and landscaping should be completed 
concurrently and as a whole. I beliexe that when we achie\e such integration, 
the problem will have been solved by itself, with a more perfect result.

We. as an organisation, believe that our people should, besides 
contributing towards construction of their houses, also make a contribution 
towards construction of the schools where their children will be educated. For 
example, facilities like hospitals that will serve the neighbourhood concerned, 
and general infrastructure should be constructed with the contributions of our 
people. We have prepared our programs aiming to collect such contributions 
from our citizens. Our 55"' Government put it into application. We have thus 
laid the foundation for integration of the Nation and the State.

Authorised officials of the government are here. We believe that this 
matter should be reviewed and credits should be made available for general 
mfrastructure. social infrastructure and land.scaping as well, besides the credits 
extended for superstructure. I am submitting this matter for their consideration.

The works performed by TORKKONUT so far are being monitored with 
a close interest in the world. I thank, on behalf of myself and my organisation. 
Mr. Mesut Yilmaz, former Prime Minister and current Deputy Prime Minister 
of the Republic of Turkey, who has never left us alone in our activities up to 
now and who has always kept his door open for listening and attending to our 
difficulties and problems.

I also thank Mr. Faruk Bal, the State Minister Responsible for Housing, 
for his contributions towards arranging related legal procedures and improving 
the credits and the Mass Housing Sector.

I believe that our esteemed guests who are attending our conference today 
will shed light on related developments both in Turkey and in the world.

I hope that the declaration to be issued at the end of this meeting will be 
instrumental in bringing benefits to all people living in the world and I salute 
you all on behalf of rnyself and my organisation.
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Annex 2. Opening statement by Mr. R. Tuna Turagay, President of the 
Housing Development Administration (HDA)

Your Excellencies. Mr. Deputy Prime Minister, Mr. Minister of State. 
Distinguished Guests. Distinguished Participants. Ladies and Gentlemen

On behalf of the Housing Development Administration (HDA). it is my 
pleasure to welcome our distinguished guests and participants. The realisation 
nl this Colloquium, in which we are going to discuss the contributions of the 
co-operative sector to housing development, as an outcome of a co-operative 
work is a significant happening. Within the frame of such a co-operation under
standing. I. too. would like to summarise the involvement of HDA regarding 
the housing provision and the support provided to housing co-operatives within 
the context of housing problems in Turkey.

Distinguished guests.

in Turkey, particularly after the World War II, a rapid urbanisation 
process has been experienced as a consequence of increasing population and 
migration from rural areas. This process has raised the demand for urban land 
and housing to very high levels, and such demand could not be predetermined 
and its solution could be found instantly. Particularly for the low and middle- 
incomc groups, the problem of acquiring houses in a liveable and planned 
environment has reached high levels. Similar to the situation faced in almost all 
dcx cloping countries, making adequate shelter available and accessible to meet 
the housmg need of the ever-increasing population in urban settlements has 
always been and remains to be a challenge for Turkey.

In addition to this rapid increase in the housing demand, there have been 
several problems regarding the finance for housing. There has been insuffi
ciency of housing loans extended by both public and private finance 
institutions, both in terms of their number and amount. E.specially. a housing 
finance system that is compatible with the existing market conditions and 
provides affordable loans for low and middle-income groups has not been 
created in the financial market. The fact that public funds have been in trouble 
with finding adequate resources, and this creates obstacles for the sustainability 
of housing finance programs that are implemented by public institutions that 
manage these funds.

Another important problem regarding housing provision has been the fact 
that land has the largest share in the total cost of housing in our country. One of 
the new apiiroaches to solve this problem is to divert public resources primarily 
to the pro\ ision of land with infrastructure.
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Furthermore, an important question that hardens the solution of housing 
problems in Turkey stems from the fact that housing is seen as an instrument 
for investment rather than a shelter.

Within this process, therefore, models for housing provision have varied 
from individual self-provision to house-building by small-to-large capital con
struction firms, from co-operatives to mass housing initiatives by the central 
and local authorities. However, as a result of the problems that I mentioned, it 
is sometimes very difficult just for the State or just for private firms to meet the 
housing need of the increasing urban population instantly. These difficulties 
have required the co-operation and partnership of all relevant actors of the 
housing sector.

Distinguished participants.

It is obvious that several other countries also experience a similar situa
tion and problems that are encountered in Turkey. Experiences of various 
countries and international organisations, like UN-HABITAT, have shown that 
the success of human settlement policies depends on the partnership and par
ticipation o f  relevant stakeholders.

For cities to be physically, socially and environmentally liveable, a co
operative approach, which ensures the realisation of governance and partner
ship principles is necessary. This co-operation understanding usually appears as 
partnerships between public, private sectors and civil society groups to provide 
efficient public and communal services.

Within the frame of this co-operation understanding, there is no doubt that 
housing co-operatives are beneficial organisations in the sense that they 
develop and strengthen partnerships in housing provision. As it is also stated in 
the Habitat Agenda, co-operative mechanisms should be established and 
strengthened in order to achieve success in the issues related with the two. main 
goals, adequate shelter for all and sustainable human settlements development.

The supply of  affordable owner-occupied housing as well as rental, 
communal and co-operative housing can be increased through partnerships 
among public, private and community groups. Moreover, thanks to the co
operative mechanisms and housing co-operatives in particular, mobilisation of 
local savings, creation of local financial networks, reinvestment in local com
munities, and increasing the availability of credit and market information to 
low-income individuals for shelter development can become possible.

In a well functioning and controlled system housing co-operatives that 
have dynamic structures are able to get organised rapidly and produce housing 
in a short time span mostly to middle-income groups.
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Besides all these advantages, however, in order to increase the efficiency 
of housing co-operatives, the problems like land acquisition and housing 
finance should be taken into consideration, and then the parameters like con
struction time and cost should be checked together with technical, financial and 
legal supervision.

In Turkey, the entrance of co-operatives into the building sector dates 
back to the establishment of the first housing co-operative in 1934. Neverthe
less. the actual expansion and growth of co-operatives began only in 1969 with 
the introduction of the Co-operatives Law. The contribution of housing co
operatives to housing development has increased significantly following the 
establishment of the Housing Development Fund and Housing Development 
Administration in 1984. While as an annual average 140 housing co-operatives 
were established before 1984, it reached to an annual average of 2,700 co
operatives. which implies an almost 2,000 percent increase.

Hxcellencies. Ladies and Gentlemen.

The establishment of HDA and enacting housing development laws, 
particularly on the functioning of Housing Development Fund, strengthened the 
operation of housing co-operatives. After the formation of the Housing Devel
opment Fund, credit opportunities for housing co-operatives were enhanced, 
new housing co-operatives were founded and the share of co-operative housing 
reached its peak level of 35.5 per cent in total housing production in 1988. 
which had been between 8-13 per cent in 1970s. The new decrees introduced in 
accordance to these laws, and the finance provided from the Fund helped to 
increase the completion of continuing co-operative housing constructions.

Since 1984, HDA has been acting effectively in the provision of afford
able housing for low and middle-income groups through innovative financial 
mechanisms. It has provided housing loans to approximately 1,1 million 
housing units (1,115.322 -  by May 2002). In this total, housing co-operatives 
have the biggest share. By May 2002, great'majority of the 84 per cent of the 
housing units that were given credit have been produced by housing co
operatives (942,501 units). In addition to the loans given to co-operatives, 
municipalities are also supported by HDA loans to facilitate new housing 
projects on lands they own for the provision of low-cost housing.

F'urthermore. taking into consideration the fact that land has the largest 
share in the ttnal cost of housing in Turkey. HDA tried to reduce the cost of 
land by providing developed land to housing co-operatives to support their 
activities in supplying housing for low-income groups. Through this program, 
HDA contributed to the reduction of land acquisition time for housing co
operatives, since it is assumed that 70 per cent of the co-operatives waste 20
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months on the average to acquire land after their establishment. To this aim in 
1998, HDA allocated and sold large tracts of land in mass housing zones in 
Ankara to the two largest co-operative central unions in Turkey, namely 
TURKKONUT and TURKKENT as well as U) the Mutual Help Organisation 
of Army Officers (OYAK).

During the 1984-2000 period. 17 per cent of the total authorised housmg 
production has been financed by HDA credits. However, in the 1996-2000 
period, this ratio decreased to 11.7 per cent. This fall was due to the loss of 
most o f  the resources of the Housing Development Fund, as their revenues 
were channelled to the National Budget, beginning the year 1988. As a result, 
the decline in the contribution of Housing Development Fund to the finance 
and production of housing could not be prevented.

Despite this gradual decline in the financial contribution of this Fund to 
housing sector, mass housing process has gained prominence in Turkey as a 
housing supply mode. It has been effective in promoting progress in construc
tion technology and housing finance. Successful examples that are well- 
organised in construction and properly operated are characterised by carefully 
designed environment and good building quality, and with these features the 
quality of  life of their residents has been enhanced.

Dear Colleagues

When we consider the role of the HDA in Turkey as contributing to the 
solution of housing problems and steering the housing sector to fulfil its goals, 
it is inevitable that the public sector should sustain its enabling and supervisory 
role. In this respect, besides its support to co-operatives, HDA acts to continue 
its task o f  developing policies with new projects, which would contribute to the 
further development of the housing sector.

One of the most important projects for this purpose is to divert public 
resources to land development for the provision of land with infrastructure to 
low-income groups. HDA aims to implement such projects at locations experi
encing rapid urbanisation and suffering from housing shortages, and on sites 
appropriate for urban development. Priority is given to lands owned by the 
treasury.

The aim of these projects is the allocation of land with infrastructure to 
low and middle-income groups and to co-operatives founded by similar people. 
Through the implementation of these projects, state will be in the position of 
enabling people to acquire housing, as well as regulating and supervising the 
housing market rather than producing housing directly.
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In Turkey, and in countries with similar development levels, finance tor 
housing could not be secured within the operation of capital markets. There
fore, there is a need for a new housing finance and credit system, which will 
function within the capital market by converting short-term savings to long
term loans.

HDA also aims to contribute to the development of the secondary 
mortgage market. In this framework, HDA intends to buy mortgages (carrying 
certain conditions) from the loan originators in order to:

• generate additional funds for housing finance;
• strengthen the relationship between housing markets and capital 

markets; and
• encourage other financial institutions to create funds for this purpo.se.

Besides these projects, HDA will continue to contribute to the housing 
production and finance in two ways:

The first is the production of housing units on lands owned by the HDA. 
This is realised in three forms:

• production of housing on H D A ’s existing land stocks by realising 
projects, and selling produced housing with long-term payment;

• production and sale of housing units through client financing; and
• production of land and housing through profit sharing model.

The second method is the production of housing units through providing 
loans to;

• Housing co-operatives,
• Municipalities,
• The families of martyred.

In providing land and loans to the housing co-operatives in particular, the 
criteria like, the number of members of the co-operative, building standards, 
regional specialities will be taken into consideration. With the new regulations 
issued in 2002, greater loan opportunities were created for the housing co
operatives. We aim to enable the completion of 80,000 housing units through 
the implementation of these regulations.

Distinguished participants,

1 would like to stress another important co-operative mission of HDA 
since 1994. After organising the Habitat II Conference in Istanbul, in 1996. 
HDA continued to act as the co-ordinator of Habitat follow-up activities.

We organi.sed the follow-up activities in a co-operative and participatory 
manner that is consistent with the realisation of the governance "concept. We
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support Joint activities of centi'ai and local authorities, cicademic institutions 
and civil society organisations.

One of the most impoi'taiit initiati\ es in this respect is the formation of the 
Habitat Forum of Turkey. It is a I'evitalised and enlarged version of the 
National Committee for the Habitat II Conference with the participation of 
about S(K) peoples representing the full range of Habitat Partners. This Forinn 
represents a partnership and co-operation mechanism for central and local 
government institutions, private sector and civil society organisations.

Distinguished guests.

As this international Colloquium and the past and pre.sent activities of the 
HDA have proved, we are trying to ensure the harmony between the roles of 
public and private sectors, and to mobilise the combined capacities of these 
groups for the benefit o f  all.

In this respect. I wish that this Conference would be a successful one. and 
would contribute to the establishment of new partnerships and collaborations.

Thank you.
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Annex 3. Opening statement by Ms, Maria Elena Chavez, Acting 
Director-General of the International Co-operative Alliance (ICA)

Distinguished Delegates, Ladies and Gentlemen;

It is my distinct honour and pleasure to be here today as a representative 
of the ICA and ICA Housing at the opening of this Colloquium on the contri
bution of the co-operative sector to housing development. This impressive 
gathering of experts from all over Europe, and even beyond, is a manifestation 
of an increasingly close collaboration between UN-HABITAT and the ICA. It 
is also a recognition of the importance of co-operatives in this sector.

As some of you will recall, at the Second Substantive session of the 
Preparatory Committee for I.stanbul +5 in February 2001 in Nairobi. Kenya, a 
Memorandum of Understanding, which calls for concrete collaboration in the 
promotion of housing and shelter, was signed between Habitat and the ICA. 
The Memorandum of Understanding now forms the basis for concrete 
initiatives such as the promotion of housing co-operatives in Africa and the 
holding of this joint Colloquium that will focus on the shelter sector in Central 
and Eastern Europe and the CIS.

Today I am particularly plea.sed that the UN Economic Commission for 
Europe has Joined us in this endeavour as a third partner. This not only lends 
added pertinence to the theme of this meeting. It could also be the beginning of 
a more concerted effort to promote co-operative solutions to housing and 
shelter problems.

Six years ago. in Istanbul, the governments “recogni.sed co-operatives as 
important actors in promoting sustainable human settlement.s”. These were the 
wi>rds used in the Habitat Agenda.

When the world leaders were meeting in New York last June at the UN 
General Assembly Special Session on Housing and Shelter, called Istanbul + 5. 
ICA and ICA Housing were invited to participate and show the results of the 
co-operative follow up of the Habitat Agenda during the last five years. Let me 
brielly share some of these with you.

Habitat II has offered the co-operative movement and in particular 
housing co-operatives a special opportunity to engage in leadership to promote 
sustainable human .settlements and reduce poverty by providing sustainable 
li\elihoods.

The Habitat Agenda identified a number of areas in which co-operatives 
had a lole to play. I am happy to report that ICA has responded to that
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clialleiige with a number of concrete activities especially with regard to 
enabling partnerships and building capacity.

I'or co-operati\ 'es to play any role, they must first have an enabling 
environment provided by appritpriaie legislation and governnieniai policies ih;u 
recognise the unique character of the co-operative enterprise. .Aiitonomv and 
independence from go\ ernnienl control is essential for co-operative growth and 
sur\'ival as is access to gi)vernment resources under conditions that respect the 
co-operative principles. ICA has been working with governments and the UN 
system in defining the key areas that require review if an enabhiig strategy for 
the co-iiperative .sector can be adopted. These include the new Internationa! 
l.abour Office Recommendation adopted i>nly a iev\' da \s  ago and United 
Nations Guidelines aimed at creating a supportive eiivironnienl co-.iperati\e^- 
adopted m December 2001.

However, the main focus of lC .\ 's  activity contmues to be capaciiv- 
building. ICA Housing, a .sectoral organisation ot the K ’A  has spearheaded 
specific activities in human .settlements. It iias sLiccesslully nnplementeil a 
.series o f  regional seminars and national activities to exchange pr('lessional
e.xpertise. In Kampala. Manila. Mexico and Tallinn, nest practice> iiave beei] 
shared and partnerships formed. The impact has been measin'alile: ni Kanipala 
new housing co-operatives were formed: in Manila Partnerships wiih govern
ment and other stakeholders were strengthened as was the existing national 
network; in Mexico partnerships among organisations in the region were 
bolstered while in Tallinn Baltic co-operation for the strengthening of housing 
co-operatives through legislative reform and education was reinforced. IC.A 
Housing has sought financing and support for co-operative sell-help initiatives 
l'H)th at the internati('nal and local levels as a follow-up to these activities.

The.se initiatives and the case '•tudies it has been able to compile shov. 
clea.riy that housing co-operatives are effective provides of shelter while putting 
people at the centre of their concerns. ICA and IC.A Housing have produced a 
booklet called “Best Practice-Innovative Approaches to Co-operative .Solutions 
of Housing Problems of the Poor” a collection of case studies. We invite you to 
consult tiiis document w'hich includes description of best practices in co
operative housing approaches to shelter delivery and identifies challenges as 
well as major accomplishments.

ICA as a whole through both its regional and head olfice has also been 
active in programs that promote co-operative development both in rural and 
urban areas. It has pushed forward on issues such as gender ec|uality. improving 
access for financing of co-operative initiatives and i)ther areas highlighted in 
the Habitat Agenda. It has worked with UN-HABITAT on furthering the 
promotion of housing co-operatives in Africa and is now a partner in this Joint
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Colloquium that will locus in particular on the development of the co-operative 
approach in the shelter sector in Central and Eastern Europe and the CIS.

This is a glimpse of vvhal has been done to implement the Habitat, but still 
nuich remains to be done. We feel that the co-operative approach to resolving 
the challenges of economic, social and cultural development is one that enables 
individuals to help themselves. They are able to pool resource.s no matter how 
small or large and improve their conditions of life. ICA with its over 230 
member organisations in over 90 countries representing over 760 million 
iiidi\ iduals attest to the fact that the co-operative model is time tested. We need 
Id uork  together to ensure that individuals are able to effectively form and 
pailicipate in co-operatives and members have the possibility of having their 
co-operali\ es respond the needs.

Future implementation of the Habitat Agenda must take this into 
consideration. Democracy, equity, and social responsibility and sustainable 
human settlements can be achieved if we work in partnership. ICA is 
committed to this.
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Annex 4. Opening statement by Ms. Christina von Schweinichen, 
Deputy Director, UNECE Environment and Human Settlements Division

Excellencies. Ladies and Gentlemen,

It is an honour for me to address this International Colloquium today, in 
the presence of the Deputy Prime Minister, Mr Mesut Yilmaz and the State 
Minister Mr Faruk Bal. and 1 would like to thank Mr Yilmaz Odaba^. 
President of TURKKONUT, for the support given in organising this meeting 
■May I also take this opportunity to express my appreciation to our colleagues 
from UN-HABITAT and ICA for having taken the initiative to make thi^ 
meeting a reality. This joint endeavour developed in a positive experience o! 
fruitful co-operation among our three organisations.

The presence here of representatives from different Governmen: 
departments, partners and NGOs bears witness to the growing interest in 
developing civoperation at all levels both nationally and internationally on co
operatives development and management. There is a clear need for exchange ot 
experience between all parties and the public, and this meeting, the first of its 
kind, presents a unique opportunity. Translating policies into practice requires a 
supportive framework enabling to bring about an integrated approach in the 
practical implementation of housing reforms.

As you may already know, one major concern for the UNECE in the last 
ten years, is the integration of the countries in transition into the global 
economy. The ECE was able to adapt to the changes occurred in the region by 
focusing its analytical capacities on the transition process and by using its 
experience of harmonisation to facilitate the integration of central and east 
European countries. ECE developed various forms of assistance, providing 
expertise and ways to understand and analyse the main features of transition 
and the different functions of the housing sector.

To prepare and evaluate policy suggestions for transforming the housing 
.sector the ECE Committee on Human Settlements initiated a project, titled as 
"Country Profiles on the Housing Sector”. The objective is the preparation of 
comprehensive documentation on the housing sector in the country under 
review on the basis of an independent analysis by an international expert team 
to:

(a) assist the central and local authorities in developing national competence 
in analysing their housing .sector and in setting housing policy priorities;

(b) assist in monitoring the implementation of the Ccmntry Profile 
recommendations in the reviewed country;

(c) promote the housing market; and
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(d) promote international comparison of the devclopmcni of (he sector's 
elements throughout the transition, in terms oi' critical bottlenecks, 
problems, solutions and effects.

Another important part of the Committee's work is in the area of urban 
renewal and housing modernisation. The Committee has piepared strategies to 
miplement human settlements policies on urban developmcm and housing 
modernisation and its aim was to draw together the most recent thinking on 
urban renewal.

In this project the need for appropriate legal, organi.sational and financial 
frameworks for urban renewal, still missing in some countries, were k>oked 
into. Special emphasis was given to the re.spective responsibilities of the public 
sector -  at national, regional and local levels -  and of the private actors 
(owners, tenants, business, housing, inve.stors. etc.). Different forms of tenure 
were investigated as an important factor for renewal activities, and types of 
problem areas were defined. As a result, the study gives overall recommen
dations. both for western and for eastern European countries. .Mter the mass 
privatisation of the public rental housing stock, private ownership in multi-flat 
housing estates has become the dominant type of tenure in the urban areas of 
many C('untries in transition. In most of these countries a legal basis for the 
formation of condommiums and the operation of owners' associations has been 
established. However, despite the existence of this legal framework the estab
lishment of condominiums and owners’ associations has proved to be a slow 
and difficult process. To that end in order to provide some guidance on how to 
set up and manage condominiums and owners associations the Committee 
recently finali.sed a very practical handbook on condominiimi ownership of 
housing for countries in transition..

Another project, which is also related to the topic of this Colloquium and 
carried out by ECF, will take the form of practical guidelines on housing 
finance instruments based on studies of selected housing finance models 
available in the ECE countries.

These are just some of the areas that the ECE is working on in the housing 
sector. These are al.so important elements when di.scussing ihe topic of our 
Colloquium.

Ladies and Gentlemen.
1 am convinced that this Conference represents an important opportunity 

for reflecting the collective experience and views of the HCE countries present 
here, on w'ays and means of  developing co-operative housing within the 
housing policies formulated by countries. The UNECE. through its Committee 
on Human Settlements, stands ready to co-operate with you in this endeavour.

Thank you for your attention.
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Annex 5. Opening statement of Mrs. Anna K. Tibaijuka, Executive 
Director, UN-HABITAT (read on her behalf by Mr, Selman Ergiiden)

Honourable Deputy Prime Minister. Mr. Mesut Yilma/,, Honourable Mini.ster. 
•Mr. Faruk Bal. distinguished participants, colleagues, ladies and gentlemen.

It is a great pleasure for me to be with you today at the opening of this 
Colloquium and to share with you my views on how we together, in a co- 
iiperati\e manner so to speak, can contribute to housing development.

.'Xs \vc are all aware, the Universal Declaration of Human Rights and the 
Inteniationai Covenant on Economic. Social and Cultural Rights both state that 
e\oryone has the right to a standard of living that includes adequate food, 
clothing, housing and i>ther basic needs. The Habitat Agenda, the outcome of 
the Second United Nations Conference on Human Settlements, which took 
place in Istanbul. .Turkey in 19%. also confirmed the right to housing and 
elaborated actions required for the realisation of this right.

Despite these global commitments -  which are enshrined in many other 
international instruments as well -  millions of people in many parts of the 
v\(irld have few or none of the basic requirements for a decent life, including 
adequate shelter and the means for life support. Today, three-quarters of a 
billion pet)ple live in desperate housing conditions in the slums of the world’s 
cities.

During the last decade or so. many developing countries and countries 
with economies in transition experienced increased economic and social 
hardships. People living in poverty and other vulnerable and disadvantaged 
groups have seen their living conditions deteriorate, including reduced security 
of tenure and worsening housing conditions.

Among the many causes for this trend, the most important is the lack of 
policies that can facilitate an effective enabling environment for housing 
development. Countries in transition have had difficulties in adapting to a new 
political and economic order as well as to economic globalization. Housing 
sector reforms during the 1990s in such countries were mostly motivated by 
pressures to reduce budget deficits and to move away from macro regulation 
and direct subsidies to housing supply. In general tenns. the reforms focu.sed on 
strengthening market forces and reducing State intervention in the housing 
sector.

With the adoption of the Habitat Agenda. 171 countries committed them- 
scKes to a global policy framework for “adequate shelter for all” and 
"suslainable human settlements development” . The global plan of action in the
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Habitat Agenda also elaborates the steps necessary to implement the policies 
with a specific focus on the role of the co-operative approach to housing 
development.

A total of 20 paragraphs in the Habitat Agenda make specific reference to 
a co-operative approach in housing development. Most specifically, paragraph 
82 identifies co-operatives as one of the main modalities for achieving the goal 
of adequate shelter for all. by -  I quote: “encouraging communities to form 
housing and multi-purpose community development co-operatives, especially 
for the provision of  low-cost housing” and by encouraging “the expansion of 
.savings and credit co-operatives, credit unions, co-operative banks, co
operative insurance enterprises and other non-bank financial institution.s”

Distinguished participants.

The co-operative approach embodies several of the main principles of the 
Habitat Agenda, in particuJar, the principles of enablement, participation  
and dem ocracy. These principles were reaffirmed in the Uiiired Nations 
M illennium Declaration  and in the Declaration on Cities and Other Human 
Settlements in the New Millennium, adopted respectively by the General 
Assembly in 2000 and 2001.

UN-HABITAT has recently strengthened its efforts to promote these 
principles within the areas of housing and human .settlements development. 
UN-HABITAT activities in these areas are implemented as part of its Global 
Campaigns for Secure Tenure and Urban Governance.

The Global Cam paign on Urban Governance is the product of an 
emerging consensus that good urban governance is a positive determinant of 
the quality of life for all citizens.

The Global Cam paign for Secure Tenure focuses on housing as a 
strategic entry point to poverty eradication. By promoting development of 
secure forms of tenure, the Campaign emphasizes democratic participation and 
enablement as fundamental components of housing development, particularly 
the upgrading of informal settlements.

Distinguished participants,

By enabling low-income people to come together and help themselves in 
a democratic environment and with a concern for community, there is a real 
potential for low-income families to improve their housing and living condi
tions. This approach can and will contribute to the achievement of the 
Millennium Declaration goal which foresees improvement in living and 
housing conditions of at least 100 million people living in slums and squatter 
settlements by 2020.
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In this regard. UN-HABITAT and the International Co-operative Alliance 
have been working together under a memorandum of understanding to formu
late working modalities that can contribute to the development and more wide
spread utilisation of co-operative approaches to housing and human settlements 
development.

The first joint activity of these two organisations was a research study 
assessing the actual and potential contributions of the co-operative sector to 
shelter development in Eastern and Southern Africa. The purpose of the 
assessment was to initiate a process to analyse possibilities for the development 
of a regional programme by the International Co-operative Alliance for this 
region.

The experiences reviewed in that study showed that the co-operative 
approach has a real potential to harmonise the roles of public and private 
sectors, and to integrate the capacities of individual households in a 
community-based approach.

The study exemplifies how we. through such collaborative efforts, can 
capitalise on the synergies created through joint interventions between various 
actors in the area of human settlements. To complement the contribution of 
UN-HABITAT and the International Co-operative Alliance, this Colloquium is 
also drawing on the capacities, experience and networks of the United Nations 
Economic Commission for Europe.

Distinguished participants, ladies and gentlemen.

As envisaged in General Assembly resolution 56/114 on co-operatives in 
social development and also to contribute to the realisation of the goals of the 
Habitat Agenda and the Millennium Declaration, the co-operative approach can 
make fundamental contributions to housing development. It is my strong belief 
that the Ankara Colloquium will serve as an excellent opportunity for experts 
and practitioners in the housing sector, particularly those related to co-operative 
housing, to exchange information and experience as well as to form networks 
and plan future initiatives.

Your deliberations will enable us to better understand the challenges and 
possibilities of the co-operative approach through which we can work together 
and contribute to the main goal of the Istanbul Declaration -  building together 
a world where everyone can live in a safe home with the promise of a decent 
life of dignity, good health, safety happiness and hope.

With gratitude to the organisers of this event, particularly to our hosts 
TIJRKKONUT and the Housing Development Administration for their warm
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hospitality and the excellent arrangements. 1 wish ail the success to this 
endeavour.

1 thank you for your attention.
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Annex 6. Opening statement by Mr. Faruk Bal, State Minister for 
Housing

!n the last decade of the 2()"' century, the world experienced technological, 
social and pi)litical transt'ormations that covered every field.

Anifing the definitions about this transformation, the most widely used 
one is "globalisation". This term not only includes technological opportunities, 
but ii also brmgs a new kind of control mechanism.

With this control mechanism an optimistic situation, which is the 
unification of the world and thus the rising welfare of ever increasing sections 
of population are emphasised. In the world where the concepts of 
democratisation and human rights are gaining importance together with 
globalisation, all efforts are now made to increase living standards of the 
society and to emphasise the importance of human beings.

In this way. the fundamental objectives of the systems of sustainable 
settlements appear as providing systematic, harmonious, healthy and safe living 
envnonments and also equitable conditions. The view that the smallest unit 
among these settlement systems, "housing”, is an effective "citizenship right” 
lu reach social objectives, is the basic principle that is accepted universally.

One of the essential goals that have been accepted in the “Habitat II 
Conference” which was held in Istanbul in 1996 is to provide adequate housing 
for all.

In this context, it is essential to develop housing policies by an 
understanding of governance to include the actors, namely public sector, 
p ruatc  sector, non governmental organisations, co-operatives and citizens, with 
the realisation of the principles of “partnership”, “participation”, “enabling”, 
■sustainability” that are emphasised in the Habitat Agenda in order to provide 

atlecjuate housing for all as well as basic services.

By this way. increasing economic investments in small and medium sized 
settlements, encouraging the production of land that involves social and 
technical infrastructure, improving the quality of life, monitoring the trends in 
geographical concentration of population and developing policies to deal with 
this phenomenon, and supporting the provision of basic infrastructure and 
SCI \ ices shi>uld get priority; moreover, reducing the rate of migration from rural 
to urban should be the fundamental principle.

While all these are made, it needs to take into consideration benefits and 
costs that are incurred by different social groups in cities, instead of a general 
public benefit concept.
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In this context, “co-operative implementations”, which provide the 
opportunity of participation and collaboration of local communities and social 
organisations gain importance, as this will allow transparency in the use of 
resources.

Distinguished delegates.

In our country, especially after the Mass Housing Law was enacted, the 
number of housing co-operatives increases rapidly and their share of total 
housing production reached to 20-25 per cent by the year 2()01. Almost 
.362.000 dwelling units have produced by 46 co-operative associations that are 
attached to the two Central Associations.

Housing Development Administration (HDA). which is the only public 
institution responsible about the housing sector, provided financial support for 
1.2 million dwellings, out of the total number of 7.2 million authorized housing 
units that have been built in the 1984-2001 period, and built 43,145 dwellings 
by itself for low and middle income people. In other words. HDA contributed 
to the production of one of the every 6 dwelling units within that period of 
time.

In the first half of the year 2002 a decree was issued to reopen credits to 
co-operatives and other mass-housing producers, and to increase the amount of 
credit provided for each dwelling unit by the HDA.

Herewith, it is aimed that co-operatives could finish the construction of 
dwelling that they build, and the construction .sector would be revitalised so 
that its contribution to the Gross National Product would increase. It is thought 
that, this enhanced finance would contribute the completion of the construction 
of about 80,000 dwellings.

Dear guests.

Most o f  the suitable land stock for urban development is still publicly 
owned. Development of such land to build housing will lead to decrease the 
cost of producing housing and will facilitate the acquisition of housing by 
lower income households. Now I want to present some statistics for your 
information. In our country, land cost is between 40 and 60 per cent of the total 
cost of building a house. Nevertheless, this amount is 20-30 per cent in 
developed western countries where the land is scarce. Thus.-building housing 
on developed publicly owned land could contribute to reduce the share of land 
cost by about 50 per cent. Within this context, a by-law has been prepared and 
put into action to enable the HDA to undertake public land development 
projects and to sell developed parcels to households in acci)rdance to certain 
criteria.
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Because of the abundance of the number of people who need housing, the 
principle of allocating land by the participation of all the involved actors has 
been introduced. Co-operatives, co-operative associations and central associa
tions. which have an important role in the housing sector in our country, will be 
the partners that have the priority in this endeavour.

As stated by the delegates of many countries about the contribution of co
operatives on housing development, UN Special Session on the Istanbul+5 
Conference reconfirmed the importance of this contribution.

Distinguished delegates.

Today, facilitating exchange of information and experience regarding the 
co-operative approach in housing sector, I believe that, we can make important 
progresses with regard to the principles of strengthening enabling strategies, 
participation and partnerships.

I believe that experiences and proposals that will be put forward 
throughout this conference will contribute to the formulation of future 
initiatives in the participant countries, and help to facilitate exchange of 
information among co-operative institutions as well as initiation of joint 
projects at the international level.

I wish a successful conference for all participants.
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Annex 7. Opening statement by Mr. Mesut Yilmaz, State Minister and 
Deputy Prime Minister

Dear guests, dear representatives of our co-operative system and housing 
sectoi'. I salute you all with affection and respect,

I thank TURKKONUT and the Mass Housing Administration and the 
United Nations Human Settlements Programme, the hnternational Co-operative 
Alliance, and the United Nations Economic Commission for Europe, which 
arranged this meeting.

1 welcome the representatives of the participating countries and hope that 
this meeting will be successful.

15ear guests, development is a multi-dimensional phenomenon. Only 
industrialisation, achieving progress in certain areas is not sufficient for 
development in contemporary sense. Real development is possible by attaining 
advanced standards in all areas of life. What’s more, each of these areas are 
associated with each other.

Today, nobody can claim that the culture of democracy and the urban 
management philosophy are independent of each other. Consequently, a good 
infrastructure needs to be established in every field from democracy to law. 
from health to sports, in order to raise the quality of life.

Studies being carried out for improvement of the quality of life in human 
settlements carry great importance from the standpoint of the future of 
mankind.

As Asimov said, cities that have been the source of the civilisation are 
now becoming a destroyer o f  the civilisation. This must be prevented. In 
countries like Turkey where population increases rapidly and where rapid 
urbanisation takes place, meeting the housing need at required standards carries 
importance.

The goal of building a sustainable settlement system in the world and 
providing sufficient housing to all occupies a central place among the matters 
that come onto the agenda within this framework. And most of the matters that 
c()me onto the agenda within this framework point to the role of the co
operatives.

The co-operative business sector makes a contribution towards housing 
development and. consequently, towards raising the quality of life of the 
societies. Housing production with this method exhibits'significant differences 
amons: rcL'ions and countries.
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Serious reforms in tinis area were put into application in the 19908, What 
these reforms have in common is that housing policies constitute a dimension 
of restructuring the economy. Furthermore, social and political changes in 
countries affect closely the developments in this area. All these experiences 
will play a determining role over the decisions to be made for the future of the 
sector.

The HABITAT meeting held in our country in 1996 was an important 
activity within this framework, I believe that the meeting that has started today 
will also contribute towards shaping the said decisions.

Common goal of all countries in the world and of rele\ant organisations 
should be to put into implementation the matters stated in the Habitat Agenda 
and the views that will emerge at the present meeting.

Dear guests, the Turkish society sees housing as a guarantee of security 
and trust in future. That's why we have a saying in Turkish: "Space in this 
world, faith in the other world” . Still, housing shortage has long been one of the 
important problems of Turkey.

In our country, the first serious housing policies in the contemporary 
sense were introduced in the first years of the Republic and important 
applications were realised during the term of Atatiirk. The centre of Ankara and 
its districts extending in the direction of  (^ankaya are the products of the urban 
planning effected in this period.

Despite the many years that have elapsed and the conditions that have 
changed since that time, the districts where the said plan was implemented still 
shoulder the burden of Ankara. However, in the later years, particularly m the 
post-World War II period when urbanisation accelerated, planned development 
was set aside.

People who have not been given any direction and who could not get any 
institutional support have had to care for themselves. The shantytowns 
surrounding our cities, which is a problem that could not be solved until now. is 
the product of that undisciplined period.

When the Motherland Party came to power in 1983. it paved the way for 
contemporary drives in the housing sector, as in the case of all areas. In that 
period, the first serious and consistent, and most importantly, comprehensive 
Housing Policies were implemented in Turkey after the period of Atatiirk. So 
far. some 1,100,000 housing units have been built with the resources of the 
Mass Housing Fund that was established in 1984.
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The middle- and low-income segment of our society has for the first time 
been given the opportunity to own a house through the resource provided from 
the Mass Housing Fund.

The Mass Housing drive launched in 1984 was unfortunately interrupted 
in the 1990s. Therefore, a new Mass Housing drive was started during the term 
of the 55" Government in which I served as the Prime Minister. Co-operatives 
have been provided with additional resources for infrastructure in addition to 
housing construction.

Thus, there has been a switch to a philosophy that covers all factors, i.e. 
general infrastructure, social infrastructure, and landscaping, which constitute 
the foundation of contemporary co-operative system. Furthermore, the Mass 
Housing Administration was directed to provide support to housing co
operatives. rather than to housing construction. The land plots that were held by 
the Mass Housing Administration have been allocated to Central Unions and 
Co-operatives.

The difficulties experienced in our country have had negative effects on 
this sector, as has been the case in every field. Our co-operatives have become 
capable of standing on their own legs with only their own resources. The aim 
should be to .solve all kinds of problems of our co-operatives and to enable 
increasingly more people to own a healthy and economic house with this 
method.

It should be known that as soon as our country leaves the crisis behind, 
we will turn towards finding resources that will give a new lea.se of life to our 
housing co-operatives.

Dear guests, the massive Marmara earthquake experienced on 17 August 
1999 has pointed to the need for the country to question and renew herself in 
e \e iy  field. It has been found that the high death toll due to the Marmara 
earthquake stemmed not only from the intensity and massiveness of the 
disaster, but also from the low quality of buildings and poor supervision of 
their construction.

Today, all of our citizens have become aware of the need for construction 
ol earthquake-resistant houses. This awareness is a positive development for 
Turkey as we have learn to live with earthquakes.

The 1999 earthquake should be turned into a symbol of beginning of a 
new period from the standpoint of the housing sector of our country.

On the other hand, the most important duty concerning issues related to 
human settlements falls on local authorities, which are in the position of 
implementing agencies. Local authorities should encourage establishment of
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contemporary spaces that will meet cultural, sportive, entertainment-related, 
aesthetic and. naturally, economic needs of the local people.

Our present administrative sy.stem is far from providing our local 
authorities with the leeway required in order for them to provide people with 
services at the level they desire.

Having entered into a radical transformation in every field in the process 
of membership in the European Union, Turkey must also arrange her Local 
Administration System from scratch.

Turkey needs an administrative system where powers and resources are 
devolved to local authorities with a contemporary philosophy and where an 
effective public supervision is achieved through transparency. We aim to 
restructure our local adrninistration system within this framework, including 
many agencies that take part in this system.

The process of membership in the European Union has coincided with a 
period when our country’s need for change has reached its zenith. Change 
means raising standards in every field. The most concrete indicator of rising 
living standards is the condition of living areas.

The settlements surrounding our cities reflect a demand and search for not 
only “a house to enter into" but also an infrastructure that will provide those 
people with the opportunity of living at a high standard. I believe that a society 
consisting of individuals who have attained .such a level of awareness cannot be 
prevented by any force from achieving its objectives.

Dear guests, the housing co-operative system in Turkey has enjoyed its 
golden age in the past 17 years. Millions of people have become house-owners 
through the housing co-operative system.

TURKKONUT which compri.ses 15 unions, over L>()() co-operatives and 
2()().()0() members is the most important and most successful organisation of 
our country in this field. As a matter of fact. TURKKONUT's projects are 
being closely monitored and rewarded by the international organisations.

I hope that this meeting hosted by our Mass Housing Administration will 
shed light on new searches for the future of this important sector, and I present 
my respects to all of you.
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Introductory session: Housing development and the co
operative approach

Annex 8. Keynote address by Professor Hans-H. Miinkner, University of 
Marburg, Germany —  'The contribution of housing co-operatives to 
housing provision "

1. Introduction
We are living in a time of rapid change which effects all spheres of life and 
forces individuals and groups, private and public groupings, communities, 
regions and states and the international community to adjust to a changing 
environment.

The strongest impact results from globalisation, meaning not only 
mobility of capital and labour around the globe and concentration of power in 
the hands of a relatively small group of global players, but also mobility o f -

• ideas like individualism in terms of emancipation of the individual from 
conventional roles and ties in family, clan and gender structures and the 
growing role of civil society,

• values like democracy, equality and equity for which it is worthwhile to 
struggle; and

• norms like human rights, international labour standards, health and 
safety regulatit)ns, to mention only a few.

Globalisation also refers to the world-wide spreading of new technologies 
like information, electronic data processing, transport and labour saving 
technologies.

Another global trend affecting the environment of socio-economic 
organisations like co-operatives is the growing gap between the rich and the 
poor resulting from extremely uneven distribution of wealth, and from uneven 
chances of access to resources including knowledge, markets and power.

In a very general way it is possible to distinguish legal, financial and 
institutional environment, as the topic of this Colloquium implies. To this list 
of elements of the environment or framework within which co-operatives in 
general and housing co-operatives in particular operate, other areas can be
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added: Political, social, demographic environment on the one hand, economic, 
technological and ecological environment on the other. However, all these 
elements of  the environment are closely interrelated, overlapping and 
influencing one another.

In times of rapid change, organised self-help in co-operatives play.s an 
important role, because weak individuals are forced to join forces and to co
operate with others to cope with new challenges and to acquire new knowledge 
if they want to compete with others who are stronger, richer, better equipped 
and more powerful and if they want to survive in the new environment.

This fact is recognised by the United Nations and by the International 
Labour Organisation. Both demonstrate their interest in co-operatives and their 
role in development as shown by UN General Assembly Resolution 54/123 
and views of  Governments on the draft guidelines and the ways to render 
support to Member States' and the arguments raised during the debates on the 
revision of ILO Recommendation 127 concerning the role of co-operatives in 
the economic and social development of the developing ciiuntries (1966) from 
1993 to 2001". currently discussed at the International Labour Conference 
2002 .

Already in 1995 after a long and world-wide debate, the members of the 
International Co-operative Alliance (ICA) agreed on a “ Statement on Co
operative Identity” which contains a list of global co-operative values, a 
definition and a revised list of co-operative principles to .serve as guidelines for 
good co-operative practice.

In this way, international standards have been set. to determine what co
operatives are. which role they can play in socio-economic development and 
how a supportive environment for co-operative development can be created.

1. UN G enera l  As.sembly.  Econom ic  and Social  Comiiiit lec . C o -opc ra l ivcs  in .Social 
D eve lopm en t .  R eport  o f  the Secrelary G enera l ,  A/56/7,VE/2()() l/68, General  A.ssemhK, 
Fif'ly-Sixth Sess ion ,  Item 121 o / ' th e  p re l iminary  list, OI-37.‘>,' 9̂ (E) 2X().‘) 0 I : United  Nations. 
Resolution  a d o p te d  by the G enera l  A ssem bly  Fifty-sixth session. A genda  i tem 108 (on the 
R eport  o f  the  T hird  C o m m it te e  (A /56/572)) .  18 January  2002: A /R E S /5 6 / )4  “Guideline.s 
a im ed  at c rea t ing  a suppor t ive  env ironm ent  for the develop inen t  of  co-opera t ives ,  D e c e m b e r  
2001, h t lp : / /w vvvv ,un ,o rg /doct in icn ts /ea )soc/docs/200 l /c200!  -68.plil .
2. ILO: F inal  Report ,  M e e t in g  o f  Experts  on C o-opera t ives ,  G eneva ,  29 M arch to 2 April 
199.^, G e n ev a  1993; ILO: Structural  changes  in co-opera t ive  m ovem en ts  and  co n sequences  
for co -opera t ive  legislat ion  in different regions o f  the world; Report o f  a C o l loqu ium  held  at 
M arburg ,  2-3 July 1993, ed i ted  by Ashish Shah.  G en ev a  1993: ILO: Final Report.  .Meeting 
o f  Experts  o n  C o-o p e ra t iv e  Law . G eneva ,  22-26  May 1995, G en ev a  1996; ILO, International 
L a b o u r  C o n fe ren ce  89th Sess ion  2001, P roinotion  o f  Co-opera tives.  R eports  IV (1). V ( I )  
and (2), G e n e v a ;  2001 an d  R eport  IV (2 B), G eneva ,  2002.
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2. Realistic concepts regarding the nature and role of co-operatives in 
development

After decades of perceiving co-operatives as instruments whicii could be used 
by the state or development planners of technical aid organisations for the 
implementation of their policies, programmes and projects (e.g. to help the 
poor, to fight against poverty, to increase production of food crops, to provide 
housing), it is finally agreed that co-operatives a r e -

"(lutonomoiis associations o f persons who voluntarily jo in  
together to meet their economic, social and cultural needs and 
aspirations throui>h the form ation o f  a jointly owned enterprise, 
contributing equitably to the capital required, accepting a fair 
share o f  the risks and benefits, and participating actively in its 
nuuui^cment aiul democratic control".'

After collapse of the centrally planned and highly politicised co-operative 
structures m the former socialist countries, the nature of co-operatives as 
autonomous self-help organisations serving mainly or exclusively their 
members is generally recognised. Accordingly, the relationship between the 
slate and co-operatives has been reconsidered.

The role of co-operatives is to mobilise their members’ own resources for 
their own benefit. Direct financial assistance to co-operatives in the forms of 
subsidies, grants, tax exemptions and soft loans from governments or other 
external sources often does not strengthen but rather weaken co-operative 
development.

This view is expres.sed in the new ICA co-operative principle on 
Autonomy and Independence. Laidlaw formulated this opinion in a drastic 
manner: "Government money is the kiss of death to co-operatives”.

This new awareness of the concept and role of co-operatives in 
development is also reflected in the joint declaration of the Fifth Asia-Pacific 
Co-operative Ministers' Conference in Beijing in 1999, where it was stated that 

"co-operatives contribute best to society when they are true to 
their nature as autoiwmous, member controlled institutions and  
when they remain true to their.values and principles fautonomy  
and independence)

ILO, ImL'rnaliona! L a b o u r  Conl 'erencc 9()lh Sess ion  2002. P rom olion  o f  C o -opcra t ivcs ,  
Report  IV (2 B). G eneva .  2002 .  para. 2.
4. ICA R O A P: Jo in t  D eelara i ion .  Fifth A sia -Pacif ic  C o -opera t ive  M in is te rs '  C onference ,  
Beij ing. C hina ,  11-16 O c to b e r  1999, N ew  Delhi , 1999, p. 6.

Keynote address by Professor Hans-H. M iinkner 57



Other important issues on which agreement has been reached are that co
operatives have to focus their activities on meeting their members' needs, co
operatives have to be officially recognised by governments with full legal 
status and co-operatives have to be offered an equal level playing field, which 
means that they should neither be discriminated nor be given undue privileges 
but treated according to their special features, which does not necessarily mean 
equal but equitable treatment.

3. Changing environment for co-operative development in transition 
countries with special reference to housing development

Global trends regarding the changing role of government are decentralisation, 
deregulation, withdrawal of the state from economic and social activities by the 
privatisation of  state property as well as collective property, recognition of 
individual liberties, freedom of association, and a broader role of civil society.

In transition countries special problems resulted from an abrupt change of 
the political system together with difficulties of building an effective, transpar
ent and democratically controlled public administration. Incomplete structural 
adjustment with half-hearted and/or half completed reforms had negative 
effects among other things because old structures were destroyed without 
building new structures to replace them, and efforts were made to elect new 
leaders while many of the “old-boys’-networks” remained in place.

In the legal system, many quick and radical reforms needed frequent 
amendments. After the socialist system collapsed, reliance on foreign advisors 
and import of legal norms led to the creation of hybrid legal systems, with 
problems o f  knowledge of the new laws among citizens and of law enforce
ment. In fact the entire concept of law has changed from a law to control citi
zens to a law protecting citizens' rights against the state. This inevitably led to 
tensions between the partly preserved old administration and new civil rights.

The rapid change from a centrally planned economy to a liberal market 
economy created serious problems for all but especially for co-operatives 
which where perceived by the state and by citizens to be remnants of the past 
and therefore had to be destroyed. Terms like property, co-operative society 
and management had to be reinterpreted in line with the new system of market 
economy. New skills had to be acquired to meet the challenges of  global com
petition after decades of operation according to plans. Former state enterprises 
and socialist co-operatives that have been transformed into private enterprises 
or market oriented co-operatives have to cope with old debts dating back from 
the times o f  planned economy. This led among other things to laying off 
workers or excluding members, and closing down social facilities and services.
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After collapse of dogmatic socialism, people are in search of a new value 
system other than pure individualism, egoism and shareholder value. High 
unempk^yment, arrears in payment of salaries and low pensions have widened 
the gap between the masses of the poor and a few rich winners of the transition 
process. Substandard housing, weak social security networks and collapse of 
social services and structures dating back from socialist times leave a social 
vacuum which urgently needs to be filled. As a whole, the mental problems 
cau.sed by rapid change of the political, economic and social system were 
seriously underestimated.

For housing co-operatives this meant:
• To develop new concepts of joint and individual property and use rights, 

and of voluntary, democratic forms of co-operation.
• To find a new relationship between government and co-operatives from 

master and servant to equal partners in efforts to transform socialist 
state/collective property into private group property in order to avoid 
privatisation by selling housing e.states to private investors to the detri
ment of the tenants living in these estates but unable to buy their flats. A 
solution, as proved to be better among its alternatives is to allow newly 
created co-operatives of tenants to acquire property of the estate and to 
offer their members long term protected use-rights which are transfer
able to new members or heirs and which can be turned into members’ 
private property once their savings equal the price of the flat.

•  To develop new form s of collaboration between different public 
authorities and agencies dealing with housing problems on the one hand, 
and co-operatives of tenants or prospective owners on the other. Such 
collaboration is essential for co-ordinating activities and applying 
participatory methods of planning, decision-making and control, which 
are the only way to motivate members to mobilise their own resources 
and to co-operate for their own advantage and for the benefit of the 
community.

In transition countries, new housing policies have to be focused on 
integrated urban development. This means that sectoral policies have to be 
abandoned and replaced by policies aiming at urban development as a whole, 
including measures to improve economic and social conditions of the inhabi
tants (access to information on self-help opportunities, education and acquisi
tion of new skills, development of income generating activities and 
employment opportunities, improvement of medical and social^ervices and of 
an ecologically safe environment).

New jiousing policies have to define the role of co-operatives, NGOs and 
local development agencies in the implementation of integrated urban devel
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opment programmes in the new climate of decentraiisalion, self-iegulation and 
a mi)re positive attitude of the government towards private initiatives and ci\ il 
society. Special measures will have to be taken to protect these new- approaches 
against opposition from vested interest and old boys’ netw'orks. e.g. m the new 
Polish co-operative law. democratic elections are only valid, if there is a choice 
of two or more candidates.

4. New trends, approaches and models of co-operation in housing 
development

4.J. New trends
In transformation countries, the attitude towards property of means of produc
tion has changed. While during socialist times private ownership of means of 
production was considered to be the root cau.se of exploitation, injustice and 
poverty, it is now recognised that the sense of private property is the mam 
motivating force in economic development, but has to be combined with social 
obligations in order to avoid misuse of power. While during socialist times, co
operatives were used as instruments to transform private property into 
collective co-operative property as a transitory stage to state property 
(according to the motto: what we cannot nationali.se. we co-operatise) housing 
co-operatives are now used as “transmission-belts” for transforming state and 
collective property into private group or mdividual property. As a middle way. 
socialist property can be privatised by transferring it to trust funds or 
foundations which could .sell or lease such assets to cu-operatives, which in 
turn could offer their members long term secure use rights or ownership, paid 
for by instalments. There is increasing awareness that various forms of 
ownership and use rights can be combined even in one housing co-operative.

After decades of compulsory membership or quasi-compulsion for lack of 
alternatives, the character of co-operatives as voluntary, people centred organi
sations and their dependence on the motivation and satisfaction of their 
members, the importance of human resources development is increasingly 
recognised. The need to develop self-help capacity among persons belonging to 
low income groups and persons with special needs (the unemployed, handi
capped. aged or otherwise excluded), is identified as a problem area which 
deserves attention. Rather than devising programmes for helping such persons 
by top-down transfer of resources assuming the role of a trustee “for” such 
people, there is a growing awareness that only aided self-help in terms of 
encouragement of bottom-up development “of” the people with active member 
participation gives lasting results (building the person before building the 
house).
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Where ^'ovemment has decided to phase oat by abandoning economic and 
social activities, there has to be someone to phase in. if a vacuum is to be 
axoided. Co-operatives. NGOs. local development agencies and other 
groupings of civil society can phase in and take over, but need a supportive 
environment to do so.

-/.2. A’ew approac'/ies
After long experience with state-sponsored and externally supported co
operatives. the following approaches appear to reflect best practice:

• It must be avoided to use co-operatives as instruments for implementing 
programmes and projects or as conduits for development aid, soft loans 
or scarce commodities, because this usually destroys co-operative self- 
help.

• Special methods have to be developed to reach the marginalised house
holds and to integrate persons excluded from mainstream socio- 
econoinic life.

• Institutions like trust funds or development funds are better suited to 
promote h>ng term development than budget votes or project funds, 
which by definition are (relatively) short term. This refers especially to 
creation and funding of research, training and education facilities, 
needed to provide the contents and to serve as promoters for human 
resources development programmes.

4.3. JVetr ///ode/s
Instead of concentrating on a limited number of conventional models like 
building construction co-operatives, housing co-operatives for the admini.stra- 
tion of housing stock and land development co-operatives, the full range of 
self-help organisations from small informal self-help groups (self-construction, 
savings and credit) to professionally managed large scale housing foundations 
have to be considered.

For integrated urban development, “m ulti-purpose co-operatives” 
(including employment creation, organisation of income generating activities 
for members, provision of health and social services, .savings and credit as well 
as housing) may be best suited, although they are more difficult to operate than 
single purpose societies.

Another suitable model is the “m ulti-stakeholder co-operative society”
being self-help organisations mainly at community level with different partners 
(persons with limited means, volunteers, employees of the sticiety, enterprises 
and NGOs interested in the objects of the society and the community as a legal 
body interested to mobilise local resources for local development). Such multi
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stakeholder co-operatives are suitable for the rehabilitation of slum areas with 
active participation of the slum dwellers, renovation of run-down quarters and 
integration of excluded persons into communities. New legislation for such 
multi-stakeholder co-operatives was promulgated in Quebec/Canada in 1997. in 
Portugal in 1998 and in France in 2001.

Integration of the excluded is also the mission of co-operatives for social 
solidarity (e.g. in Italy, law of 1991), where such co-operatives have to consist 
of at least 30 per cent of persons with special needs to be officially recogni.sed 
and to qualify for special tax treatment.

A model widely practised in Scandinavia is known as the motlier- 
daughter society model, meaning that local saving for housing by housing co
operatives are affiliated to a national co-operative organisation with dual 
affiliation of individual members to a primary and the secondary level organi
sation and a division of  work between the two tiers.

Finally, a model to cope with the problems of growing mobility of 
persons while dealing with houses and sites, which by their nature are immo
bile. is a special form of horizontal co-operation among housing co
operatives, the Ring (Germany), where members of one housing co-operative 
who have to move to another city can join the housing co-operative at that 
location with equal rights as all other members, provided this is done on the 
basis of reciprocity.

5. Conclusion
In conclusion, it can be stated, that today there is a better understanding of the 
role and potentials of co-operatives not only in transition countries but also 
world wide.

The ICA Statement on Co-operative Identity of 1995, the UN Guidelines 
aimed at creating a supportive environment for the development of co
operatives o f  2002 and the Revision of ILO Recommendation 127 concerning 
the promotion of co-operatives have contributed to this positive effect.

A clear concept, realistic assessment of  potentials and the political 
volition to implement what has been recognised as desirable and feasible are 
preconditions for a sound policy concerning the development of housing co
operatives.

The next concrete steps to be taken are:
• to formulate a vision and a mission for housing policies at the govern

ment level and for programmes and projects at regional and local levels;
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• U) promote applied research in fields related to housing development; 
and

• to disseminate knowledge, to train promoters and to provide advice on 
best practice.

International standards have been set and agreed upon. The task ahead is 
to design and apply national policies in line with these international standards, 
to avoid known mistakes and to follow best practice.

The message, this Colloquium intends to spread among government 
officials, community leaders, decision-makers. NGOs and the general public is 
that HI view of the huge problems faced in the housing sector, organised self- 
help of people directly concerned is the only way in which sustainable housing 
development can be brought about with the limited means that are available.

Active involvement of all actors at local level interested in solving the 
housing problems of low income households can be generated by promoting 
housing co-operatives. Guidelines how to design the right policy, how to chose 
the right approach and model and how to make best use of the experience 
gained by others have been set and wait for being applied in practice.

During this Colloquium, ca.ses demonstrating best practice in .several 
countries will be pre.sented and discus.sed and will offer participants a good 
opportunity to learn from each other and to broaden their knowledge on the 
contributions people can make to housing development by organising them
selves in housing co-operatives.
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Annex 9. Keynote address by Professor Ali Tiirel, Middle East 
Technical University, Ankara, Turkey —  'The contribution of housing 
co-operatives to housing provision in Turl<ey "

1. Introduction
Co-operatives have been producing housing for their members (shareholders) 
since mid-1930's in Turi\ey. Co-operative members acquire dwellings in 
freehold ownership status after construction is finished, and then the co
operative that has fulfilled its task is dissolved. Contrary to their counterparts in 
many European countries, co-operatives have not produced social rented 
housing in Turkey as this is not a defined task in the legislation concerning 
housing co-operatives. Their contribution to housing provision began to 
increase in the first half of I980s, and about a quarter of new housing has been 
built by co-operatives during the last two decades. They have been supported 
by local and central governments in the forms of the priority given to co
operatives in the allocation of credits from public funds, in the sale of land 
developed by local or central government agencies, and in the supply of 
infrastructure to co-operative housing projects. Subsidies are involved in most 
of the.se forms of support by the public sector.

Housing co-operatives have become highly organised together with the 
increase in their contribution to housing provision. There are two central 
associations, which are confederations of co-operative associations, namely 
TURKKONUT and TURKKENT, acquired considerable political support. 
Rising political power of housing co-operatives enhanced their lobbying 
capacity, and they have become effective in the formation of housing policies.

In this paper the development of housing co-operatives and their 
contribution to housing provision will be presented in the next section. In 
section three, characteristics of house-building by co-operatives, including 
problems and bottlenecks encountered will be discussed. It will be followed by 
the presentation of some of the policy options to deal with the issued presented 
in the previous section.

2. Provision of housing by co-operatives
The first housing co-operative Bahfelievler, meaning houses with gardens, was 
established in Ankara in 1935. Its members were mostly senior bureaucrats of 
the State, and construction of 169 houses was finished in 1-938.' Emergence of

1. T ckc l i ,  1. and  llkin. S. (1984).  Bahpel i  Ev le rin  Oykiisi i  (The Story o f  Bahi;eli  Evler) , 
K cn t -K o o p  Publica tions,  Ankara.
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co-operatives in Ani^ara, which was the new capital city of the Turkish 
Republic that was founded in 1923. is related to three reasons. The first reason 
is the extreme shortage of housing, particularly during the great depression 
period in the first part of 1930s. The conventional self-provision that was the 
dominant form of supply, could not produce housing in sufficient numbers for 
rapidly growing population. Second, to reduce the cost o f  land in the cost of 
producing housing, co-operatives could purchase cheap undeveloped land 
beyond the boundaries of the planned area, and development rights are 
subsequently granted by responsible local and central government departments. 
Third, ideological importance of  co-operatives for the Government that 
initiated the establishment of the Turkish Co-operatives Association in early 
1930s.' The State owned Real Estate and Credit Bank that was established in 
1926 provided credits to finance about 90 per cent of the construction cost of 
houses of the Bah^elievler Co-operative.

The number of housing co-operatives was only 4 in 1939, increased to 26 
in 1942, and at the end of the War in 1946 it was 50. In early years until 1950. 
co-operatives were established mostly by high ranked state employees who can 
utilize subsidies and other forms of incentives provided by central and local 
governments. The turning point of this trend was the Social Security 
Organ i.sat ion’s involvement, from 1952 onwards, in financing housing projects 
of co-operatives, which are established by the people who are covered by this 
organisation. Between 1950 and 1965. a total of 374 co-operatives produced 
32862 dwelling units, and 26252 o f  them were financed by the Social Security 
Organisation, and the rest by the Real Estate and Credit Bank. The Mutual Help 
Organisation of Army Officers also began to give credits to the co-operatives of 
its members in 1962. but its contribution to housing provision by has been 
much less than the above mentioned two financial sources.

In the Second Five Year Development Plan that was being implemented 
in the 1967-1972 period, the policy of encouraging mass housing projects, in 
order to achieve economies of scale, was adopted. Since there was virtually not 
any large capital construction firm engaged in speculative house-building, co
operatives were the only producers of large scale housing projects. The land 
development function o f  co-operatives have been important as in many of such 
projects lower priced land bought beyond the boundaries of planned areas of 
cities was developed before beginning to build housing. Land prices are higher 
in planned areas compared to unplanned land, and urban land prices vary in

2. Tekeli ,  1. (1996). T i i rk iy e ’de Y a^am da ve Y az inda  Konul Soru iu inun  Gcli^imi (The 
deve lo p m en t  o f  H o u s in g  P ro b le m  both in the Real Life and  in the L itera tu re) .  T.C. 
Ba^bakanlik  T o p lu  K onut  idaresi Ba$kanlig  , H ous ing  R esearch  Publica tion  Series, No: 2.
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accordance to the development rights granted by plans. Local and central 
government agencies support land development initiatives of co-operatives by 
extending infrastructure networks to those project sites.

Housing co-operative movement entered into a new phase by the middle 
of 1970s as the Municipality of Ankara, when controlled by a social democratic 
party, initiated the Batikent project, which involved development of 1035 
hectares of land and building about 70,000 dwelling units. A co-operative 
union, named Kent-Koop was founded with the support and participation of the 
Municipality, land was transferred to the Municipality after privately owned 
parts of it was expropriated, and the co-operative union assumed the duty and 
responsibility of  organising the development activities and allocating land to 
individual co-operatives that accepted to built housing in accordance to the 
development rights .set by the master plan. The Municipality added 
infrastructure costs into the price of land that was sold to co-operatives through 
the co-operative union. This model has been replicated in Izmit and in many 
other cities particularly in 1980s, and TURKKONUT was established in 1985 
in order to undertake a big land development and house-building project in 
Ankara, which was the Cayyolu project, comprising of the development of 
about 550 hectares of land and building a combination of two-storey attached 
houses and multi-storey apartment flats.

Increasing involvement of co-operatives in land development and house
building in 1970s is reflected in statistics on co-operatives, as between 1969 
and 1979 the number of co-operatives that were founded was 4,339. and 
construction permits were given to 3,275 co-operatives and occupancy permits 
to 2,161 co-operatives during the same period,’ Similar to the preceding period, 
most of the finance to co-operatives was provided by the Social Security 
Organisation, and the shares of Real Estate and Credit Bank and OYAK were 
as much as 40 per cent and 10 per cent, respectively, of the finance that were 
provided by the Social Security Organisation.'^ In the 1950-1984 period Social 
Security Organisation provided finance for 233,000 dwelling units that have 
been built by co-operatives. Real Estate and Credit Bank's co-operative credits 
could be for as much as 20,000 dwelling units.

The number of co-operatives established since 1950. and tho.se that are 
active in June 2002 according to foundation period are shown in Figure 1. The

3. O /i ickre i i ,  $. (1996),  1984 Sonras inda  K onut  Kooperatifipiligi ^ H o u s in g  C o o p e ra t i f  
MovL'incnt A lte r  1984). T .C .  B a ^bakanhk  T o p lu  K onut  tdaresi  B a^kanlig  , H o u s in g  
Research  Puhlica tion  Series, No: 16.
4. Tiirel . A. (1999).  H ou s in g  F inance  In T u rk ey  D ur ing  T he  Last D ecade ,  in H ou s in g  
F inance  In Fiurope, S ingle  M arke t  o f  M osaic .  S O A S  Publ ica t ions ,  Universi ty  o f  Bristol.
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rise in the number o f  newly founded co-operatives began to increase in mid- 
1970s, from less than 200 a year to about 800. The most important increase 
occurred after the formation o f  the Mass Housing Fund (MHF) in 1984, as 
unprecedented amount o f  finance has been provided to the housing sector from 
the MHF, mostly to housing co-operatives as w ill be explained below.

The number o f newly founded co-operatives continued to increase until 
1993, when it was 5,343, and it has been decreasing since then, to as low as 
1,117 in the year 2000. The number o f  active co-operatives in the 1996-2000 
period that were established during that time interval was close to the number 
o f  newly established co-operatives. This should be due to the loosing effective
ness o f  the Fund leading to longer duration o f  construction o f  co-operative 
housing. According to the records o f  the General Directorate o f  Organisation o f  
the Ministry o f  Trade and Industry there are 38,425 active housing co
operatives with 1,691,000 members. If ungathered data from provinces about 
the co-operatives that have been founded after the year 2000 were added, total 
number of active co-operatives in June 2002 would be about 40,000, and the 
number of their members 1.8 million. Since the foundation o f  the Bah9elievler

Figure 1. Founded and active co-operatives according to foundation period
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Co-operative in 1935, the number o f  co-operatives that have been registered is 
69,900, and 2.76 million people have been members o f these co-operatives.

Annual co-operative housing starts exhibit a trend similar to the time 
distribution o f  the foundation o f housing co-operatives. Construction permits 
were issued to co-operatives for about 15,000 dwelling units a year until 1976, 
this figure increased to about 25,000 in 1977 and to 31,000 in 1979 (Figure 2). 
The housing sector entered into a serious crisis in 1981, and co-operative 
housing starts were not affected as much as the national housing starts from this 
crisis. Recovery was much earlier and sharper than national starts as co
operative starts increased from about 27,000 in 1981 to 48,500 in 1982. This 
increase should be due to the first Mass Housing Law, dated 1981, which 
required the allocation o f 5 per cent o f the State Budget to be used to finance 
mass housing projects. Although much smaller amounts could be allocated in 
the following two years, all the available money was used to finance co
operative house-building, and this appears to be an encouragement for co
operatives.

The second Mass Housing Law, enacted in 1984, was a boost for co
operative house-building since great amount o f  finance was provided for the 
housing sector from the MHF, which is managed by the Housing Development

Figure 2. National total and co-operative housing starts
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Administration (HDA). Co-operatives have been the main beneficiaries o f  this 
financial source, because 84 per cent o f  1,115,000 dwelling units that were 
given mortgage credits are built by co-operatives, and implicit interest rate 
subsidies have been involved in these credits, particularly during the first five 
years. Credit applications o f  co-operatives in accordance to the First Mass 
Housing Law were transferred to the top o f the list that was prepared for the 
new Law. Co-operative housing starts reached the peak in 1988 with 167,500 
dwelling units, and with the exception o f the years 1991 and 1992,. starts 
continued to be more than 100,000 dwelling units until 1999, which was the 
year that two major earthquakes hit the north-westem regions and caused 
extensive damages and casualties. Figure 2 shows that total and co-operative 
housing starts exhibit highly similar trends after 1985, although most o f  the 
mortgage credits were given to co-operatives. Total number o f  dwelling units 
for which construction permits have been taken by co-operatives in 65 years 
between 1935 and 2000 is about 2.25 million, and 81.1 per cent o f  the starts 
dated 1984 or after. The level o f  construction o f  12,240 co-operatives that 
represent 933,000 members is over 50 per cent in June 2002, and 10,824 co
operatives finished building their dwelling units.

Co-operative housing completions, on the other hand, were under 10,000 
dwelling units until 1977, between 10-20,000 until 1984, and more than 50,000

Figure 3. National total and co-operative housing completions
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since 1989. The peak was in the year 1993 with 83,400 dwelling units. Co
operative housing completions are not much effected neither from the crisis in 
early 1980s nor from the earthquakes in 1999. However, decreasing credit 
support from the HDA, in terms o f both the number o f credits and the loan-to- 
construction cost ratio since 1990, has been a discouraging factor for co
operative house-building, and it appears that the primary effect o f  this problem 
has been on co-operative housing starts, which have been lower in 1990s, 
compared to the second half o f  1980s. Total number o f dwelling units that are 
produced by co-operatives and occupancy permits have been given between the 
years 1935 and 2000 is about 1.2 million, and like co-operative housing starts 
about 84.7 per cent o f  the permits have been issued since 1984.

The share o f  co-operative construction and occupancy permits in total 
permits followed a similar trend as their absolute values (Figure 4). In the 
second half o f  1980s co-operative construction permits in total permits were 
over 30 per cent, and in the years 1986 and 1988 they exceeded 35 per cent. 
From 1990 onwards the ratio o f  co-operative occupancy permits to total 
occupancy permits exceeded the ratio o f  co-operative construction permits to 
total construction permits in every year, except in 1995. The former has been 
between 25 and 30 per cent, whereas the latter between 20 and 25 per cent, 
although in terms o f  the number o f  dwelling units, co-operative construction 
permits are greater than co-operative occupancy permits.

Figure 4. Co-operative construction and occupancy permits in total permits
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Figure 4 indicates tiiat about a quarter of new authorised housing is 
produced by co-operatives in Turkey in recent years. In the 1966-2000 period 
for which comparable data are available, the share of co-operative housing in 
total starts is 21.7 per cent and in total completions 20.9 per cent. On the other 
hand. 5 1 per cent of the 2.250 million co-operative starts, comprising of about 
1.150 million dwelling units have been financed from public funds, which 
involved considerable amount of subsidy. This implies that co-operatives 
enjoyed important amount of support from the State, as total number of 
mortgage credits provided by all financial institutions, including short-term (up 
to 36 months) and unsubsidised mortgage credits of commercial banks, is 1.786 
million. Consequently, less than 8 per cent of housing produced by forms of 
provision other than co-operatives financed by mortgage credits.

3. The structure of housing co-operatives in Turkey
Co-operatives are civil society organisations that are founded and managed in 
accordance to the Co-operatives Law, dated 1969, and amended in 1988. A co
operative can be founded by at least 7 persons, and it acquires legal status with 
the approval of its charter by the Ministry of Trade and Industry, where all co
operatives are registered. The Ministry has the authority to inspect the accounts 
and activities o f  co-operatives. Co-operative members are called members in 
the Law, and the council of members has to meet at least once a year to review 
and approve activities and accounts of the executive committee, to elect 
executive committee members for the next year, and to take decisions 
concerning the work program of the co-operative and monthly payment 
obligation o f  each shareholder. An officer of the Ministry should be present in 
the meeting.

Co-operatives have become highly organised in time, and the Co
operatives Law requires at least 7 co-operatives to establish m  association. Co
operatives that are members of associations are exempt from income and value 
added taxes. In spite o f  such generous incentives, only 9304 co-operatives are 
attached to associations, and there are 293 associations of housing co
operatives in Turkey in June 2002. Municipalities may also become members 
of co-operative associations, and mayors or other representatives of munici
palities may serve as chairperson or executive committee members of these 
associations. Establishing such organic relationships with municipalities brings 
many advantages to associations and to their member co-operatives, particu
larly in the acquisition of publicly owned land, in land development activities, 
which include preparation and approval of land use plans and infrastructure

5. Giirbiiz, A. (2002), ipo tek l i  Konut Kredileri  ve T ii rk iye’de U y g u la m a s i  (M or tgage  
Cred i ts  in T u rkey ) ,  U n p u b l ish e d  Thesis ,  C en tra l  Bank  o f  Turkey.  ,
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pro\ ision. and in carrying out construction worlds with considerable assistance 
provided by the technical staff of municipalities.

An upper level organisation is the central association, which can be 
founded by associations. At the top of this organisational pyramid is the 
Turkish National Co-operatives Association, with central associations and 
associations as its members. There are two central associations in Turkey, 
which are TURKKONUT and TURKKENT. A total of 362.000 dwelling units 
ha \e  been produced by co-operatives attached to TURKKONUT and TO R K - 
KfiNT. and 9 1.()()() dwelling units are under construction.

The functions and responsibilities of associations, central associations and 
n a t i o n a l  co-operatives associations are defined in the Co-operatives l.aw as to 
s a l e g L i a r d  t h e  interests of co-operati\'es. to undertake economic activities t o  

f u l f i l  its goals, to co-ordinate and inspect co-operative activities, to provide 
t r a i n i n g  and t o  give advice when needed. Land development activities have 
been important in many projects that are undertaken by co-operative associa
t i o n s  or central associations, after land is acquired from t h e  municipality or 
Arsa Ofisi (I-and Office). Batikent. (^ayyolu and Dodurga are the major land 
d e \ e l o p m e n t  and house-building projects in Ankara that have been realised by 
ceniral associations. A survey with co-operatives associations has shown that 
most of the associations provide technical assistance and guidance to their 
member co-operatives in tendering, construction management and control, 
infrastructure provision, improvement of the housing environment, auditing 
and reaching to technical knowledge.'’ Although many co-operatives encounter 
problems with contractors during construction that arise in most cases due to 
insufficient technical knowledge of co-operative management committees 
about the preparation of tendering documents and construction management, 
not all co-operatives seek technical assistance on these issues from the associa
t i o n s  that they are attached. On the o th e r  hand associations are not keen to use 
t h e i r  powers for aLiditing on their member co-operatives, although in many co
operatives pet)ple that are elected for auditing committees do not have adequate 
technical know ledge to carry out their duties. There is need for training of the 
members of both management and auditing committees of many co-operatives, 
since this can be done on the voluntary basis, less than half of the associations 
are pro\ iding this service to their member co-operatives.

Housing estates that are produced by co-operatives are managed in accor
dance to the Condominium Law, although this legislation was enacted initially 
for the management of multi-story apartment housing. Some co-operatives are

<y ( i c i a \ ' .  C.  l 2( ) ( ) l). T i i r k k c n t  Modeli  Kooperatifc ;il igin Gcliij imLve Y cnidcn  Y ap i lanm as i .  
rf RKKllxT.
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transformed into management co-operatives instead of being dissolved wiien 
construction is finished and title deeds of dwelling units are issued on the 
names of their owners. Service and living qualities in the estates that are 
managed by co-operatives are higher compared to others, h appears that 
associations cannot persuade most of their member co-operatives to turn into 
.service co-operatives when building construction is finished. It would be easier 
if the standard charter of co-operatives is amended by the Ministry so that such 
a transformation would take place as a natural process.

Auditing of co-operative accounts is in the responsibility of the auditing 
committees that are elected by council of members. The Ministry may audit 
any co-operative accounts, and it is a duty of associations to audit their member 
co-operatives. However, there are ca.ses that none of these auditing mechanisms 
work satisfactorily. Friendship between the people who take |xut in either 
management and auditing committees of co-operatives, inadequate number of 
auditing staff that the Ministry employs to deal with 40.()()() co-operatives, and 
tinw illingness of associations to carry out this duty as the co-operatives that are 
not happy for being audited may leave the association are the primary causes of 
this outcome. The State could neither be required to allocate much greater 
i'csources than has been used so far to safeguard the interests of some co
operative members, nor this would be a politically feasible proposal. The solu
tion could be found in the civil society by introducing an independent auditors 
system. This ct^uld be a civil society organisation such as an association, to be 
established by the Turkish National Co-operatives Association, with contribu- 
ti(ui of central associations as well as chambers of accountants, engineers and 
architects, on a non-profit basis. All co-operatives would be required to register 
to this organisation and pay an annual fee for the auditing work, which 
becomes complicated during the construction stage. Co-operative associations 
would be relieved from this duty, and concentrate on technical, organisational 
and educational tasks, and co-operatives may be required to join an association 
before beginning to build if they will apply fo rH D A  credits.

4. Issues on house-building by co-operatives
F^ousing co-operatives acquire land in freehoJd status usually after being 
founded. In an interview survey that was carried out in 1992 with 434 co
operatives it was found out that 63.4 per cent of co-operatives purchased land 
within 12 months, and 24 per cent between two to four years following the 
foundation o f  co-operatives. New members are invited to the co-operative, on

7. 0 / i i e k r c n .  $. (1946).  1984 .Sonrasiiida Konul Kooperalilviligi (H o u s in g  Coopcra ti l ' 
M o v e in c m  A f te r  1984). T .C. Ba^hakanlik  T op lu  Koinil lilarcsi Ba^kanlig  . H ous ing  
Rcsca ic iT  Pub lica t ion  Series, No: 16.
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the basis of paying an entrance fee that may yield some profit to founder 
members, if the purchased land is large enough to build housing for the 
newcomers as well. As mentioned above, many co-operatives buy land from a 
public inslitulion. which is a municipality or the Land Office in most cases, 
either through a co-operative association or directly by them.selves. Purchasing 
price of land from a public institution is normally below the market price, and 
payment may be made by monthly instalments, that may spread o\'er a number 
of years. Developing land that is purchased beyond the planned boundaries of 
cities is also common as this would involve considerable cost saving, and co- 
operatixe members enjoy implicit development profit.

Co-i)perative house-building used to be exempt from the Value Added 
Tax (VAT) until recently, and now it is subject to pay 1 per cenf VAT. instead 
of ]<S per cent that is applied to other construction activities. Some landowners 
lounded co-operatives in recent years to benefit from this subsidy.^ This would 
be against the interests of the co-operative movement as it may endanger the 
continuation of such incentives that are provided by the .State.

The time span between the purchase of land and beginning to built is up to 
12 months in 65 per cent, and between two to four years in 21 per cent of co
operatives interviewed, which is mentioned above. The duration of construction 
is up to 23 months in only 8.6 per cent, and betw'een two to four years in 38.7 
per cent, and four to six years in 40.5 per cent of co-operatives. Mean 
construction period is calculated as 47.4 months. The speed and duration of 
construction depend on the monthly payment potential of co-operative 
members, availability and the amount of credit, quality of the management as 
well as on the efficiency and reliability of the contractor chosen by the 
management committee of each co-operative. Monthly payment requirements 
may cause cc'-operative memberships to change hands, as those members who 
can not pay the amount decided by general councils of co-operatives sell their 
shares to more affluent households, or are expelled from their co-operatives 
when they fail to pay the specified amounts in time. Credit availability, credit- 
to-construction cost ratio, the construction level at which credit payments start, 
and regularity or bottlenecks in credit payments affect the length of construc
tion period. Abundance of credits betw'een 1984 and 1989 helped the speed of 
construction of co-operative housing to rise. However shortages and bottle-’ 
necks in the availability and flow of funds that are controlled by the HDA since 
the middle of 1990s caused credit-to-construction cost ratio to decrease and 
delays in credit payments to co-operatives. These would inevitably lead to

N, l u ik ish  .Social .Scicncc Associat ion .  (1999).  H ous ing  Policy D cve io p m cn l  .Studies Final 
Kc>caich Report .
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longer duration of construction. The longer the construction period the higher 
will be the average building cost of co-operative housing. For this reason a well 
functioning housing credit system that provides adequate and affordable 
finance to co-operative members is essential for the efficienc> of housing 
provision by co-operatives.

Development of a housing finance system within the financial market 
would require macroeconomic stability, low inflation and low interest rates, as 
well as improvements in the legislation dealing with mortgages. Even under 
such ideal conditions moderate-to-low'er income members of co-operati\es 
would need subsidies from the State in order to be able to repay their credits. A 
well targeted subsidy system would be an es.sential component of the housing 
provision by co-operatives, although under the current economic conditions an 
effective subsidy system could unlikely be created in the short run.

5. Concluding remarks
Housing industry is well developed in Turkey as in many years during I99()s 
the number of dwelling units for which construction permits were issued 
exceeded half a million, and annual housing production has been more than the 
housing need. The contribution of co-operatives to housing supply substantially 
increased after the .second Mass Housing Law was enacted in I9S4. and their 
share has been between 20 to 30 per cent during most years since that time. Co
operatives have become highly organised civil society organisations, have the 
potential to be one of the most important actors that fulfil fundamental princi
ples of a good governance system.'^ In this context strengthening democracy 
within co-operatives as well as network relationships between various levels of 
co-operative organisation have been the emerging issues. Co-operative 
members should be encouraged to be more involved with the affairs of their co- 
i)peratives. there should not be distance between the management committees 
and co-operative members, and to this end transparency and accountability 
have to be the guiding principles. Training end education ha \e  to be provided 
to both co-operative members and to those that serve in management and 
auditing committees to enhance democracy in co-operatives. Well established 
netw'orks that involve co-operatives, co-operative associations and Turkish 
National Co-operatives Association would greatly'improve the capacity of co
operatives and efficiency of their activities. Greater encouragement or even 
some compulsory measures may be needed to improve the organisational 
capacity and network relationships in the co-operative sector. I.ocal govern
ments have acquired sufficient experience to utilise the capacity that co-

9. S toker. G. (1998).  G o v e rn a n c e  a.s theory:  live proposition.s, ISSJ. UNE.SCO, Blackwcll  
Pub lishers .
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operative have for the provision of housing. Development of a well functioning 
housing finance system is an urgent need for the housing sector, but for 
reaching moderate-to-lower income households through co-operatives the 
Government has to introduce an efficiently designed and targeted subsidy 
system, consistent with available resources.

Keynote address by Professor Ali T iire l 77



78 Report of Colloquium on contribution of the co-operative sector to housing development



Theme 1: Enabling environment for housing co-operatives: 
legal, financial and institutional frameworks

Annex 10. Paper presented by Mr. Ivan Pi'Ikryl; President of the Union 
of Czech and Moravian Housing Co-operatives; Vice-president, Co
operative Association of the Czech Republic —  "Possible environment 
for housing associations: a legal, financial and institutional framework”

According td the ICA det'inition. 'co-operative'/'housing association' is an 
autonomous alliance of persons who joined voluntarily in order to satisfy their 
joint economic, social and cultural needs and aspirations through a jointly 
owned enterprise working on a democratic principle. It happens to be an un
questionable part of the market economy. Co-operatives/housing associations 
are I'ound both in advanced and developing countries (there are 132.000 co
operatives/housing associations with 83.5 million members in the EU; and 
some 23 million members in the candidate countries for EU membership.

A housing association fits the above-mentioned definition, its activities, 
however, are focused on securing their members' housing needs. The very 
essence of an association suggests that a housing association's objective is to 
obtain -  with a priority for its members according to their free will in a form 
that is economically as advantageous as possible -  housing by erecting a new, 
or renovating an older building, to maintain such a building at economically 
justified costs, and to carry out all activities relating to the building's manage
ment and operations.

From this point of view, we recognized associations as real-estate owners, 
and on the basis o f  the personal contribution (financial or other) of a member 
the association provides a dwelling unit to that member for a specific lease (this 
is not the “classic” leasing relationship, since leasing means using someone 
else’s property for consideration; here, however, the property does not belong to 
someone else, since the member at the same time happens to be a co-owner of 
the property being leased). Exceptionally, there are associations, which do not 
own any real estate, i.e. the apartment building (the apartments are owned by 
citizens -  either as units -  the condominium type, or in shared co-ownership by 
natural persons) and the association is a legal entity controlled and owned by 
members that carry out all services associated with ownership management and 
housing (e.g. in Estonia).

Paper presented by Mr. Ivan Pfikryl 79



As a consequence of changes in the Eastern European countries that asso
ciations are no longer owned by the state and the transformation of ownership 
relationships within associations, there have appeared mixed-type associations 
meaning that within a single association, or even in a single building, there co
exist units owned by natural persons and the association. In that case the basic 
entity is the association of the unit owners, and the association is gradually 
transformed into a management association.

In a number of countries, associations assume also the role of the provider 
of inexpensive (frequently subsidised by the state) dwelling units for citizens 
with average to lower incomes. In many counties this is the traditional form of 
associations (as in Germany), often defined as publicly beneficial housing 
associations (as in Austria).

A specific role here is played by the Central and Easter European 
countries that are in the process of transformation, however similar problems 
had to be tackled at earlier dates by the advanced countries of the EU. It 
appears that the co-operative form of financial management and association 
could become a basis for transforming “vertical solidarity” (government- 
managed forced redistribution -  typical for totalitarian states) into “horizontal 
solidarity” (voluntary, civic interest-dominated redistribution supported for the 
benefit of the needy groups of population always through market-conforming 
instruments).

For many post-communist countries, this process means a painstaking 
search for proper ways, but at the same time, if adequate quality is maintained, 
a return to a civilised economy featuring well functioning markets and civil 
society institutions in a democratic system. It is a complicated process, though. 
Striving to free the society from deformations imposed by the communist 
totalitarian systems, political representations give preference to ownership 
transfers in favour of individual ownership. The rise of a society based on civic 
principles cannot be simply ordered, it is long-term process. Politicians are 
often wary of civic activities thinking that these could eventually defeat the 
influence of  political parties, thus allegedly threatening the foundations of 
parliamentary democracy. This is o f  course an indication that deformations still 
persist.

In our opinion, housing associations are operating on the brink of 
profit/loss and they can generate benefit precisely through the provision of 
inexpensive housing. That is why we would prefer housing associations to 
enjoy a suppression of certain market-imposed exceptions in order to preserve 
the co-operative identity. There is no need for exceptipns from the “one 
member equals one vote” rule clamoured for by manufacturing, consumer and
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other co-operatives, which, in order to stay afloat on the market, must adopt 
certain rules that are developed for other form of companies

We refer also to the work of Swedish economist V. A. Pestof, whose 
triangular model of national economy appears, in our view, to have defined the 
space for co-operatives/housing associations quite precisely.

A number of important discussions are currently taking place or have 
recently taken place -  let's just mention the ILO Conference and 
Recommendation No. 127 -  which could have great importance in unifying 
legal definitions and terms concerning co-operatives, or a EU white paper 
under preparations. It is not just in Europe, however, that immense work is 
getting accomplished. Asian/Pacific countries at their recent Kathmandu, Nepal 
conference attended by ministers from their respective countries debated hotly 
the main concepts of a new legislation. The piece of work by Ravi Shankar 
(NCDFI) and Garry Cronan (ACCORD) and entitled “Second critical study on 
co-operative legislation and policy reforms” is a very valuable and well 
arranged one.

If we return to our topic, as regards to a general legal framework for co
operatives. it unquestionably falls under the private law, where co-operatives 
are regulated either under the civil code, the commercial code, or by a separate 
act. Specific regulations in each country spring from legal traditions, culture or 
the entire systematic classification of the law. None of these forms take 
preference over the other.

In terms of content, however, certain borderlines should be endorsed -  
starting with a definition of an association or a co-operative, and co-operative 
values and principles have to be respected. As regards to housing associations, 
however, certain issues need to be resolved -  e.g. “ leasing” co-operative 
apartments to members, protection of that relationship by law, specification of 
members' rights and obligations, disposition concerning membership rights and 
obligations, and the co-operative/housing association's ownership sovereignty, 
which would imply only the members themselves should be able to make 
decisions concerning property matters.

Legal developments in our country from 1873 onwards had been identical 
with the neighbouring Austria, but after 1948 complete liquidation of co
operatives as a vestige of capitalism occurred. Co-operatives later instituted as 
part of the planned economy, as members had the duty to pay for housing but 
their rights were greatly restricted. However, at all times, le'gal regulations were 
carried out through a special act. In 1991, the legal regulation was entrusted to 
the commercial code. Next year we were expecting an entirely new codification 
of civil and commercial laws, where co-operatives will have a special part
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reserved -  both in the general regulation of co-operatives, and special 
provisions concerning housing associations. This special regulation will neither 
permit risky entrepreneurial deals nor any derogation from the "one member 
equals one vote” principle. We also expect that a title on economic audit of co
operatives and on audit associations will be added.

It is because today there are some 10,000 housing associations in the 
Czech Republic, for the most part owning one building each, but about 1,000 of 
them own 720,000 dwelling units, the rest own approximately 150,000 
dwellings. The latter came into existence through privatisation of the available 
housing and are managed by volunteers. Economic audits do not interfere with 
the management of a housing association but rather are to increase management 
prudence

As regards to financial institutions giving support to construction, some of 
these instruments, in our opinion, need to be structured. It needs to be reali/.ed 
that a co-operative/housing association is to work for its members. A group of 
citizens who found a co-operative/housing association will have to look for a 
piece of land at a location that fits their ideas, a contractor, and financial capa
bilities. Some form of self-help is necessary, especially in the stage of 
shopping-around-for-contractors. In our experience the average price of new 
housing on the market ranges from CZK 28.000 to 30,000 per square meter, 
and even higher in attractive downtown areas. Some of our housing associa
tions. however, found without any difficulty contractors willing and capable of 
erecting an apartment building at the required standard and amenity level for 
CZK 15.000 to 18,000 per square meter.

Access to financial instruments is required to fund the construction. In the 
Czech Republic, savings earmarked for housing have been quite popular in the 
form of the membership share (around CZK 200.000 in most cases). The state 
contributes with some bonus, and once one has saved up some 40 per cent of 
the target amount, the saver may apply for a favourable loan with a low interest 
rate (3 to 4 per cent lower than market interest rate). An average citizen has to 
save the aforementioned amount in 2 to 3 years.

The rest of the required amount for construction is paid by the housing 
association that obtains a loan secured by mortgage. The housing association 
calculates instalments for the members according to the floor area they inhabit.

Social rules will then make it possible (such a legislated is expected in the 
future) for low-income citizens who will be selected on the basis of a precisely 
defined criterion, an additional social contribution of up to CZK 400,000 per 
apartment. The contribution will have to be refunded if the citizen concerned 
wants to dispose of that apartment.
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It may be generalised that for a functioning housing association a set of 
safeguarded and well-considered legal regulations for co-operatives is needed, 
together with a number of financial instruments. Unlike many of our politicians 
I am convinced that the ultimate criterion of success is the civic (member's) 
activity in the search for a suitable project and co-operation in the implementa
tion thereof -  which means self-help not only in the sense of physical efforts at, 
but also in the preparations and organization of, the construction site.

This is where the role of the confederacy of co-operatives starts -  
especially in the area of methodology and membership education -  a sort of 
theoretical finishing school for volunteers. It has been proven helpful if the 
existing housing associations with an experience in the operations and 
management of apartment buildings take up such functions, and organise the 
construction endeavours.
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Annex 11. Paper presented by Mr. Roy Berg Pedersen, Deputy 
Managing Director, Norwegian Federation of Co-operative Housing 
Associations (NBBL) —  'Co-operative housing -  the Norwegian 
housing model"

1. Introduction
Norway has a long cost line, and one third of the country is north of the arctic 
circle. Due to this, the country has a varied climate which makes heavy 
demands on housing.

I.ike many other countries in Western Europe. Norway has transformed 
from a backward rural society I.SO years ago. into a modem welfare slate of 
present time.

hidustrial development was based on a few vital resources and the hydro
power gained from waterfalls. About 30 years ago oil and gas were found in the 
.North Sea off the western coast of Norway. Today the economy is strong, but 
to a large extent influenced by Huctuations in the oil and gas markets.

In post-war Norway the development of co-operative housing has been 
one of the main instruments in creating the welfare .society. Even today, with 
market liberalism in focus, the Norwegian co-operative housing movement 
plays an important part in the development of the welfare society.

NBBL, the Norwegian Federation of Co-operative Housing .Associations, 
is the nation-wide organisation of co-operative housing associations (CHAs). 
NBBL is a member-based organisation counting around 650.000 members. 
This is a high figure in a country with a population just over 4 millions.

As a whole, the Norwegian CHAs have built -  and are responsible for the 
management of -  more than 250.000 housing units, which represent approxi
mately 15 per cent of the national housing stock.

2. The Norwegian model of housing
In 1945. following the Second World War. Norway faced major challenges of 
reconstruction to repair damage caused by the war. Practically nothing had 
been built during the war. There was a desperate need for more housing units 
and for better housing. The economy was characterised by a shortage of goods, 
lack of capital and a need to develop all sectors in the society.

'The Norwegian Housing M odel’ meaning the way Norway solved the 
housnig deficit after the Second World War, may be called an enabling model. 
The housing policy should enable the individual to mobilise his own resources
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;md should ensure that all groups are able to meet their housing needs. At the 
time there was a general consensus in Parliament from Lett to Right to pursue 
the following goals: To provide the entire population with (uleqiiaie clwelliniJ.s 
(IS soon (IS possible. At the same time no individual should profit from the 
hotising crisis. Furthermore, as many households as possible should own their 
own homes, either individually or through joint ownership in housing co
operatives.

In the enabling environment set up by the Norwegian Government one 
key strategy was the division of responsibilities between three parties mutually 
responsible for Norway's social housing policy; the State Housing Bank 
providing affordable finance for housing development, the Municipalities 
providing affordable and serviced land and the private sector of which the Co
operative Housing Movement was the biggest single actor in charge of housing 
delivery,

3. The Norwegian State Housing Bani<
The Norwegian State Housing Bank was established in 1946 as part of a 
strategy to improve access to credit for all categories ofhou.se builders. Since 
then it has been the central government’s main instrument for implementing the 
housing policy.

The Housing Bank granted loans for the construction of new houses 
which covered up to 70-80 per cent of the building costs, secured with a first 
mortgage on the property. In the first decades after the second World War when 
the housing shortage was still severe, interest rates on loans were heavily sub- 
sidi.sed by the central government. In addition the re-payment period was up to 
50 years and was based on the principle that expen.ses for housing should not 
exceed 20 per cent of a normal worker’s income. This principle was abandoned 
in the beginning of the 1980s.

Today, with an increased weight on market values, the credit policy has to 
some extent changed. Low-income households are to a greater extent targets for 
grants and subsidised loans from the State.

Loans are still granted to all house builders, based on minimum and 
maximum standards, but the terms are less favourable. Interest rates are no 
longer heavily subsidised, so that the difference between the interest rates 
offei'ed by the State Housing Bank and other financial institutions is marginal, 
and the down payment period is limited to 30 years. Practically all co
operatives are primarily financed by a first priority loan granted by the State 
Housing Bank, which covers up to 60-70 per cent of the building costs. The 
rest of the capital must be paid directly by the buyer.

86 Report of Colloquium on contribution of the co-operative sector to housing development



4. The municipalities
Municipal authorities have also played a key role on the Norwegian housing 
scene. Municipalities were made responsible for providing affordable land and 
infrasiructure for housing development. This included leasing publicly owned 
land to developers, as well as actively acquiring new land, which was subse
quently transferred to the housing sector. They are also crucial in facilitating 
construction of housing through physical planning, making building plots 
available, providing residential areas with the necessary infrastructure and 
services and in .solving particular social housing i.ssues.

Furthermore, municipalities play a role in the State Housing Bank’s 
lending process. They are asked to asse.ss and give priority to applications for 
loans, and in addition municipalities have played an active role as developers 
for certain groups, the elderly, the disabled and the social disadvantaged.

5. The co-operative housing movement
As early as 1920s, the labour movement initiated several CHAs in the main 
cities in Norway. These co-operatives were closed down as soon as the 
dwellings were built, in co-operative terminology called limited housing co
operatives or closed co-operatives. Ideas emerged on how to secure continuity 
in housing production and how to take advantages of the technical skills being 
developed. A ‘house-building co-operative’ was seen as the solution. When the 
initial co-operative partners have got their dwellings, they should form a 
separate legal unit, a ‘daughter co-operative’ but at the same time keep their 
membership in their ‘mother co-operative’ which should remain the ‘hou.se- 
building co-operative’. In this way they should continue to work for the con
struction of new dwellings in solidarity with the people still in need of housing.

After the .second World War. this two-tired structure of ‘mother’ and 
‘daughter’ co-operatives became the main model in Norway and CHAs were 
established in nearly all towns and cities as open membership-societies for 
individuals.

The co-operatives housing movement was based on practices and by-laws 
up until I960, when a special act was passed in the Parliament regulating the 
relationship between individual housing co-operatives and the CHA, as well as 
the general organisation of  these institutions. The act was ba.sed on the existing 
co-operative practice.

A revision of  the act is now in process and w ilkbe  implemented in a 
couple of years. NBBL has been a member of the committee for the revision of 
the act. The tendency in the new act to come is that the ties between the mother
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co-operatives and daughter co-operatives are loosened with an increased right 
Cor the latter to self-determination of administrative and economic matters.

The CHAs offer a wide range of services to the housing co-operatives and 
their members, services that no other management companies can provide 
today. Our ambition is to continue to be regarded as the complete provider of 
ser\ ices to the housing co-operatives and their members.

The core activities:
• building dwellings for the members and the housing co-operatives;
• managing existing dwellings;
• keep the accounts for the housing co-operatives;
• pay bills and taxes for the housing co-operatives;
• follow-up the payment of the joint costs to be paid by the tenants 

monthly (rent) and debt collection;
• elaborate the Annual Report for the housing co-operatives;
• present a budget;
• assist at the general assembly of the housing co-operatives;
• ensure that the housing co-operatives have the necessary insurances;
• see to that the housing co-operatives have an auditor;
• consultative;
• act as real estate agents for their members; and
• establish different attractive services for their members

Today. NBBL organises 100 CHAs as 'mother companies' for 4.200 
'daughter companies' or local housing co-operatives, with altogether 250,000 
dwellings and approximately 650.000 members'. One fourth to one third of the 
Norwegian households have a membership in a CHA. About 15 per cent of 
Norwegian families live in co-operative housing, but in the main cities like 
Oslo and Bergen, this ratio goes up to 30-40 per cent.

6. A shift in emphasis
In Norway there has been a close collaboration between the three key agents on 
the housing scene; the co-operative housing movement, the central government 
and the municipalities. The Norwegian authorities actively supported the co
operative housing movement in different ways, Co-operative.s were granted

I. T h e  n u m b er  o f  m em bers ,  a pp rox im a te ly  6,S0,000, are tw ice the n u m b e r  o f  dw ell ings.  
T h is  docs not  m ean  that these  m em b ers  are w ithou t a p roper  dwell ing .  Peop le  keep  a 
m em bersh ip ,  e v e n  i f  they h ave  a p erm anen t  h o u se  them se lves  as a ' l i fe-insurance ' in case 
they need a sm a l le r  Hat in the ir  o lder  days, or to securc  housing  for the ir  ch ildren  and  even 
g randch i ld ren  as the  m em b ersh ip  can be inherited.
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priority in the public system of financing dwellings, and in the allocation of 
serviced land. The CHAs were often viewed as the municipality’s "right hand” 
in the housing market. The municipality was and still is represented on the 
BiKird of Directors in several of the CHAs.

The housing-co-operative movement is. hi)wever. independent from the 
public sector. As the subsidies through the State Housing Bank have been 
dimniished. and the supply of affordable land from the municipalities also 
follows a similar trend, the CHAs are today finding themselves operating more 
and more on market terms in competition with other private stakeholders.

7. Selling and buying of co-operative flats
Should a member wish to terminate his membership in the co-operative, in 
popular terms "to sell" his flat, the documents of access to the unit must be 
transferred to a new incoming member. Today these documents are traded in 
the open market. Historically, however, and for nearly three decades after the 
second World War. trade was restricted by so-called maximum price 
limitations, as a part of the Government credit policy. These restrictions were 
specifically designed to hold prices at substantially lower levels than their 
market values. This was done in order to link the subsidies to the co-operative 
unit as oppo.sed to the individual member. The system proved to be a solid, 
non-corrupt system for trade, but has been subject to massive criticism from 
some of the existing members.

Today the members (shareholders) of a co-operative housing society as 
well as the members (shareholders) of a CHA are entitled to pre-emption of the 
flat when the price is set in the market. This right is used in an increasing 
number of sales. All together. 21.000 used flats are sold from members 
annually. New shareholders must become members of the co-operative housing 
society and the CHA before formally taking over the flat. This right of pre
emption will continue also in the revised co-operative acts.

8. Co-operative challenges
Co-operatives face many challenges in the market economy. The political 
support of the co-operative movement is much less favourable than before. The 
market economy implicates that co-operatives have to compete on market 
terms. We must, however, bear in mind that in co-operative organisations all 
activities are based on member democracy. The members must benefit from 
their participation in the co-operatives. This is as well the challenge as the 
possibilities for co-operatives.

How the co-operative organisations raise capital for investments and 
security is another challenge. The meaning of the word “non-profit” must also
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include possibilities for creating strong and lasting co-operatives, including 
economic reserves to meet future storming days in the economy.

The co-operati\e housing movement and NBBL have managed to 
improve and reorganise its work to face new challenges. Today, an increased 
number of co-operative dwellings are being built in Norway, and the up
grading and renewal t'f the exi.sting housing stock are quite extensive. Housing 
for the elderly, the young people and special social groups are new challenges 
on the housing scene. Many housing co-operatives in Norw'ay are now taking 
part in ecological pilot projects.

While the co-operative housing movement has traditionally wt>rked with 
the authorities to achieve its goals, internal co-operation is now essential to 
meet the competition in the market. This is especially important when dealing 
wiih the increasing strength of contractors and suppliers. In order to avoid 
banks, insurance companies, contractors and others dictate their terms of> 
activity, the movement must co-ordinate the total purchasing and competitive 
powers of the organisation. It must aim at exploiting all of the possibilities that 
are represented in its total size in order to obtain an optimal result for its 
members.

Our vision for the future is to continue to build and manage good homes 
and good neighbourhoods for our members and for the Norwegian people. To 
be the providers of all kinds of services that our members demand, by taking 
care and leading to a sustainable development in the housing sector as well as 
in the society as a whole will be a part of that vision.
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Annex 12. Summary of the presentation by Mr. Andres Jaadia, Estonian 
Union of Co-operative Housing Associations, Chairman of the Board — 
‘Co-operative housing in Estonia ^

1. General information about Estonia
•  1.400.000 inhabitants
• Estonian housing stock has about 622,000 housing units, including de

tached houses, with a total of 32.4 million square metres of living space

2. Housing co-operatives in Estonia 1995-2002
• 1995; 250 housing co-operatives
• 1997: 1.800 housing co-operatives
•  1998: 2.700 housing co-operatives
• 1999; 3.900 housing co-operatives
•  2000; 4.700 housing co-operatives
• 2001; 5.400 housing co-operatives
• June 2002; 6.264 housing co-operatives

3. Co-operative housing movement today
• 6.264 housing co-operatives
•  250.560 apartments
•  626.4(X) inhabitants
•  5 billion EEK of annual turnover
•  550 million EEK of renovation fund
• 1.000 new housing co-operatives per year
• 45 per cent of Estonian population live in housing co-operatives

4. Estonia co-operative housing movement: 1996-2002
• Development of housing co-operatives -  from a young apartment owner 

to be educated, caring member of co-operative
•  Wish to change the situation
•  Wish to make decisions about one’s personal property
• Wish to save
• Wish to be professional

1. T h is  s u m m a ry  has  b een  p repared  based  on  a copy  o f  the sl ide p resentat ion  c o n d u c te d  at 
ttic C ol loqu ium .
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•  Wish to develop
• Co-operative is a living house -  tlie best form of technical, legal and 

social co-existence

5. Estonian Union of Co-operative Housing Associations -  6 years of 
history

• Established in 1996 in Rakvere -  6 members
• 1997-1999: 9 members -  regional unions
•  1999 new bylaws -  housing co-operatives became the members of the 

national union
•  2(MK): a council of 21 with regional representatives was elected
• 2001 -2002 main task -  to be useful for the members
• Members on 1 June 2002:

768 co-operatives attached to 9 regional offices 
28.854 apartments 
7 2 .135 inhabitants

• 200I-2002 ~ I new member per day!

6. Estonian Union of Co-operative Housing Associations -  Services to 
members

• Housing discount card -  discount prices for co-operatives from firms 
that offer relevant services;

• Legal assistance and services;
• Bookkeeping -  consultations and .services;
• Handbooks;
• The housing magazine -  “ELAM U”;
• Training for managers and bookkeepers;
• Various information days;
• Study trips in Estonia and abroad;
• Annual Estonian Forum of housing co-operatives
• Counselling services rendered in EKL offices in nine different towns in 

Estonia;
• Scheme for discount purchases of personal computers for members.

6.1. Web-site
• Always fresh information available at the Union’s website: vvww.ekyi.ec
• October 1999 - June 2002 -  39,029 visitors!
• Web-site visitors I June 2002: 13,353 visitors, 7.960 computers
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6.2. Computers
• Competitions was organised (IBM. Compaq. DELL. Microiiniv. Ordi 

participated)
• Compaq was the winner
• I 1.995 EEK was tiie price of the computer
• Sampo leasing 9.5 per cent
• S ta r t -O c t .3 6 ’200!
• 1 December 2001 -  120 computers were sold
• 26 October - 14 December -  presentation campaign

6.J. Credit
• Conditions Cor members:

Competition was organised: Hansapank. Uiiispank. Sampo Pank 
participated

Loan interest rate: 6.3-7.3 per cent 
5 per cent of interest support by Tallinn City Government 
Free technical expertise
100 million EEK of loan was given to 100 housing co-operatives

• Conditions for non-members:
Loan interest rate ca. 11 per cent
No interest support by Tallinn City Government
No free expertise

6.-̂ . //tsuranee
• Conditions for members

Competition was organised ~ Sampo, Salva. See.sam, Ergo 
participated

Insurance payment is 1.5 EEK per m"
• Conditions for non-members

Insurance payment is 60 per cent higher

7, Estonian Union of Co-operative Housing Associations -  6 years of 
development

• Useful for the members
• Informative
• Defending the interests of the members
• Professional
• Institutionally strong
• Socially connecting
• /-Xccepted by partners
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8. Estonian Union of Co-operative Housing Associations -  International 
co-operation

•  1997: ICA Housing member
•  1998: CECODHAS member
• 1999: BUCHA (Baltic Union of Co-operative Housing Associations) 

member
•  2001: lstanbul+5 “ 12 best practices of the co-operative housing world”

9. Estonian Union of Co-operative Housing Associations -  International 
projects 2002

•  NBBL. Norway -  “energy saving in housing co-operatives”
• HSB, Sweden -  "EKOL housing development plan 2006”
• Latvia. Lithuania. Finland -  seminars, study visits
• Bulgaria
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Theme 2: The role of co-operatives in management, 
maintenance and revitalisation of the housing stocks

Annex 13. Paper presented by Mr. Gert A. Gundersen, Chair, Advisory 
Network of the UNECE Committee on Human Settlements —  'The 
transition region -  the role of co-operatives in management, 
maintenance and revitalisation of housing stocl(s "

1. Introduction
The iransition of the countries in Centra! and Eastern Europe has proved to be a 
dilTicult process, imposing considerable hardship on the economy and on the 
population in general. The quick and efficient transformation from a centrally 
planned economy to a market economy once hoped for. has in fact proved to be 
time consuming and cumbersome. This is partly due to the problems of 
rcsiructuring production to the requirements, both of the home and the world 
market, and partly because of the need to create rules and institutions in order 
to lay foundations for a market economy to start functioning, and to ensure its 
continuing stability. Both facts are now generally recognised in the countries of 
Central and Eastern Europe; the restructuring of production is well under way 
and the creation of mles and institutions is taking place at a considerable speed. 
Yet. in spite of such efforts, the process is a slow one and it will take several 
years before it is completed. Meanwhile, pressing economic and social 
problems call for immediate solutions.

Also, in the housing sector, the legacy of the centrally planned economy 
tends to create particular problems during a period of transition. The juncture of 
parallel trends has proved to make the problems of the housing sector 
particularly aggravating:

First, the transition to a market economy has called for radically 
decreased state and municipal subsidies to the housing sectcM'. The aim was, 
and is that the individual hou.seholds in proportion to their housing 
consumption should mainly bear the costs of housing. However, the low 
income of the population makes it difficult to carry out such a policy. The 
raising of rents even to the level of costs has proved impossible in the short and 
medium term. An increase of rents to a -  by Western standards -  "reasonable” 
level, i.e. 20 -  30 per cent of dispo.sable family income, would not even be 
sulTicient ti> pay for heating and maintenance of the buildings, let alone capital
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costs. Further, the raising of rents even to such a “reasonable” level has led to 
protests, particularly in view of the simultaneous increase of prices of other 
consumer goods, the combined effect of which leaves the citi/.ens very little 
room for consumption, even of the bare necessities of life. In some countries 
the attempts to increase rents have even led to mass refusal to pay rents at all. 
The result o f  these developments may well still be a rapid deterioration of 
housing and in consequence a risk of ultimate loss of great amounts of capital 
invested in housing.

Secondly, the decline of housing production creates tensions in the 
housing market. This decline is largely due to the low paying capacity of the 
population. Only a few are able to pay the costs of new production, and new 
production tends to concentrate at the highest price segment (if the housing 
sector. However, there is a need for new production also for the less wealthy. 
The causes are summarised as follows. In the first place there is a need for new 
production for demographic reasons. Without a reasonable and continuous flow 
of new production, family formation will be stifled. Housing production must 
also continue for the labour market reasons. The formation of new enterprises 
in particular, as well as the expansion of old enterprises, will be hampered 
unless there is sufficient housing production to provide the employees with 
decent and affordable housing. Furthermore, without new production, demand 
will eventually push the prices of housing beyond the reach of a great part of 
the population.

Thirdly the rapid privatisation of housing which has taken place and is 
still ongoing in most of the countries of Central and Eastern Europe creates it 
own problems. The privatisation was partly seen as a measure to promote the 
willingness of the households to shoulder the responsibility for housing. 
Privatisation was mainly seen as a measure to provide the citizens with some 
amount o f  capital in order to keep the market economy going and to give the 
citi/.ens some compensation for many years of state ownership. State property 
is consequently given back to the citizens through various privatisation 
schemes (free, through vouchers or checks, at a reduced price etc.)

The dilemma of Central and Eastern Europe as far as housing is 
concerned is one of finding solutions to social problems in the face of scarce 
economic resources. In crude economic terms the population in many of the 
countries, in spite of crowding and inadequate housing, is over-housed. It 
cannot afford to foot more than a fraction of the costs of housing. Hopefully, 
however, this is not a permanent situatioii. In the not too distant future 
economic developments will create sufficient wealth for the population to 
afford decent housing. Meanwhile, however, measures must be taken to 
preserve the housing stock and the invested capital from sheer destruction or 
from decay beyond repair.
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The experience of Western Europe is tiiat. in spite of much more 
t'avuurable economic development since the Second World War. housing 
problems cannot be solved through the mechanisms of the market economy 
alone. There should be almost always some degree of state and municipal 
intervention in order to secure access to decent housing for the population. 
Governments in the transition countries must also face this fact. The main 
challenge is to find adequate solutions, which are practically possible within 
the existing economic constraints.

2. The present state of housing tenure in the transition region
In western Huropean market economies the housing sector is characterised by a 
pluralistic structure of ownership forms. Amongst those, the most important 
ones are:

• Housing co-operatives for rental and owner-occupiers.
• Privately owned multi-apartment housing for rental purposes.
• Non-profit housing associations rtin by churches, trade unions, etc. 

operating rental, low-cost housing.
• Owner-occupied flats in multi-apartment housing (condominiums) 

organised (legally) as home-owner associations.
• Municipally owned rental housing for social purposes.

This distribution of different forms of housing tenure, whilst reasonably 
constant over time within the countries of Western Europe, is changing 
dramatically in the transition countries. The principal reason for this change is 
the rapid privatisation of publicly owned multi-flat housing property in these 
countries.

The degree of privatisation of former public-sector rental housing varies 
considerably between transition countries. The transformation of the housing 
sector of these countries from public to private ownership has however been 
dramatic. A large part of these countries can today be characteri.sed as nations 
of "home owners” . Hungary, Estonia and Lithuania have reached ownership 
levels abt^ve 90 per cent, well above the average of 56 per cent in the EU 
countries. The Russian Federation has reached the EU average, whilst Latvia, 
Poland, and the Czech Republic still have below 50 per cent private ownership.

This very rapid introduction of privately owned, multi-unit housing as a 
very significant part of the total housing stock, creates a range of important new 
challenges in the transition countries. It is important to be aware that this 
transitional development does not have previous parallels in the western 
Eurtipe. This concerns both the rates of change and in particular the absolute 
and relative volume of new owner-occupied multi-unit housing. There are 
lliereloi'c no existing examples from the west on how to tackle this formidable
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Figure 1. Development of owner'occupied housing in transition countries 
(1990-1998)

□ 1990
□ 1998

Source: Tsenkova 1999

transformation o f housing tenure. Practical solutions must be developed and 
tried out within the transition region itself

The challenges to the transition countries represented by this new owner- 
occupied housing are therefore o f  significant proportion and importance. A  
large part o f  the value o f  the infrastructure o f  these countries is represented by 
the existing housing stock. Prudent management and maintenance o f  this stock 
is therefore o f  considerable national importance, both economically and 
socially.

It is therefore m y considered opinion that this privatised multi-flat 
housing must remain the first priority within the housing policies o f  all the 
countries in transition.

Within this problem area the issues o f  management, operation, 
maintenance and revitalisation of the housing stock are vital. It is within these 
areas I see the most interesting inter-linking between the large new owner- 
occupier housing stock and the co-operative housing sector.

3. Co-operative and condominium housing competition or co-operation?
I would argue that the two main challenges facing the housing sector in the 
transition region is:
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•  To create a more diversified iiousing tenure; and
•  To reverse the ongoing trend of physical decay of the housing stock

Both challenges require urgent attention.

In addressing these two challenges the co-operative housing sector should 
be able to play a major role. There is no competition between the interests of 
private owners and co-operatives in the transition countries. Rather there exist 
large areas where co-operation and exchange of experience, good and bad. 
would be mutually beneficial. Let me give a few ideas on where such co
operation and exchange should be possible:

J.I. //ousingpolicy /eve/
• Slow down further privatisation of housing stock where possible. 

Continue privatisation where existing tenants are informed on. and 
allowed to choose co-operative ownership as a result of privatisation.

• Encourage, inform on and assist already privatised multi-flat housing 
stock to be reorganised as co-operatives.

• Stop privatisation of housing co-operatives. Break up large co-operatives 
and encourage and assist introduction of democratic and efficient 
management and operating rules and procedures.

• Remove national framework conditions which discriminate against co
operative and condominium ownerships, specifically in funding and 
taxation.

3.2. Pract/ca/ /eve/
• Establish local, regional and national associations and information

and assistance centres on housing management and operation where 
both co-operatives and condominiums can participate.

• Allow condominiums to contract management services from efficiently 
operated co-operatives.

• Establish common handbooks and manuals on operation, maintenance, 
repair and renovation of the housing stock.

The challenge is not to find arguments for why co-operatives and 
condominium ownership of housing cannot co-operate in the transition 
countries. The true challenge is to realise that without real co-operation 
between these two sectors the social and economic goals of housing reform in 
the.se countries will be much harder, and take much longer to achieve.

4. The Norwegian co-operative housing sector -  a brief overview
In the following paragraphs it is set out some central milestones in the 
development of the housing co-operative sector in Norway. The purpose is.
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through a brief description, to point out central changing points in this 
development, which may also prove to have some general information value 
outside Norway.

JP29:

The founding of the first House Building Co-operative with individual 
associated operative Housing Co-operatives in Norway. The new creation is 
based on the Swedish model established in 1923.

/940-49: Sfate Regulation -  Housing as a  na/iona/pnority:

The Norwegian Association of Housing Building Co-operatives was 
established in 1946. In the same year the Norwegian State Housing Financing 
Bank was founded:

The basic policy goals were:
• housing co-operatives as a protection against housing sharks and 

speculators
• create affordable housing for the majority of the population
• housing regulated and governed by the public sector (the Bank)
• planned housing development based on commonly agreed solutions

I9S0-S9: T/te grea/period o f new constmcti'on:
• new construction : 89 units / 1,000 pop
• 1953/54 : New construction : 9.7 units / 1,000 pop. (European record)
• radical improvement of overall housing standard
• 1958/59 : Reduced state economic re.sources into housing

/960-69: Period o f  Concentiafed/lousing deve/opmeni:
• Parliament approves new Law on Co-operative Housing
• Parliament unanimously approves National Housing Policy with strong 

emphasis on increased new construction and housing co-operatives as a 
central policy tool

• The state of concentrated, large-scale new housing developments (16- 
18.000 people on 3,500 m‘ development area)

1970-79: Criticism o f tite “/lousingsi/os”:
• Focus on total housing and environmental quality, criticism of concen

trated housing development
• 1975 : New construction : 11,25 units/1000 pop.
• Introduction o f  new state Policy Tools:
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Subsidised financing schemes 
General rent regulation 
Favourable tax regimes

• Increasing tension between sum of housing support and subsidies and on 
emerging free-market movement .

/9S0-SP: End sto p /o r fAe social /lousingpo/icy:
• Political controversy on rent regulation and co-operative members “first 

right of refusal” to buy new and old flats.
• total housing costs reaches up to 70 per cent of households income
• new construction : 6,2 units/1000 pop.
• 1981-86: Further reduction in State money for the Housing Bank.

Housing co-operative members voice strong protest
• 1988-89: New. liberal State economic policy. Housing prices explode

IPP0-9P: T/ie co/iapse o f  tfie property market:
• Prices in the housing market collapse at a point where the co-operative 

sector is responsible for approximately 90 per cent of all new construc
tion.

• The State approves USD 10 million to restructure the housing co
operative movement into a sustainable, private, membership-based
organisation

• Financing conditions in the State Housing Bank are adjusted to market 
conditions

• 1996: 568,000 members in the co-operative sector of a total population 
of approx. 4.3 mill.

2000: A'ew legalfram ework and new momentum:
•  New law on Co-operative Housing approaches Law on Condominium 

Ownership
• 2001 : 652.000 members
•  1997-2001: 100,000 increase in membership. Largest increase since the 

1970s
•  The future : Optimistic!
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Annex 14. Paper presented by Mr. Vladimer Vardosanidze, Director, 
Habitat-Georgia —  'Condominiums and home owners associations in 
Georgia -  complexities of formation

Problems of housing are typical to most of the developing countries. 
Siinuhancously. each country has its own hierarchy of priorities in this sphere. 
For Georgia a priority is not the new housing development but management of 
aheady existing housing stock.

This kind of vision is quite understandable, as on the background of 
country depopulation when the building i>f "new-generation” houses for upper 
social group still continues, supply of flats always exceeds real, economically 
supported demand on the real estate market and building of moderate "social” 
rials 111 some places is three-to-four times expensive than purchasing of already 
CMNling ones.

In general, the Georgian national housing stock is large enough -  101.5 
million scjuare meters, when population in Georgia by nonofficial estimation is 
about 4.5 million'. Most of housing stock comes on the depopulating, mainly 
rural areas. Before the Tbilisi earthquake (on 25 April 20021 officially there 
were 2.248 damaged hou.ses in the capital, and 124 of them were subject of 
demolition for extremely poor technical conditions. After the earthquake 
20.()()() badly damaged houses have been counted in Tbilisi.

On this background the following factors, which obstruct the adequate 
management of housing stock can be distinguished. The.se factors arc:

• During the years of independence state/municipal housing policies in 
Georgia were not of well-considered, determined or systemic character;

• Rapid, unconsidered and free of charge privati/.ation ol' flats deprived 
the inhabitants from the motivation for developing home owners 
associations as the precondition of privati/.ation;

•  hiappropriate psychological readiness of the inhabitants, common 
conscience of dependants;

• Total urban poverty background and incapacity to pay;
•  Home owners associations are not supported by any kind of financial 

help, assistance or privileges;
•  Mixed (private, state/municipal) property in the multi-flat hituses; along 

with this, the state/municipal administration, as a share-holders in this

I . Last ccn su s  look p lace  in January  2002. First olTicial da ia wc shall have  only  b y  the end 
o l ' ih e  vear 2002.
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premises, does not express any desire to participate in establisiiment and 
management of condominiums;

• Poor conditions of engineering infrastructure;
• Low level of the technical knowledge of population;
• Way of life based on the traditional value system due to the exceeding 

number of rural migrants;
• Barbarous attitude towards the supplied natural resources especially 

water;
• Collapse of so-called urban development discipline; inadequate 

administration and shortcomings of the municipal services;
• Gaps in the appropriate legislation and poor law-obedience of 

population;
• Cessation of local self-governance traditions during the soviet regime;
• Numerous problems with the land plots to be allotted for condominiums;
• No strict borders among the state, municipal and condominium property;
• Absence of special banking products for Home owners associations;
• Improper propaganda and lack of information;
• Ignoring the housing prohlematique in the programs of international 

assistance for Georgia.

To fully understand the matter in housing sphere and problems mentioned 
above it is better to recall the Soviet period. After the revolution of 1917 the 
housing as one of the major sectors of real estate, turned into the mechanism, 
which fitted best for establishing the Soviet ideology and manipulating the 
society. Enough to mention the fact, that on the very next day of the October 
revolution the Bolshevik leader Lenin introduced the idea on redistribution of 
flats according the principle of social origin of inhabitants. lt_ is worth to 
mention that the first movie dedicated to the one-year anniversary of the 
revolution was named “Condensation” ; it was telling the story of proletarian 
family moving from the basement to the bourgeois’ flat.

Afterwards, during the decades the whole generations of the Soviet 
urbanites grew up in so-called “communal flats” -  with common kitchens and 
bathrooms. This was the social environment, which significantly helped in 
emerging homo sovieticus so greatly favorable for the regime from the social 
point o f  view. O ne’s psychology was totally free of any social responsibilities, 
aggressive, violent, informer, and what is most important one was a dependant. 
Soviet criminal law used some draconic methods for demolishing any kind of 
individuality and even the smallest occurrence of private ownership among 
them, which on its turn was classified as the “counterrevolution felony” .
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The first attempts for humanization of housing sphere in USSR were 
made during the “Khrushchev’s Thaw” (1956-1964). Huge multi-flat blocks of 
houses developed in suburbs of cities and, shortly, acquired enormous scales. 
In spite of all these faults in the urban development policy, for the first time 
during the Soviet history by thoroughly reversing the ideological vector, more 
significance was given to individuals and families, at least formally, instead of 
theillusive “public interests”. Consequently most of the “communal flats” were 
abolished. As a result of allocating the separate flats to the families, the housing 
stock became consistent with the demographic composition of urban 
population. Sanitation conditions were distinctively improved, though the 
housing management still remained in hands of the State. Although the 
administration formally had right to evict the dwellers form the houses easily, 
from that moment the state houses were de fac to  considered by inhabitants as 
their own property.

Parallel to state, social housing construction process, housing construction 
associations, co-operatives and during the last period of USSR -  so-called 
youth housing co-operatives emerged. Some liberalization was observed in the 
!97{)s, when the so-called “garden-co-operatives” were also allowed. This on 
its turn allowed some of city inhabitants to become the owners of real estate-  
small houses, not land yet.

Due to the further weakening of the ideological pressure, and as related to 
the tendency of economizing in the public life it was observed the emergence 
of the real estate market as a first step, and as in the for of “black” (that is 
illegal) and defected. Improving living conditions, changing or selling the flat 
were mainly possible by means of bribery. It may sound paradoxical, but it was 
the corruption with its “transparency”, common and secure nature and impunity 
that helped this trend to develop its “human face” and become the way of life - 
at least in Georgian society.

Thus the existence of even “black” market helped the formation of an 
adequate social system, by way of the underground institutionalization of this 
sphere. Gaps in professional services in these activities were merely filled with 
brokers (“maklers”). A broker was a professional who was operating according 
certain customary law, the code of professional ethics, tariffs and who was 
enjoying the protection (“roof” ).

During the “Perestroika” there were some more vigorous attempts to solve 
housing problems. The final step in the USSR was the All Union panama - 
“Housing - 2000”, the objective of which was declared to provide each Soviet 
family with a separate flat or an individual house. The project was utopia from 
the very beginning; its implementation became impossible, as no private 
initiation was involved. That’s why the Georgian communist government
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issuoJ ihe special resolution in 1987. which practically was the first attempt 
tliai ccrtain private initiation from the population was permitted in the Held of 
housing.

It was very likely that the re.solution will stay on the paper if not the 
notorious events of 9 April 1989. when the soviet punitive troops massacred 
anti-Soviet demonstration in Tbilisi did not take place. For calming the 
situation, in order to “ let the .steam out” the last communist government made 
further decision in just one month to permit the population to build loggias, 
verandas, balconies, and other supportive constructions in the multi-stoned 
houses (up to 9 floors) by their own money. The re.solution included rules for 
building and controlling such constructions.

But in the period of political radicalisms, for the embe/zlement of public 
property no order could be obeyed. Tbilisi became full of ugly extensions, 
which mainly remained unfinished until today due to the economic collapse of 
the country. This kind of practice is unknown for the rest of the post Soviet 
countries not to mention the other Ea.stern or Central European countries. 
Together with architectural and aesthetical degradation of the urban 
cn\ ironment the problems of technical condition and seismic sustainability of 
this extensions emerged.

Besides, curious was the legal side of the processes. First in the Soviet 
reality strange symbiosis of state and private ownership on real estate emerged, 
since fi>rmally the constructions built on dwellers' mc'ney still belonged to the 
state.

After the independence in 1991. the draft law' on "Apartment 
Hrivati/ation" was prepared by the first National Government. The draft law 
implied redeeming the apartments off by the residents’ money or state loans. 
According to this act, apartments (in damaged houses) were not liable to 
privatization. “The As.sociations of Individual Ow'ners” should be established 
in order to exploit the housing stock. The apartments w'ere to be finally 
transmitted to the individual owners after covering all value of flats. The 
income raised from the privatization would have to be transferred to a special 
Fund and directed for housing management. It can be seen the draft law was 
fully meeting the organizational and financial demands o f  the new form of 
housing management.

Today nobody can say what would be the way the housing stock would 
develop in the hands of that Government. The life of Georgian society was 
radically changed by the so-called “Tbilisi War” , when the first President was 
expatriated and the Military Council was formatted (January 1992).
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Immediately, in h'ebiuary 1992 the new government took an unconsiclered 
step, whicii was entirely popiilistie -  the Decree on “Apartment Privatization 
(Transmit Free oC Charge) in the Republic of Georgia” was issued. This step of 
paramount importance caused the creation of massive social layer with 
unprecedented status -  real estate owners. The apartments were distributed 
practically free of charge, with minimal formalities. Tbilisi housing stock was 
ahiiost fully privatized and by May of 1999 has reached one of the highest 
levels in the world practice, which was 86.6 per cent. There occurred total 
metamorphoses, since in Soviet times almost entire housing slock was social 
(municipal), after privatization Georgia lost this sector of housing, which is so 
vitally important for poor countries.

Simultaneously, the demolition of. though unsuitable but still functioning, 
municipal services (heating, hot water supply, etc.) .started. The population 
obtained noting instead. Today it is obvious that the privatization of fiats was 
imjilemented without proper preparation, and very hastily. No technical 
estimation, no documentation of apartments and houses were maintained and 
badly damaged houses were also privatized, even in the zones of immediate 
urban reconstruction. No informational on legal issues was provided to 
residents. The apartment privatization was not clearly connected to the 
obligation of establishment of such kind of housing management as home 
owners associations are. No consideration was given to financial issues of 
management. And finally, the privatization was not linked with the one of the 
most complicated issues, which is delimitation of urban land plots and 
allocation to condominiums. The population was not ready for realizing widely 
acknowledged Western maxima -  "property oblige.s”. To cut long story short 
- what w e got was neither lash nor honey-cake.

The responsibility of arrangement of already privatized housing was laid 
o \e r  the Civil Code of Georgia (1997). The Article 4. paragraph 216 that was 
on “Apartment Ownership o n  Multy-Flat Houses” established the term of 
Home owners associations and laid down the principles of managing the 
common property.

The Civil Code describes the subject, which is the Home Owners 
Association, when the object of management, which is world widely known as 
ihe condominium is not comprehended as a w'hole. According to the Code the 
Home Owners Association is not a legal entity -  but on the other hand it is 
obvious that it is not a Natural Person either. No distinct obligation to 
participate in house management of multi-flat buildings for the owners of  non- 
residential units is defined. The issue of delineation land plots of multi-flat
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houses is inaccurate". At the same time the paragraph 1512 of Civil Code 
stipulates housing co-operatives, as legal entities, are to he regarded as 
abolished ... Instead the home owners associations are to he created..." This 
kind of decision has caused a great disappointment among the members of 
former co-operatives. The majority of them still own some formal juridical 
attributes and makes efforts to protect their rights. In fact they still continue to 
manage the multi-flat houses as they did in past. There are also numerous 
technical and termjnological misspellings in the Code. All attempts to set apart 
the condominium problematique from the Civil Code and elaborate specially 
designed Law confront the obstructions from the authors of the Civil Code, 
who are having huge weight in Georgian political establishment.

The above short review of housing in Georgia comes to conclusion that 
searching for problem solution only inside the housing sector itself is a waste of 
time. Only complex approach will let us settle the problem and avoid the 
upcoming housing disaster.

2. F rom  th is  p o in t o f  v iew  it is w orth  to  m en tion  the  paragraph  20 8 , w hich  stipu la tes: 
“ P ark in g  p laces a re  c o n s id e red  as iso la ted , i f  th e ir  b o rd ers  are d e term ined  d u rin g  the  long 
p eriod  o f  tim e as th e  resu lt o f  th e ir u s in g ” (?!).
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Annex 15. Paper presented by Ms. Tatiana Lykova, The Institute for 
Urban Economics, Moscow —  'Housing co-operatives in Russia: 
challenges and perspectives "

The topic we are to discuss during these two days of Colloquium is rather 
actual for my country. The housing co-operation as an economical occurrence 
appeared in the Soviet Union after the Second World War and still plays a 
significant role in the housing sector of Russia and other former Soviet 
republics.

Participation in Housing Construction Co-operatives (HCCs) (that is the 
legally correct name of this form of tenure used in Russia) was a very prestig
ious and rather popular w'ay to obtain a dwelling during 1950s and 1980s. The 
majority of Russian coops existing today were built during that period.

Those years were characterised by an overwhelming state presence in all 
the areas of economy including the housing sector. Nationally 67 per cent (in 
urban areas up to 90 per cent) of the housing stock was state owned, managed 
by cither municipalities or state enterprises, and by government agencies. Both 
construction and housing maintenance were extremely monopolised by state 
organisations. Distribution of housing units was also state-operated through 
waiting lists. A family could wait for a dwelling for years or even decades, but 
after all the families received units together with extremely strong rights of 
occupancy, which could be bequeathed to others registered as residing at the 
same address.

HCC was a form of co-operation in the field of construction between 
citizens, enterprises and the state. Citizens paid their share in co-operatives and 
obtained the dwellings to reside in. Large enterprises financed the biggest share 
of construction expenses and then sold stakes to their employees to provide 
them with dwellings avoiding the official waiting lists. The state financed the 
gap between the price of stakes and the co,st of construction.

Participation in HCCs, which owned about 7 per cent of the housing 
stock, gave to more or less well-to-do families the opportunity to improve their 
dwelling conditions by paying some portion of the price of a dwelling unit 
according to an instalment plan. As a result a family could get a dwelling much 
s(H>ner than by standing in a waiting list.

Housing in HCCs was characterised by obviously better quality by several 
reasons:

• Construction process was financed by “real cash” funds paid by
stakeholders;
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• Representatives of stakeholders could control the construction process;
• Stakeholders who paid their own money for dwellings maintained their 

buildings more carefully.

Commonly co-operative stakeholders regarded the units they resided in as 
their own estate because of the legally very strong rights of occupancy. How
ever the stake paid by a co-operative member was not equal to the unit price 
and units were owned by HCCs, not by their members. Co-operatives as 
companies (legal entities) possessed buildings, distributed units between 
stakeholders and represented their interests in the area of management, mainte
nance and provision for utility .services. As a rule each co-operati\e owned iine 
building.

Running coops were subject to special regulation and procedures. First. 
HCCs were regarded almost as private property. (It was correct from the legal 
point o f  view because buildings were owned by coops as corporations, not by 
the State).

Secniul. those buildings were managed and maintained also by coops, not 
by the State organisations. Special enterprises were created in many cities, i.e. 
in Moscow, to manage coops. Majority of HCCs managed their buildings 
ihemselves. with the help of a board, or just its president hiring very limited 
personnel for janitor and plumbing services.

Third, stakeholders of co-operatives paid not only t\>r maintenance and 
utility services but they also allocated annuity to future rehabilitation funds. On 
the contrary, tenants of state owned housing never paid for rehabilitation that 
according to the law ought to be totally financed by the Stale.

Early 1990s are remembered for the beginning of major transformations 
of the housing sector in Russia. The main component of reform, which is the 
shift of ownership rights from the state to private owners lead to dramatic 
changes in running rental housing and co-operatives. The early phase of reform 
involved ownership adjustments through two decisive elements: the shift of 
ownership of slate housing stock to municipalities, and a law permitting and 
encouraging free mass privati.sation of housing, allowing sitting tenants to 
claim ownership of their units.

Privatisation law gave tenants of rental housing the right to choose 
whether to privati.se or not. On the contrary, stakeholders of HCCs were auto
matically transferred to the class of homeowners by another law. Russian Civil 
Code (1994) declared that each co-operative member who paid off total price of 
his/her stake becomes the owner of the unit he or she resides in. Besides, the 
Civil Code says that each unit owner (in both former state rental, or co
operative housing) owns a proportionate share of common spaces.
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Ill this way co-operative ownership in Russia disappeared from the legal 
point of view. Before the reforms co-operatives owned buildings entirely, with 
all the units and common spaces. After 1994 ownership turned out to be shifted 
from co-operatives to co-operative members. Taking into consideration that 
already in 1980s co-operative construction almo.st stopped, now we do not have 
co-operatives in their pure .sen.se becau.se all the stakeholders paid off their 
stakes long ago.

Now we in Russia have to solve several major issues:
• What to do with co-operatives, which functionally have lost their role 

but are registered as legal entities
• What a new' form of management can be introduced in those buildings
• How to finance rehabilitation of old co-operative buildings
• Whether the co-operative form ol'tenure can e.xist in Russia at all.

We strongly need to find a solution of these problems and fix it at the 
le\ el of federal lau s but today it is not very easy to do that.

Current Russian legislation actually transferred co-operatives into a form 
of condominiums. What co-operative members are supposed to do in such a 
situation ? Russian laws .separate conceptions of"legal entity” and “ownership”. 
A co-operative is no more the owner of any part of the building or the housing 
estate, all the dwelling units, common spaces and other built-up features are 
owned by residents, therefore it is in the form of a condominium. The co
operative as a legal entity had lost all the rights to possess and dispose its prop
erty but It is still in charge of maintenance and provision for utility services. 
Co-operatives as legal entities are not liquidated, they are still registered.

The C(«idominium Law (1996) offers the unit owners to register as a con
dominium association (homeowners’ association). It could be logically Justified 
to run all the condominiums equally which means to liquidate coops and re
register them into condominium associations. But the law does not force any
body to do this. Such rneasures can not be taken automatically but only by the 
decision of all the unit owners, as required by the Condominium Law. the Civil 
Code and the Constitution,

Since it depends on the decision of all the unit owners the process goes 
extremely slowly. Re-registration causes significant expenditures of time (pro
cedures lake pretty long), emotions (it requires for all the unit owners to make 
the same decision), money (fees for re-registration, manufacturing a stamp, 
registration in tax bodies, copying services, etc.). Former co-operative members 
as a rule do not resort to such actions if their gains are not transparent and 
obvious.
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What can be offered to co-operative members as an advantage is the solid 
legal basis of the organisation representing common interests of unit owners 
and the rights siuaranteed by the Condominium Law. Unfortunately it rarely 
outweighs the losses mentioned above. There are also some popular .scares, for 
example to lo.se a couple of tax privileges that are still granted to HCCs or to 
lose social benefits after re-registration of ownership rights.

There could be several ways to solve the co-operative problem in Russia.

The //nvr way is through the partnership relations between official bodies 
and non-governmental organisations. Careful and fastidious work is taken in 
many cities by administrations and NGOs to clarify all the “pros” and “contra” 
and to persuade co-operative residents to take some efforts in order to get much 
wider rights. Such work would bring good results but much slower than one 
wishes to. Governments of several Russian cities provided to former coops 
some sort of financial support for re-registration. For example in the city of 
Ryazan before 1996 only tenants of municipal housing received budget subsi
dies for maintenance. Then the administration approved a new regulation pro
viding for maintenance subsidies also to condominium associations. Therefore 
co-operatives have got an incentive to re-register into condominium associa
tions. It resulted in a number of coops that wanted to re-register. In Yaroslavl 
administration decided to partially finance the procedure of re-registration from 
the city budget. They did it during two years and it resulted in more than two 
times increase of amount of condominium associations registered in the city.

The second  way is to oblige co-operatives to re-register by a new law. But 
such a law might, first, fail to be met properly by coops, .second, it will require 
mechanisms of control such as penalties for violations, etc. In this ca.se addi
tional administrative resources will need to be involved. Such measures have 
been taken in Moscow couple of years ago but they did not bring proper results.

The th ird  way is to leave co-operatives as they are. i.e. to permit them to 
keep their old names, not to change title “H CC” to “Condominium association” 
but to oblige them to fulfil the requirements of the Condominium Law and the 
Law on Non-Commercial Organisations. This way looks today the most 
reasonable one because, first, resistance of people always has some reason, and, 
second it is no matter how the organisation is named if it works well and fulfils 
its tasks. But it is important for unit owners to register their deeds and come to 
an agreement on management issues.

One more challenge Russian coops face today is the financial problem. 
During the last decade inflation devoured all the savings which were allocated 
for rehabilitation of co-operative buildings. Econornic crisis of 1998 cau.sed the 
collapse of many banks where savings of many coops were kept, so ever traces
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ui me iiiuiicy were wiped out. At the same time the age of the majority of co
operative buildings is about 30-50 years. It means that co-operative buildings, 
which were regarded as elite parts of the housing stock some time ago are in a 
very poor physical condition today. More to that people who joined the co
operatives thirty years ago are pensioners now. and many of them still live in 
their coops (Russians are not very mobile by nature and often live all their live 
in the some building). So they are not able to pay for the rehabilitation of their 
buildings and consider it unfair.

This situation looks not very easy to be solved. Issues linked to the reha
bilitation of the housing stock are within the responsibility of municipalities. 
Today there is perhaps no other way to help old co-operatives with rehabilita
tion but to provide them financial support. Practically all the city governments 
admit that it is not housing co-operatives to be blamed for loosing savings for 
major repairs and rehabilitation. But in fact a few local governments are ready 
to agree to finance rehabilitation of co-operative buildings even by taking into 
consideration that coops are in charge of not more than 6-7 per cent of total 
housing stock of Russian cities. It is understandable because, municipal 
h(Hising in majority of  cities face a similarly serious problem of rehabilitation.

All the measures and decisions mentioned above concern the existing 
housing stock that we call out of habit “co-operatives”. This form of housing in 
Russia is facing lots of legal, economic and physical problems. But the practice 
of other countries such as Sweden. Germany, the United Kingdom and others 
demonstrates that co-operatives repre.sent sustainable and successful housing 
which brings benefits, and provides affordable dwellings for a significant part 
of population. The question is if the co-operative housing can become similarly 
successful in Russia? I suppose that western models of co-operative housing 
could germinate well in Russian cities if the necessary economic and legal 
conditions are created. I see a future Russian HCC as a large corporate 
developer and owner of the housing stock that provides its stakeholders with 
dw'ellings for rent. A stake does not reflect the price of a unit but it “works” 
like deposit or investment in the development of the co-operative. If a 
stakeholder leaves a co-operative he or she gets the stake back, perhaps, with 
some return. The cost of maintenance, repairs and utility services should be 
covered by rent. I should emphasise that a co-operative should be the owner of 
its housing like it was in our country before 1994.

To implement such a model we need to introduce some major amend
ments in our legislation. We strongly need for a new co-operative law, which is 
supposed to define conditions for existing organisations called “co-operatives” 
and for future actual co-operatives as well.
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This idea served as a benchmark for the work of the working group so 
called "Foundation for Support o f  Housing Co-operatives” which was gathered 
in Moscow in the year 2000. The working group was granted by Know-How 
Foundation to study foreign experience and to elaborate a project of a co
operative law. Unfortunately the project is not developed by this time because 
it is necessary to change some basic Russian laws first including the Civil 
Code. Taking into consideration that co-operatives should act as developers, 
significant changes should be made concerning the affordability of financing 
construction and repayment of mortgage loans by their members, and legisla
tive support for co-operatives should also be secured. It all does not look very 
optimistic but I believe that co-operatives will take their role in the provision of 
sustainable and affordable housing in Russia tomorrow, if not today.
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Theme 3: Contributions of housing co-operatives to 
community development

Annex 16. Paper presented by Mr. Charlie Baker, the Conlederation of 
Co-operative Housing, United Kingdom —  The contribution of housing 
co-operatives to community development"

To understand the contribution of housing co-operatives to community 
dexelopment. it might help first to look at it within the context of the Habitat 
Agenda key objectives, which are;

• adequate shelter for all; and
• sustainable development in an urbanising world.

In the United Kingdom, during the 1960s it was argued that developing 
communities was a distraction from the primary objective of maximising the 
number of people housed that resources allowed. I lived in the results for a 
decade.

It is when you try and fulfil the second objective that the need arises for a 
wider view, to generate social sustainability.

The story of affordable housing provision in the United Kingdom has 
been a baleful one. Millions of pounds of public funds have been poured into 
deprived areas in the vain hope that this would stabili.se communities so that 
this endless flow of money could cease. It hasn’t and largely because there has 
been no sincere attempt to tackle the roots of the prob lem - lack of engagement 
with society, high levels of disillusionment, lack of control over their lives or 
environment, very low self confidence and therefore no real feeling that 
anything can be done to get out of the spiral of dependency that creates the 
siphon effect on the public pur.se.

United Kingdom regeneration programs that try and involve local people 
can usually be characterised by the following failings;

• they often cover areas that are much larger geographically than many 
people would relate to;

• they are professionally driven, giving limited control to ordinary 
community members, who become disillusioned and vote with their feet, 
which can lead to the representativeness of community nominees being 
called into que.stion;
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• even where representatives are genuinely representative, they struggle to 
get their voices heard around a table with professional workers unused to 
working with local residents; and

• most of activities are time limited and cease when the programme comes 
to an end.

The tenant controlled housing movement has been pointing this out to 
those in power for a very long time. I’ve been doing this for 15 years and still 
find myself saying the same things. Partial understanding of the problem has 
created funding streams for involving tenants, but too frequently these projects 
are attempts to disguising the tokenism of real efforts made.

In the 1994 Housing Act local authority tenants gained a statutory Right 
to Manage their estates through democratic Tenant Management Organisations 
(TMOs) and continued the funding begun in 1986 to train and support tenants 
to set up TMOs. There are now over 200 TMOs in England, some managing 
estates of over 2,000 properties in high crime areas.

The most successful attempts have been co-operative models, which 
represent most of the tenant controlled housing movement in the United 
Kingdom . The co-operative option is currently only demonstrated in less than 
2 per cent of the nation’s housing stock, but where we’ve done it, w e’ve done it 
well.

The most qualitative and important research relating to tenant control was 
carried out in 1995,' on behalf of the Department of the Environment by 
accountants Price Waterhouse. This research compared the performance of a 
range o f  tenant controlled organisations with that of local authority and housing 
association sectors over three years and concluded that:

• " M o s t .... co-operatives outperformed their Local Authority and Housing 
Association counterparts and provided more effective housing 
m anagem ent services with usually better value fo r  m oney”

• Tenant controlled organisations "delivered wider non-quantifiable social 
and  comm unity benefits ''

• "The most effective organisations were those whose members had 
greatest control over their housing management, finances and environ
ment. ’’

Two other reports assess the benefits and success of tenant-controlled 
organisations. In 1999, the Housing Corporation, a government funded quasi-

I. T en an ts  In C ontro l: an evalu a tio n  o f  tenan t-led  ho u sin g  m an ag em en t o rg a n isa tio n s’ 
P rice W a te rh o u se  1996
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NGO. commissioned the Office of Public Managemenr to review resident 
controlled housing. They concluded that "resident control brings clear benefits 
in terms o f better housing management, capacity building and community 
sustainability  "

In research published last year by the C C rf  the United Kingdom 
government's strategy for tackling declining neighbourhoods in the United 
Kingdom was examined in the context of co-operative models. In the case 
studies it becomes apparent that co-operatives tackle this agenda head on and 
the results are impressive.

This lines up a persuasive argument that the co-operative model is the 
most effective in tackling the underlying cau.ses of urban decline.

1. Community
Over 40 years ago. Jane Jacobs defined community as “a group of people with 
shared experiences and common assumptions” .'* Simply in the way they run, 
housing co-operatives make housing socially sustainable by encouraging the 
growth of community, by creating opportunity through the structure of the 
management body for people to come to know their neighbours and work out 
C('mnion solutions to common problems together.

A rather nice story cut straight from a local paper in Walsall illustrates 
what ordinary people can gain:

‘The best move we ever made "

"Eighteen months ago /  saw an article about Redd itch Co
operative Homes, which was platuiing to build 17 bungalows on a 
piece o f  land not far from  where we live. Aj my husband's health 
^vasn Y good, we decided to inquire about the possibility o f  
acquiring one. A nd  I can now say it was the best decision we ever 
made. For eighteen months we were involved in not only the 
planning and designing o f our homes, but got to meet our 
neighbours from  the start. I ’m sure many o f us remember the days 
when our neighbours were our best friends and we could go to 
anyone on the street in times o f  need. Unfortunately today most o f  
us d on 't know our neighbour, let alone class them as a friend.
Well, here is an organisation that has reinvented the old ways aiul 
brought them back into the 2V ' Century. On Monday, we all start 
m oving into our new bungalows that we have all helped to plan

2. "M o d e ls  o f  R esid en t C o n tro lled  H o u s in g ” - G illian  G illan d ers  and B ob B lackaby  1999
3. T enan t C o n tro l &  S ocia l E x lcu sio n  - P rof. D av id  C lap h am , P h ilip p a  O ’N eill, N ic B liss
4. T he D eath  and  L ife  o f  G rea t A m erican  C itie s  Ja n e  Jacobs 1961.
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and (lesion. My social life luis lakeii on a whole new meaning and 
/  don  7 hare to ^o  fa r  because all niy best friends are niy 
neighbours. "

This was written by a member of Breedon Housing Co-operative, one ut 
primary housing co-operatives in the Redditch Co-operative Homes 

de\elopment. built specifically for elderly people.

2. Resourcing wider action
It is important to point out for tho.se with an eye on the financial outputs of co
operatives that the process described above encourages and sustains high levels 
of voluntary input, producing outcomes usually beyond the staff budgets of all 
but the most wealthy regeneration projects.

The sorts of projects that co-operatives work with or set up directly are;
• credit unions;
• health and fitness clubs;
• after school clubs;
• care for the elderly;
• food co-operatives; and
• workspaces.

Additional but less tangible activities also take place, members of co
operatives by their definition learn and distribute key life skills that in many 
cases set otherwise disempowered people off on far more successful and 
economically viable paths. The most frequently noted skills are: inter personal 
skills, public speaking/presentation, computing, basic bookkeeping, capital 
finance and resource management.

3. The state’s perspective -  the Social Exclusion Unit
On election, the United Kingdom government set up the Social Exclusion Unit 
(SHU) to take a new look at the run down areas of the country. In September 
1998. it published its strategy for neighbourhood renewal.^ The report set out a 
need to '^develop intef>rated and sustainable approaches to the problems o f the 
worst housing estates”. In his foreword to the report, the Prime Minister 
recogni.sed that -

"Too much has been imposed from  above, when experience shows 
that success depends on communities themselves having the 
pow er and taking the responsibility to make things better. And

5. "B ringing Britain Together: a national sualcgy for neighbourhood renewal”  The 
.Social Exclusion IJnil - 1998
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cilllioii^h there arc ^ood exdinple.s o f riiixlown neiiihhourhoods 
!iirf)in^ ihemsclves around, the lessons haven’t been learnt 
properly. ’’

The SEU set up policy action teams (PATs). PAT 4 looking at 
Neighbourhood Management argued in their report "that local intelligence is 
best gathered, that convnunity ntotivation is harnessed and renewal momentum  
achieved"

PAT 9 looking at community scH'-help investigated what works in 
generating comminiity commitment in poor neighbourhoods. 2 ol' its key 
findings ai'c:

• "without effective self-help, it is unlikely that any other measures o f 
conunuiiity rej^eneration, however well-resourced, will provide long
term solutions to lon^-term problems": and

• "connnunity self-help is not somethinii that can be imposed -  h \  
definition, this is activity done by local convnunities. not fo r  or to them"

It has to be said that our movement's attempts to take Mr Blair at his word 
have been somewhat less enthusiastically received than we did these words. As 
a demonstration of the Just how' far we have to go. the report gives credit for the 
projects it praises such as my own. to the nearest public agency rather than the 
community based groups that actually did it.

I have described above how the co-operative model addresses the basic 
first stage in community development. PAT 9’s report then lists 10 principles 
for de\eloping that further into making a good community:

• A learning community, where people and groups gain knowledge, 
skills and confidence through community activity.

• A fair and just community, which upholds civic rights and equality of 
opportunity, and which recognises and celebrates the distinctive features 
of its cultures.

• An active and empowered community, where people are fully 
involved and which has strong local organisations and a clear identity 
and self-confidence.

• An influential community, which is consulted and has a strong voice in 
decisions which affect its interests.

• An econom ically strong community, which creates opportunities for 
work and which retains a high proportion of its wealth.

•  A caring community, aware of the needs of its members and in which 
services are of a good quality and meet these needs.

6. "R ep o rt o f  P o licy  A ction  T eam  4: N eig h b o u rh o o d  m an ag cm cn i"  D E T R  - 2000
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• A green community, with a healthy and pleasant environment, 
conserving resources and encouraging awareness of environmental 
responsibility.

• A safe community, where people do not fear crime, violence or other 
hazards.

• A welcom ing community, which people like, feel happy about and do 
not wish to leave.

• A lasting community, which is well established and likely to survive.’

4. Case studies
Most of these case studies are from the CCH research where large numbers of 
tenants were interviewed. Given that co-operatives are about people, it seems 
appropriate to simply quote these tenants in their own words to demonstrate 
how the above objectives are fulfilled by co-operative housing management.

4.1. App/efree Court Tenant Management Co-operative -  Sa/ford
Appletree Court is a tower block with 96 flats. Appletree Court Tenant 
Management Co-operative took over responsibility for lettings, repairs and 
maintenance in 1994, following a ballot where 92 per cent of the tenants 
supported the setting up of the TMC. Most of the tenants are elderly.

The block was surrounded by concrete but. since the setting up of the 
TMC. has been transformed into a garden that grows organic fruit and 
vegetables, a green hou.se and a duck pond. The TMC has added a community 
cafe and a large conservatory, used by a number of different groups and open to 
everyone in the block and neighbours.

"When you live on your own. it can be too much trouble to cook a 
meat. I f  you have a little problem, you talk to the co-ordinator 
unci then sh e ’s on the phone to the doctor. "

Crime and the fear of crime have been almost totally eradicated from the 
estate despite the high crime statistics of the immediate area.

"I fe e l  very secure. There is no crime on here like on the other 
blocks where there are drug addicts." “You can go away and 
know that it will he secure. I have a mate who lives nearby and he 
is scared  to go away. "

The T M C  organises a range of activities, including a savings club, social 
outings, a local history club, an old people's club, bingo, social evenings and

7. "R ep o rt o f  ihe  P o licy  A ction  on C o m n iu n ily  S e lf-H e lp ” the H om e O ffice  A ctive 
C o m m u n itie s  U nit - 1999.
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new year's eve parties. These events encourage people from the surrounding 
area to use the centre.

Canon Wyatt, the rector of St Paul’s Church in Salford sees the TMC 
having a very significant impact -

"Applet fee Court has the best quality o f  life o f  any block o f  fla ts  
in Salford. The TMC attends to the most basic set o f problems by 
providing food, breaking down the isolation o f older people and  
providing a secure environment. There is a pride amongst the 
people there that means that people invite fam ily and friends  
there. The TMC has given people a sense o f responsibility fo r  
their own environment, fo r  their own peace and tranquillity: the 
residents recognised that nobody was going to do it fo r  them, so 
they would have to do it fo r  themselves. "

4.2. Be/grare NeigM our/tood Co-operative ffousing Associatio/i -  Be/grave, 
Le/cesfer
Belgrave Neighbourhood Co-operative Housing Association is a par value 
ownership housing co-op. set up in the 1970s. In 1972. the growth of the 
Uganda Asian people led to growing demands on the housing stock in the 
Belgrave area. The co-operative now has 333 homes in seven streets, housing 
some 450 people. In Belgrave Neighbourhood Co-operative Housing 
Association. 63 per cent of the tenants are of Asian origin and 33 per cent are 
white. 57 per cent of co-operative members are in receipt of housing benefit, 

"people have not had the privilege to have their say, to raise their 
issues, to get involved with running the organisation -  they are 
used to officers are officers and tenants are tenants. In our 
organisation, we say to the officers -  we d o n ’t want to do it that 
way, we want it this way. Find the solution. We have a different 
style. "

This culture is also beneficial in that it allows tenants to di.scuss their 
concerns in their own language.

‘/.J. Burrowes Street Co-opera/ire -  BircM /s, Wa/sa//
Burrowes Street Co-operative was set up as a tenant management co-operative 
in 1994. and now manages 312 properties, in local authority flats and warden- 
supported bedsits. The co-operative saw the need for more family housing and 
arranged for housing associations to develop 29 family homes, which the co
operative now manages.
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The Birchills area is one of the “most deprived” areas in the Walsall 
borough, with at jcast 5 or 6 indicators of poverty to be fotuid in upper 
quarlilcs.'^

The co-op’s approach to the housing service is valued by tenan ts-  
"People were fe d  up with the service they were fretting from the 
local authoriTy and we form ed a tenants association to try and get 
our voice heard. As a tenants association it was a struggle. Once 
vi'<' started to look at tenant management, people could see a 

fu ture, it was a case o f  working together to get things done.

The local Police Station confirms that crime has become "virtuaUx 
lU'gligihle ".

The co-operative supports the Birchills and Beechdale Credit Union and 
co-operative committee members are on the board of governors for the local 
school. A wide range of events are run from the co-op’s Tenant and 
Management Resource Centre and in the warden-supported flats.

"the area is improving all the time -  benches flow ers luid trees" -  
confirmed by the co-operative being awarded a Britain in Bloom trophy in 
1999 for "e.xceptional community achievement".

■/. Wes/ W/iit/awdurn Nousing Co-opera/ive -  LanarL^t/iire
The 543 tlats that make up West Whitlawburn Housing Co-operative were 
transferred to it in 1989 from Glasgow City Council. Prior to the co-operative 
being set up. the estate was characterised by high crime rates, a poor quality 
housing service "Glasgow City Council couldn't do all the repairs" and all the 
consequent problems of social exclusion.

A focus group referred to the remoteness and impersonality of the 
services provided by Glasgow City Council -

'the Council used to make decisions, hut did not have to live with 
the consequences' ‘before with the Council, we had caretakers.
They finished at 6pm and that was that.

The co-operative has taken an approach that has impacted on all areas of 
life on W est Whitlawburn. The early priorities were to refurbish homes and 
improve the housing .service and security for resident,s.

The Bonus Ball Resource Centre, set up by the co-operative through 
national lottery funding, lies at the heart of the estate, from which a large

8. “ A P ro file  o f  P o v e rty  & H eallh  in W alsa ll” S teve  GrilTiths - P u b lic  M anagem en t 
A ssociates ,
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number of comiminiiy aciivities take place -  such as a fitness centre, a healthy 
eaiing caic -  "ilu’ cafe is a ihin^: you can and i>cr a meal i/'xoii arc
no! cookiii;^" -  a newsloltei'. Ivvo yoiilh clubs, a senicir citizens exercise club, a 
nioihcr and toddler club, a I'ruit-selling operation and a junior gardening club. 
The co-operative has future plans to set up an agency to help young people find 
housing, to set up a food co-operative and to develop a local health service 
facility.

The value of the co-op's self-help approach to tackling health issues was 
recognised in 2()(K) by the Scottish Parliament when they chose to launch their 
While Paper "Towanls a Healthier Scotland" from the Bonus Ball Resource 
Centre.

The co-operative has set up a youth committee on the estate -  "if you 
lar^ei fo in ieen  to sevenleen year olds now, th ey’ll take on the responsibility o f  
rKuninii the estate when they're in their twenties”. It is run from the
community centre and has its own budget. The co-operative supports the local 
credit union. It provides a welfare rights advisor and support for those suffering 
Irom domestic violence. It also supports football teams, sponsors people to gel 
higher education, gives donations to bereaved residents and prox ides disability 
adaptations.

The co-operative employs thirty five members of staff and the community 
centre eighteen, mostly local residents. The co-operative won an award for 
health at work, which particularly recognised the staff satisfaction, health and 
continuity as a measure of the health of the community and the co-operative 
it,self.

Bill Bonnar. the local community worker on the estate, is clear th a t -  
"the housing co-op has improved the quality o f the environment 
and has built a sense o f community into the area ... On
comparable council estates, the population is atomised and the
place where they live has no sense o f  identity."

4. S. Homes /o r  cAange and work fo r  c/iange, //u/m e, M anc/iesfer
Homes for Change is a housing co-operative of 75 flats. Work for Change is a 
.service co-operative providing l.500m‘ of workspace under the housing to its 
22 members business who are largely local ethical and cultural businesses 
ranging from an urban design consultancy to a dressmakers. The scheme arose 
out of the lack of provision for those households from the condemned system 
built housing who did not wish to embrace what was perceived as the threat of 
a new suburban isolated existence. The founding busines.ses largely arose from 
small businesses started in those same flats.
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The scheme is arranged around a central courtyard with tiered galleries 
providing access around the inside face. The density is 150 dwellings to the 
hectare (90/ha if roads are taken into account). This figure would be enough to 
ensure that United Kingdom cities did not have to expand over the green land 
in trying to provide the estimated 4 million new homes needed over the next 20 
years.

A widely piece of architecture, the scheme won the government 
sponsored Housing Design Awards in 1997 among others. The project itself 
also won a Best Practice award from the British Urban Regeneration 
Association in 1998.

The scheme has the lowest crime rate of any housing in central 
Manchester. Front doors are left open all day -  weather permitting. The extra
ordinary birth-rate and high proportion of women living alone in an urban area 
is testament to the secure environment that has been created here. The children 
themselves enjoy a freedom to roam and explore that is rapidly becoming a 
dream from the past for most United Kingdom families.

The workspace is 15 per cent ahead of the ERDF outputs agreed as part of 
its funding with the businesses there turning over £1.5 million pounds and 
employing 75 people.

Decision' making instead of being rarefied to a committee is broadened 
across a series of working groups through which all member are able to get 
there voice heard and contribute to the running of the place.

Visitors are usually stunned by the fact that such a place exists and 
envious o f  the rich yet safe existence possible in a tightly knit but varied 
community.

While I have argued that co-operatives by their very nature engender 
sustainability through creating stable communities, very few have been able to 
explore the extent to which co-operatives can encourage physical sustainability 
beyond the fact that a well looked after building last longer. This project was 
fortunate enough to win funding to explore issues of energy and resource 
efficiency. Everyone takes part in the scheme’s recycling initiative. We put 
extra efficient glass in the windows; the walls of the second phase are insulated 
with recycled newspapers. The mixed use nature allows some of us to enjoy a 
stress free journey to work of  at most 2 minutes. The roofs are turfed to make 
best use o f  all available space as well as increase’the thermal mass of the 
building.

The scheme was also used as the starting point for a dream researched as 
part of a BR E / EU project to look at whether neighbourhoods could be made
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self sufficient for all their resources except food. Known as the Sustainable 
Urban Neighbourhood, we believe this points the way to a feasible future for 
the cities of the globe, and we believe that the co-operative model is the best 
way to make it happen.

As was the common thread in all the case studies, community 
development happens as a matter of course in co-operatives not as an add-on 
with extra workers as is often the case in traditional management models. 
People on low incomes don’t have to pass their days isolated in impersonal 
estates but can be part of a community, with support from neighbours when it 
was needed. They don’t have to sign on at the local benefit office for special 
programs but can build their own confidence and self-assurance, both 
individually and as a whole community and invariably receive real training as 
they go.

We are working on a program called the Community Gateway Mode! 
with the United Kingdom Co-operative Union to create a model to give many 
more people access to the great benefit that co-operation offers as their housing 
IS privatised.

One day all housing will be done this way.
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Annex 17. Paper presented by Mr, Jerzy Jankowski, President, National 
Co-operative Council, Poland —  'Housing co-operatives in the develop
ment of local communities in Poland "

Polish housing co-operative movement is more than 100 years old. The first co
operatives -  called then “housing societies” -  were established at the end of 
19"' century. Poland did not exist at that time as an independent country -  it 
was divided into three /.ones annexed by Austria, Russia and Germany. In the 
territory that was occupied by Germany, Prussian (German) officials founded 
first housing societies; the majority of their members were Germans, 
representatives of the occupant. And in spite of the fact that until World War I 
about 40 co-operatives of that kind operated on the territory of Poland, they did 
not play in fact any role in the improvement of the housing condition of Polish 
people and in the development of Polish local communities. However, they 
created an example for the solution of the housing problem, and those co- 
opeiatives had been a practical model to be used in later years when Poland 
gained independence.

After the World War 1. the concept solving the housing problem t>n a 
social basis became more and more popular in the independent Poland. The 
Polish Society for Dwelling Reform was founded with the aim to elaborate the 
rules for sound housing policies as well as to co-ordinate the efforts of social 
institutions and individuals in that matter. On the other hand the government 
established the Society for Workers’ Housing E.states, which was responsible 
for the building of single dwelling houses, and even whole housing estates for 
employees of limited means.

Simultaneously to these actions of the State, the partisans of  the co
operative movement invented two types of housing co-operatives: the “ lodgers' 
co-operatives” (where dwellers only rented flats from the co-operative which 
owned the whole real estate) and “housing-building” or “property” co
operatives (in which dwellers, usually more well-off than in the first type, were 
at the same time owners of their flats and co-owners of the whole real estate). 
Such co-operatives, often in close collaboration with trade unions, employers 
or various social associations, aimed at improving the living standards mainly 
of workers and town population of limited means. Their visible effects on 
W arsaw’s and other cities’ landscape were modern blocks of flats, smaller or 
bigger dwelling units or housing estates compo.sed of small family-hou.ses. 
They usually represented higher standards than other apartment houses 
constructed an purely commercial basis.
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Nevertheless, the general image of co-operative housing potential was 
rather moderate, and in fact it had no perceptible influence for the improvement 
of the general housing situation in the whole country. The great economic crisis 
in the years 1930-1935 affected most housing co-operatives, as they were 
forced to stop their construction works and to postpone their investments. As a 
result during the last few years before the World War II, out of the total number 
of 240 housing co-operatives that existed at that time, only 4 were able to 
conduct new constructions. No more than 0.8 per cent of the total urban 
population dwelled in co-operative flats. The co-operatives constituted a model 
that was difficult or almost impossible to follow in small towns and in the 
communities at the poorest regions of the country. This model, however, was 
becoming more and more popular among people who were dreaming about 
changing their standard of life.

It also was the effect of the fact that the founding fathers of co-operative 
housing in Poland were always associating the concept of securing dwellings 
for the members of a community with the idea of the general development of 
the whole community. According to these concepts, a co-operative housing 
estate did not only mean concrete (or rather brick at that time) blocks of flats, 
but it also encompassed the whole system of social services, the development 
of social structure, and social coherence.

The most famous example of such an approach was a co-operative from 
Warsaw, called simply “Warsaw Housing Co-operative” . Founded in early 
1920s. thanks to the possibility of obtaining a bank credit with the repayment 
period of 50 years, it constructed in Warsaw’s quarters Zoliborz and Rakowiec 
two housing estates with the total number of 3,132 apartments, rented mainly to 
white-collar workers, industry workers and representatives of pauperised 
“ intelligentsia” . What is worth to stress is that the rents for that co-operative 
dwellings were much lower if compared with other non-co-operative houses. It 
was of great importance mainly for industry workers who constituted about 40 
per cent o f  all dwellers and belonged to the poorest group among them. 
Simultaneously with the investment activities and managing existing premises, 
the Warsaw Housing Co-operative initiated and conducted a rich blend of 
social activities. It organised in its housing estates various kinds of social clubs, 
cultural and educational centres, public libraries as well as shops and 
restaurants. A special attention was paid to the children for whom a puppet- 
show theatre was founded that was transformed finally into an important youth 
education centre. Many of these initiatives were organised on a co-operative 
basis; the W arsaw Housing Co-operative also had close relations with Warsaw 
Consumers’ Co-operative, one of  the leading co-operatives in the country. 
Many other associations of various goals were active in the housing estates and 
were supported by the co-operative.
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The World War II brought about enormous destruction of the housing 
stock everywhere Poland. Housing co-operatives were continuing their 
activities in the first years focusing mainly on rebuilding from ruins or 
reconstruction of the dwellings. The existing and newly founded co-operatives 
were accompanied in fulfilling that objective by the State enterprises being 
established according to the requirements of the new political system 
introduced after the war. Some of the new co-operatives -  called “housing- 
administration co-operatives” -  were receiving from the municipalities partially 
ruined premises on condition that their members would restore them by their 
own means. They were authorised to exploit the houses until the restoration 
costs w'ould be amortised. Then many of these co-operatives were liquidated.

In the 1945-1949 period housing co-operatives of all types restored a total 
number of 40.000 apartments; at the same time they constructed for their 
members 5.300 new apartments that constituted 2.5 per cent of all new 
apartments in Poland or 5.6 per cent of new apartments built in towns. These 
figures, although seem to be rather modest, meant indeed an important 
contribution to the improvement of the housing stock with respect to the need 
alter the enormous destruction caused by the w'ar.

Unfortunately, due to more and more orthodox economic policies in the 
following years and the centralisation that went on in the national economy, 
fulfilling the dogma of the “superiority” of the state ownership over co
operative or private ownership, activities of housing co-operatives became very 
limited. Their role was more and more minimised, and between the years 1950- 
1952 all Polish co-operatives constructed only 610 apartments.

Only after 1956. when economic policy became a little bit more 
liberalised, the housing policy was also reformed. In the frameworks of these 
new policies housing conditions in general were improved in a short period of 
time together with developments in the local social structure. As the top-level 
authorities decided, housing co-operatives were to be the main actors in that 
field.

We must notice that in Poland as well as in all other countries of the “real 
socialism” block, the only existing system of fulfilling meeting dwelling needs 
was still a highly centralised one. Of course it brought about some 
improvement in the housing conditions of people, but at the same time it did 
not allow adjustments to be made in the plans of newly built apartments 
according to social preferences and individual needs of families, and it did not 
develop shopping and service centres, which are indispensable in large housing 
estates. Individual initiatives of people were inhibited, as there was indeed no 
way to use properly own resources of those who disposed them of. The 
industrial construction technologies based on big prefabricated concrete
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elements that co-operatives were forced to use were often unpractical, non
durable. expensive, too much energy-absorptive and before all deprived of the 
“human face".

Nevertheless a credit system was created and developed, a new system of 
vState guarantees for long-term individual savings in order to collect money for 
the ownership of a co-operative flat was introduced, transfer of land to housing 
ct)-operatives by local authorities in order to build new dwellings or housing 
estates was facilitated and the sale of new houses that had been constructed by 
the State to co-operatives was made possible in that period, all of which 
affected a very dynamic development of housing co-operatives, not only in big 
cities, but also in smaller towns and even in large villages. From year to year 
the number of the apartments newly built by co-operatives increased quickly, 
and in many towns one could see new very big co-operative housing estates or 
even whole co-operative quarters. Already after few years of the new housing 
policy, the housing co-operative sector became almost a monopolist in building 
new apartments and managing the existing ones all over the country. Co
operatives became the main and decisive organisations in fulfilling dwelling 
needs o f  urban population. For instance in 1980, out o f  the total number of 
S2y.()()() recently constructed apartments almost SO per cent of them w'cre co- 
operati\c housing.

Besides solving housing problems, co-operatives contributed to the 
establishment of the new social infrastructure or the development of the 
existing one. In collaboration with local authorities they started to plan and 
develop in their premises .shopping and service units. In bigger housing estates 
co-operatives constructed special buildings for various kinds of .social services 
like social clubs, libraries, cultural centres etc. The largest co-operatives 
founded and ran even big co-operative cultural hou.ses with many sections. 
There existed co-operative kindergartens, sports-fields, and playgrounds for 
children. Housing co-operatives that conducted large investments contributed 
also to many local initiatives connected with the development of the municipal 
infrastructure. Architectural shape and the development of many cities, smaller 
towns in particular, were to a great extent or even decisively, the result of 
housing co-operatives’ investments and activities.

The transformation of the social. econx>mic and political systems in 
Poland that were initiated 12 years ago when the Polish economy w'as 
experiencing a deep crisis, caused a big fall in the total investment, including 
housing investments. Co-operative housing became the victim of that 
phenomenon. It was the result of mainly the lack of own financial resources of 
people and absence of  credits that used to be made available by the State.
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But in addition, in the opinion of the new authorities and political parties 
that were supporting them, the co-operative movement in general, which 
included housing co-operatives that had operated in the former “socialist” 
system, was the sector of the economy that was not able to subordinate itself to 
the rules of the market economy. The co-operative movement was treated as a 
relic of the past to be liquidated. Many actions, among them legislative ones, 
which were initiated by the government aimed at weakening or even destroying 
the organisational structure of co-operatives as well as individual co-operatives. 
Nobody took into consideration the fact that housing co-operatives had at that 
time almost millions apartments where about 10 million people were living.

■At the same time the ruling forces accepted the dogma that apartment was 
a commodity and should be treated in the same way as other market goods, 
according to the rules of the free market. That dogma was embodied by rigid 
economisation of communal and housing policies that affected dramatic 
increases in the prices of flats and all services connected with housing. Co
operative investments were dramatically restrained, and management costs of 
existing dwellings increa.sed. Rising management costs were charged mainly on 
dwellers and on those who were hiring non-habitable premises (shops, offices 
etc.).

Housing co-operatives, as a result, found themselves in a very difficult, 
even criiical position. Many of them had to limit or stop new investments and 
look responsibility only for managing existing housing. The rate of newly built 
co-operative apartments in relation to the total number of new flats greatly 
decreased. This trend also included big co-operatives that had at their disposal 
.“SO or SO per cent of the land in particular quarters of some cities. For instance 
in 2001 out of 106.000 newly constructed apartments all over Poland, only
26.000 of them were built by co-operatives. Poland found itself on the 24” 
place in HLU'ope considering the number of newly built flats for one thcnisand 
inhabitants, which was 300, In Germany and France this figure was much 
higher with 470. and was about 340 in Hungary, Bulgaria. Czech Republic and 
Romania.

At the .same time, together with augmenting difficulties and financial 
troubles, housing co-operatives had to limit or totally stop their social activities 
they had conducted, as they had simply no means to continue. Most of youth 
clubs, libraries, and cultural centres were liquidated, and their premises were 
leased to various companies for their commercial activities. The new designs of 
co-operative housing projects neglected all activities that were not directly 
connected with dwellings.

The phenctmena that accompanies the transformation of Polish economy, 
and in particular the pauperising of various .social -  groups, increasing
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unemployment, still enormously increased needs for dwellings, all have 
affected in “re-discovering” co-operatives as the organisations that enable less 
wealthy families to become owners of their flats. Many social groups who are 
not able to afford building their own family houses or buying flats constructed 
by private companies have the only alternative, a housing co-operative, to fulfil 
their aspirations.

The present Government of the left and peasants' parties coalition 
understands that fact and supports the co-operative movement, and its 
principles. The Government perceives the development of housing, including 
co-operative housing, as a motive power of the whole Polish economy. It gives 
new opportunities to housing co-operatives, including to enable them increase 
their contribution in solving the housing problem and develop local 
communities. However, making the most of that opportunity will not be simple 
or easy. First, as have been mentioned above, large parts of Polish society 
became pauperised, and their financial resources are very limited. This 
concerns in particular young people whose needs for housing are the most 
dramatic, as high unemployment rate, which attained recently 18 per cent, 
concerns to great extent young people, and unemployed people have no means 
to spare for housing. Secondly, hitherto prevailing financial system and tax 
policy have not created any possibility for the provision of cheap credits for the 
housing purpose. Investments credits are still extremely expensive in Polish 
banks and this is an important restraint in the production of housing, including 
co-operative housing.

The attempts initiated by some co-operatives in order to find some ways 
that could enable their members to become home owners still have not able to 
close the gap between their members’ financial possibilities and the 
construction cost of housing.

In such a situation, the Auditing Union of Housing Co-operatives, being 
the national representative body of housing co-operatives in Poland, has 
undertaken many actions and has pre.sented various alternatives concerning 
public support for the housing sector and in particular for housing co
operatives.

Some of those actions have brought about positive effects. The bill on 
State’s support for housing credit was amended, and a special paragraph was 
added to the bill on renting dwellings, which gave equal opportunities to the 
members of co-operatives with the lodgers of non-co-operative dwellings in the 
access to State subsidies to the rents that are paid. The new bill on managing 
realties assured the co-operatives’ right to the land they had obtained in the 
past, and gave them the possibility of  gaining new lands for social housing in 
preferential terms,
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Unfortunately we have not succeeded in convincing our partners to 
maintain the hitherto co-operatives’ rights to the subsidies from the States’ 
budget to the removal of technological faults in dwellings as connected with 
faulty construction technologies the co-operatives had been forced to use in the 
past by the State authorities.

At present, the crucial importance for housing co-operatives in Poland, in 
order to assure them development possibilities and a greater share in fulfilling 
people’s needs for housing than they have had in recent years, is associated 
with the amendment of legislative measures concerning housing policy and 
housing co-operatives as well as with the fight for the system of cheap 
investment credits. The positive point is that the dramatic increase of the 
housing construction cost has been recently stopped and -  it seems -  will be 
kept at more or less similar level as today.

Construction works are today charged in Poland with 7 per cent VAT tax. 
We are afraid that as a result of Poland’s accession to the European Union this 
tax will increase dramatically. The former Government composed of the right 
wing parlies, accepted in the negotiations with the European Commission the 
introduction of the general, i.e. 22 per cent rate of VAT tax also for all building 
works and related services. It means indeed the menace of the extremely high 
increase in the prices of apartments that would make them inaccessible for 
large groups in the society, most notably for the young people.

The Auditing Union of Housing Co-operatives, as many other Polish 
associations and social organisations, claims Polish government in its accession 
negotiations with the European Commission to demand for a transitory period 
of some years when the hitherto rate of VAT tax will be kept. Non permitting 
housing costs to rise, and assuring access to cheap credits may be in fact -  as 
the present government’s economic policy assumes -  motive powers for the 
development of the national economy.

Poor level of housing production and too slow progress in this sphere at 
present contribute to the increase in unemployment rate, to the diminishing 
financial resources of the country. However owning a flat is one of the 
fundamental needs of every household.

This year, in autumn, we shall have local election in Poland. Co- 
('peratives in various towns and communes are preparing themselves to this 
election. They are going to claim not only for public debate about the 
development of the co-operative movement and housing co-operatives and for 
the creation of more favourable conditions for them, but also some of the co- 
operaiivc partisans will candidate in the election for the members of municipal
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councils. If they succeed, they would have chances to embody such policies at 
the local level.

I am deeply convinced -  and that conviction is shared by most of the 
members of more than 13,000 co-operatives in Poland, including almost 1.500 
housing co-operatives -  that in the forthcoming local election we shall succeed 
in leading into commune and town councils many devoted co-operators who 
will contribute to drafting sound policies of the development of local 
communities as well as to strengthening the role of housing co-operatives in 
that endeavour.
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Closing session: Review of lessons learnt, conclusions and 
recommendations

Annex 18. Closing statement by Mr. Yilmaz Odaba§i, President of 
TURKKONUT

Ladies and gentlemen.

I thank everybody involved in the arrangement of this conference, 
particularly Mr. Selman Ergiiden.

I also thank very much Repino Tourism Company, which carried out the 
secretariat function on behalf of TURKKONUT and its employees who 
provided solutions for our difficulties.

I am grateful to all the Representatives who have been attending this 2- 
day conference.

It is known by everybody that housing is one of the mo.st important needs 
of the people in our world. The purpose of our Conference is to provide a 
platform for exchange of ideas on the economic, social, administrative, 
financial, technical and legal aspects of this matter and related legislation. 1 
think that our conference has achieved its aim with yours views and ideas.

We have been honoured to host you in our country. We have benefited to 
the maximum extent from your valuable ideas and thoughts during this period. 
We have been happy to be with the esteemed representatives of participating 
countries. We feel sorry for your leaving our country starting from tomorrow.

On behalf of myself and my organisation, I wish you health, happiness 
and success.

We love you and hope that peace will reign in the whole world.

Thank you.
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Additional papers presented at the Colloquium

Annex 19. Paper presented by Ms. Margi O’Connell Hood — 
'Contributions of housing co-operatives to community development: 
some thoughts from the Austraiian experience "

I wish to talk about the role of housing co-operatives in building a civil society. 
Firstly I will talk about social capital and housing co-operatives then look at the 
social capital provided by being a member of a co-operative, not just by being 
housed. Finally I would like to share some thoughts about what type of 
participation builds a civil .society.

Civil society is a very topical subject in Australia. As we dismantle our 
weliare state, communities are being asked to take the place of government 
intervention in solving social problems. New strategies based on concepts of 
coiuiiiHuiiy su S t  ail nihility and capacity building are being implemented to build 
new forms of social capital. Social capital is the intangible wealth that comes 
with good social networks, extended families, clubs and societies, and a healthy 
community life. It is the wealth generated by participation.

Academics studying social capital in the USA (Robert Putnam) and 
Australia (F'va Cox) have identified a number of characteristics of social capital 
that are relevant to us as co-operators, two of which 1 would like to rai.se with 
you. Firstly, social capital can be bonding capital or bridging capital.

Bonding capital ties people to each other in families, friendships, religious 
groups, cultures and nations. Bonding capital supports our intimate relation
ships but it is excluding. A person belongs to this family not that one, this 
religion or nation but not that one.

Bridging capital is strategic linking. Bridging capital is the social capital 
co-operatives build through the international co-operative principles of open 
membership, co-operation between co-operatives and participation in the 
community.

As we enter the era of the global village, bonding capital is being eroded 
and people are becoming isolated as Professor Miinkner highlighted yesterday 

tamilies are smaller and children move away; secular society replaces 
religious ones, etc. There are many small reasons but one of the most powerful, 
discovered by American researchers after controlling for age, religion.
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mobility, and working hours, among other things, was .... television. People 
are watching television rather than participating in their communities. And 
when the researchers looked at the people who watched a lot of television they 
found them more depressed and less trusting than other people -  and ‘trust’, 
they believe, is the currency of social capital.

People participate in co-operatives not primarily for social capital but 
because, through co-operatives, they can acquire something tangible that they 
cannot otherwise achieve. This provides a motive to participate in co-operatives 
that is not found in other forms of social groupings. And the international co
operative principle of participation means you must interact to keep your 
membership. This way ct)-operatives are very powerful tools for building the 
social capital needed for a rich civil society -  people are motivated and tangibly 
rewarded for their participation.

My second point is about the two forms of social capital generated by 
housing co-operatives. Much of what I heard yesterday was about the social 
capital generated by providing housing. In Australian we do this in a number of 
ways so it is possible to separate the social capital of housing from the social 
capital o f  co-operative participation.

Safe, secure and affordable housing, by any means, increases employment 
and educational opportunities for individuals, and enriches communities. But 
co-operative participation in housing also teaches success through solidarity. In 
co-operative housing a person, who may previously have been socially 
excluded, used the system successfully to provide for a very important need. 
They personally succeed. (Albeit with a little help from their friends.) This is 
an experience that changes and empowers them. They realise that they, 
personally, can change other things in their own lives and in their communities

But not all forms of co-operative participation do this. The second 
important discovery about social capital is that it grows better in horizontal 
decision-making structures rather than vertical, or hierarchical, structures; that 
is, where members are actively involved in decisions at the policy level.

The international co-operative principle of democratic decision making 
highlights this but there are two forms of democracy -  representative and 
participative. Participative democracy builds the social capital needed for a 
civil society. Participative democracy means involvement in the policy-making 
decisions of  the organisation not just design of your own house.

This raises the questions of  size, and complexity in our co-operative 
models. Studies in altruism, (that is, people’s willingness to care for each 
other), show that the more people there are involved in something, the less 
responsible an individual person feels. This is a contributing factor to social
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isolation in cities. It also works in organisations where there are so many 
people that ‘fairness’ is not transparent. When a person thinks someone is 
benefiting more than they deserve from their level of participation, trust is 
eroded and they, themselves, begin to participate less. So we need human sized 
groupings that stop people ‘free-riding’ without contributing fairly. We also 
need transparency in our decision-making processes so that our leaders are 
accountable and trust is maintained.

To achieve good policies though participation however, the international 
principle of education becomes critical, as a number of speakers have pointed 
out. A good education system helps build a strong organisation because when 
people understand why decisions are made and take responsibility for those 
decisions, they are more willing to co-operate -  as members and as citizens in a 
civil society.
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Annex 20. Paper presented by Dr. Claus Jurgen Hachmann, Vice- 
President, ICA-Housing —  'The future of co-operative housing: a 
discussion paper of the German Federal Worldng Commission of 
Housing Co-operatives ”

1. Co-operative housing has a special importance for housing of people
Hisiorically and also at present co-operative housing has a specific function and 
a specific effect based on the co-operative principles of self-help, self
administration and self-responsibility.

The Cierman housing co-operatives have 3 million affiliated members and 
olTei' a good and secure housing to approximately 4 million people in the co- 
('peralive dwellings, hi total the co-operatives manage 2.1 million housing 
Linits. which means 10 per cent of the whole rental housing units in Germany. 
In the big cities and in Kastern Germany the percentage is significantly higher.

Housing co-operatives are employers: 21.()()() full time jobs and many 
more are on a honorary basis. Each year they inve.st 1 billion Kuro in new 
construction, ftnther 2 billion Euro in rehabilitation and 2 billion in 
maintenance, securing a lot of indirect permanent jobs. There are 65 billion 
hui'o in the balance altogether, and .3.2 billion Euro shares are brought up by 
the members.

The European Commission underlined the importance of housmg co
operatives. All co-operative sectors together represent 83,5 miUion members, 
among them 10 million members of housing co-operatives.

2. Housing co-operatives realise a special form of housing
The ami of housing co-operatives is a good and secure living, and the supply of 
further services to contribute to their comfort and desire, e.g. in the 
ein ironnient. Therefore it is not only a permanent using right, but also a 
specific service and care for.the members.

Hou.sinj; in co-operatives mean:
• Generations of members are living in the housing units without any 

speculation by anyone.
• Housing co-operatives offer open membership for all people.
• The co-operative task to promote the members ensures a modern 

housmg management in an attractive environment of a good neighbour
hood.
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•  The members who are shareholders of the co-operative receive full 
information in the general assembly and by the bodies of the co
operative.

•  Housing co-operatives are an excellent democratic form of organisation 
for housing and living of members with an active engagement of 
members/users. There is the principle of equality: one member -  one 
vote.

•  Housing co-operatives offer a multiple service package.
•  According to the rental law the price for the use of housing units can be 

agreed upon without price increases resulting from an extraordinary 
shortage of housing.

•  The obligatory membership to co-operative federations as auditing 
institutions offer a high economic security to the members.

These basic advantages mean:
•  Each member determines the duration of the contract by himself/herself. 

There is no cancellation of contract due to the landlord, who needs the 
unit for himself/herself or his/her family.

•  The rents of the members are for the benefit of their own co-operative 
and themselves as shareholders. The assets of the co-operative are 
strictly connected to the co-operative task of promotion.

•  The members have using and participation rights. There is an active and 
a passive right for election as well as the right to speak, to ask for 
information, etc.

•  Each member has just one vote, independent of his/her financial 
engagement. Therefore a co-operative cannot be dominated by single 
members, groups or third parties, neither can they be taken over or 
bought without asking the three-forth majority of  the members;

•  Housing co-operatives have to be competitive as private companies in 
the market. If there is a need for sale or the pulling down of units, the 
specific interests of the members have to be taken into consideration.

3. How will co-operative housing look like in the future?
The first housing co-operative in Germany was founded in 1862. The oldest 
still existing one was founded in 1871 in Munich. In their long hi.story housing 
co-operatives had to face various challenges, but they keep on mastering them 
in an innovative and successful way. The legal framework of the existing co
operative law offers all possibilities for this task.

H ow  will the co-operative housing develop?

Some visions can be formulated today:
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J.jf. M odi/iiy
Social mobility will further increase and also the requirements for housing. Due 
U) professional reasons young people with children will have to be very flexible 
in the future. Co-operative housing can develop list advantages in this respect. 
Members have a housing security, which is similar to housing property, but 
they can decide by themselves, if and when they want to move. There is a 
union of housing co-operatives, which recognises the member of another co
operative on the list.

S. 2. Housing fo r  e/derfy
Apart from an increasing mobility and higher rates of fluctuation in the future, 
satisfied members like to keep on living in their dwellings especially with an 
ageing population. Life expectation is increasing, too. There are consequences 
for housing quality and services. Housing co-operatives offer housing for a life
time. Only first-class services and a good environment lead to satisfied 
members.

3.3. Living in communities
Perhaps the biggest challenge for housing co-operatives in the future is a good 
balance between young and old generations in buildings and settlements. There 
is also an important task of integration of members of different social and 
cultural groups of the population. This means a long-term management for the 
members, an appropriate occupancy of dwellings and an adaptation of the 
buildings to the demands of members.

3.4. Management o f  whole settlements
Not only the housing unit itself, but also the design of the living environment 
has an important effect on the satisfaction of the inhabitants. To feel at home is 
only possible with a good neighbourhood. Here social contacts are made. The 
identification with the co-operative is better with a good neighbourhood. 
Therefore housing co-operatives do care for the social contact o f  neighbours.

3. S. Communication
In the future social and intellectual needs of people will be more differentiated 
and more relevant, as the level of education is growing. New media, 
multimedia and especially the Internet will be a reality. For Housing co
operatives there are new forms of contacting members.
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6. Se/f-deferm/nate /tousmg
In no other legal form members and users have more influence than in a 
housing co-operative. The possibilities of member participation open new 
chances to develop innovative forms of housing and to look for new groups in 
the market in order to develop special housing concepts for them.

4. Political conditions have to secure the future of housing co-operatives
Political conditions of the State have to be taken into consideration to devise 
specific f\)rms of housing co-operatives for the future, more than it has been 
done in the past. Housing Co-operatives deserve a special support. Especially 
existing housing co-operatives possess a high potential of inno\'ation.

•/ /. T/ie sus/ai/mMe p/incip/es o f f/ie co-opera/ives /aw are sui/ab/e fo r  t/te 
fia a re

The basic structure of the German Co-operatives I.aw offers for more than 100 
years secure conditions for the development of efficient companies. The actual 
debate on co-operatives makes sense, as long as the efforts and good results of 
co-operative housing are made more visible in the public and it leads to an 
efficient future development. The basic structure of the Co-operatives Law 
should not be endangered, and the conditions for the success of housing co
operatives should not be put in question. Implementation of the European Co- 
iiperativc Statute into national laws also has to respect these basic principles. 
Experience with the European Co-operative Statute will be waited for.

Also in the future, the Co-operatives Law has to maintain the identity 
between the user and the member, based on the co-operative principles of self- 
help. self-administration and self-responsibility.

The co-operative self-administration should be strengthened, so that us 
hi'iiorary work is treated in an equal way as any other honorary work.

One of the basic principles, which have to be maintained, is the belief to 
Bye-Laws. A reform of the co-operative law may not leave it to the individual 
co-operative founders, if they want to transform the co-operative to a joint- 
stock company or to another legal form.

For a company, which is founded only for social objecti\es without any 
economic |iackground. there arc other legal forms than a co-operative. For 
example a foundation or an association freed from corporate taxes could realise 
a pure social work.
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■/ 2. Housi/ig c o-ope/a/ives need more aufono/ny and adegua/e position in 
f/ie renfai /aw

In order ti) avoid price imbalances and differently treating members, co
operatives need the possibility of determining housing value oriented rents and 
calculating their rents by adapting them to market rents. Housing co-operatives 
iiuist have the possibility to cancel the permanent use contract, if there is no 
membership any more.

■/.J. Furf/ier deve/opnient o f i/ie Union of/fousing Co-operatives
The Union of Housing Co-operatives, where housing co-operatives are 
alfiliated in order to offer their members a higher mobility within Germany, is 
an important instrument of co-operative self-help. The mobility is facilitated 
through the transfer of co-operative shares.

■/. ■/. Additionalprivate pension se/temes: Housing co-operatives need a  
prodi/ct o ft/ie ir own, and saving institutions of/lousing co-opera/ives 
s/iou/d />e strengt/iened

Housing co-operatives with a saving institution of their own -  these are Just 40 
oul of 2.()()() German housing co-operatives -  developed already a private 
pension scheme following the model of the Minister for Labour and Social 
Affairs. Mr. Riester. after receiving the official certificate for it.

HoLising co-operatives should have the chance to develop a private 
pension scheme of their own following the permanent use right in housing and 
iheir members' shares.

The possibilities for housing co-operatives to establish a saving institution 
by themselves should be facilitated.

~/.S. f/ousing Co-operatives need adapted instrume/its fo r  t/ieirprom otion
Housing co-operatives concentrate their efforts to maintain their housing stock 
for future needs. Modernisation is permanently taking place. For the 
maintenance of their stock they need adequate instruments for the promotion of 
the necessary work to be done, which could be either tax relief or some 
instruments within the framework of social housing or urban renewal. If there 
arc still occupancy rules of social housing to fulfil, then these restrictions 
should be reduced favouring a socially balanced housing occupancy through 
the co-opcrati\'e.

In developing such conditions, the specific character of housing co- 
ojieraii\es should be considered, which means that the autonomy of housing 
co-opcraiives should be respected. A new non-profit law, connected with
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limitation of tiie co-operative self-determination (e.g. occupancy rights witi: too 
low income limits) are not accepted by the co-operatives. This has also to be 
considered when the new rules of social housing are implemented.

4. S. I. Nousing co-opera/ives need a  new § I 7  in ifie L aw /or 
//om eowners/iip Promotion
For Housing Co-operatives specific instruments of promotion are necessary in 
order to remain competitive. This means for example, that § 17 of the Law for 
Homeownership Promotion has to be reformed urgently.

A concentration on the promotion of co-operatives, which are orientated 
to individual homeownership, is leading to two different classes of co
operatives, at a disadvantage of the existing ones. Instead of the actual rules the 
investment o f  the members should be treated in the same tax way like the 
individual homeownership promotion. The permanent use rights should be 
developed in a more practical way, so that this model may become interesting 
for middle income groups.

S. 2. Promotion o f  housing co-operatives tfirougA soda i /lousing 
regulations
The reformed Law of Social Housing, dated l" January 2002 includes a special 
chapter for co-operative housing. Following the Housing Promotion Law (§ 38 
Wohnraumforderungsgesetz) the Federal Government is offering adequate 
financial means, but the implementation is done by the Lander (regional 
governments).

It is necessary that within the administrative rules between the federal and 
the regional governments as well as in the rules of the Lander there should be 
specific considerations for housing co-operatives (like § 12 Wohnraumforder- 
ge.setz)

4. S. 3. f/ousing co-operatives in di/yicult m arket situations
Housing co-operatives are confronted with vacant dwellings in certain areas, 
most notably in economically weak regions. As a consequence some of the 
stock had to be pulled down. To maintain the remaining stock other measures 
like sales and pulling down some buildings can be appropriate solutions.

Also the possibilities of merging and co-operation have to be evaluated. 
For the fight against vacancy specific measures, programs and assistance will 
be necessary. Supporting federations, especially the auditing federations cannot 
be sufficient. Promotion possibilities can, for example, be found in the 
programs such as “urban renewal" and “social city”.
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4. s. 4. Ho using co-opera/ives need a  /ideration oftAe Real Estate Transfer 
7ax
Especially in the case of economic difficulties there is the need for merging co
operatives. In many cases this cannot be done, because Real Estate Transfer 
Tax has to be paid. If the merging is necessary in the case of a very critical 
economic situation, the real estate transfer tax of 3.5 per cent becomes a real 
obstacle. Housing companies are tackled in a very tough way, as their assets in 
most ca.ses are 100 per cent land and buildings. This is quite different in other 
sectors.

The Real Estate Transfer Tax should not be an obstacle for the 
development of economically sound structures. Therefore the housing sector 
needs an exemption, which would not cause less income for the State, because 
otherwi.se the merging would not take place and tax income would not occur.

4. S. S. Co//eclive app/ication fo r  avoiding income (ax fo r  sm a/i income 
/im iied to  ISO Euro
At present there is a collective application procedure in order to avoid income 
tax on dividends. At the moment 51 Euro limits it, and since 1977 this limit has 
not been changed, although it is no more realistic. To improve the 
administrative dealings of tax authorities, this limit should be raised to 150 
Euro.

4.6. Newiyfounded Aousing co-operatives need support
New housing co-operatives could play a vital role in the process of 
privatisation of the big municipal housing stock. In this context it has to be 
considered that adequate dwellings are selected and the new co-operatives are 
formed based on a solid economic structure.

The instrument of newly founded co-operatives of homeowners cannot be 
used to save that part of the housing stock, which cannot be administered 
economically, any more. State promotion has to be adequately tailored to the 
necessities of co-operatives if this instrument is to be used for that purpose.
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Annex 21. Message from the United Nations Secretary-General Kofi 
Annan on the occasion of 80th International Co-operative Day 18th 
United Nations International Day of Co-operatives (6 July 2002) —  
'Society and Co-operatives: Concern for Community ”

The theme for this year's International Day of Co-operatives “Society and Co- 
operati\es: Concern for Cornrnunity” highlights the important contribution co
operatives make as associations and enterprises through which citizens can 
improve their lives while contributing to the economic, social, cultural and 
political advancement of their community and nation.

Co-operatives support social cohesion and stability and give life to the 
concepts of corporate responsibility and citizenship. They provide essential 
services, ranging from housing to health care, that strengthen community 
de\elopment. They respond to social challenges with a people-centred 
approach that helps to create opportunities for the disabled and to protect the 
environment. And through training, business assistance and credit, they 
empower individuals and communities.

In an age where community involvement and partnerships with civil 
society are increasingly being recognized as indispensable, there is clearly a 
growing potential for co-operative development and renewal world-wide. The 
new United Nations Guidelines proposed by the General Assembly last year to 
help create a supportive environment for co-operatives are designed to facilitate 
that process. On this International Day of Co-operatives, let us resolve to make 
the best and widest possible u.se of the co-operative spirit and experience, in the 
serv ice of our global community.
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Annex 22. Message from the International Co-operative Alliance on the 
occasion of 80th International Co-operative Day/8th United Nations 
International Day of Co-operatives (6 July 2002) —  'Society and Co
operatives: Concern for Community "

Co-operatives are enterprises that operate under the values of solidarity and 
social responsibility -  they care about their members and their communities. As 
market leaders or simply responding to the needs of a small local community, 
co-operatives demonstrate on a daily basis their concern for people whether it 
be by addressing envn'onmental issues or strengthening the capacities of their 
communities to better cater to economic, social or cultural needs.

Societies around the world are increasingly confronted with rampant 
unemployment, environmental degradation, and the need to focus on economic 
realities and needs at the expense of human values. Co-operatives provide the 
himian lace of development. As such they contribute to addressing many of 
society's most pressing issues by putting in practice the newest of the seven co
operative principles -  concern for community. Co-operatives have a special 
lesponsibility to ensure that the development of their communities is sustained.

Hthics and caring for people have guided co-operatives during their over 
100 years of existence. Co-operatives concretely contribute to making our 
society more just and more respectful of human values. Housing co-operatives 
are physically building communities; they provide people of  all income 
brackets quality housing that in many cases are built with environment-friendly 
matei'ials. Groups marginalized by society at large also find that housing co
operatives take into consideration their specific needs -  needs of single parent 
families, the disabled, elderly and multi-ethnic communities. Ethical co
operative banking too has become a norm in a number of countries. Co
operative members can contribute to a more just society simply by ensuring 
thai their money is not invested in the arms trade and environmentally 
unsustainable activities. Environmental concerns also are widespread in 
consumer co-operatives in all continents as demonstrated by early programmes 
for recycling and waste disposal in addition to environment and health 
education for members and customers. Urban renewal and cultural activities are 
only some of the activities in which insurance co-operatives are investing to 
provide service to their communities, while issues of safe and healthy food are 
addressed by agricultural and consumer co-operatives. The building of 
sustainable communities is also promoted by workers’ co-operatives which 
create new and decent jobs.
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Co-operatives are also focusing increasingly on tiie social needs of their 
members. Those that deal with health and day-care are flourishing, even the 
leisure needs of people are finding expression and support in co-operatives. Co
operatives are sponsoring sporting and cultural events, enhancing not only their 
members' lives but all those people that a co-operative touches -  its 
commu nity.

However, concern for community is not limited to local commLuiities. Co
operatives have demonstrated over and over their solidarity. They have raised 
fimds and provided support to the victims of natural disasters in Japan and 
Central American countries as well as victims of terrorist acts in Kenya and the 
United States. Thus, the co-operative movement has reiterated its concern for 
the world community.

If c('-operatives are able to be concerned with and have an impact on the 
community, it is because they are competitive and effective enterprises. Their 
success in the market allows them to make a difference in people’s economic, 
social and cultural lives. It is for this reason too that it is in the interest of 
governments to provide an enabling environment for the development of co
operatives. Government must respect the autonomy of co-operatives as well as 
understand the Co-operative Principles so that co-operatives can help people 
help them.selves. for co-operatives can and do fulfil peoples' dreams and 
aspnations for a better life.

The ICA calls on its members to demonstrate their co-operative difference 
by putting into practice this important 7"’ Co-operative Principle -  “Concern for 
Communitv” !
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Annex 23. Programme of the Colloquium

W ednesday 26“’ June 2002
18.30 Welcoming Reception (Hotel Ankara Hilton)
Thursday 2?"’ June 2002
9.00 am Oi’KNiNG Sta t k m k n ts ;

TORKKONUT Pre.sident. Mr. Yilmaz Odaba^i 
HDA President, Mr. R. Tuna Turagay 
ICA Director-General. Ms. Elena Chavez 
UNECE Repre.sentative, Mrs. Christina von Schweinichen  
UN-HABITAT Executive Director. Mrs. Anna K. Tibaijuka 
State Mini.ster for Housing, Turkey, Mr. Faruk Bat 
Deputy Prime Minister and State Minister, Turkey, Mr. Mesut 

Yilmaz
10.00 am Coffee break
10 . 15 am Introduction: H ousiN c; Dk v kl o pm e n t  and THii C o -()pkrativk  

A p p r o a c h
Chairperson: Hikmet YILMAZ, General Director, Ministry of 

Industry and Commerce, Turkey 
Rapporteur: $ule ONGEL, Expert HDA 
Keynote addresses by:

Hans-H. MUNKNER, Professor. University of Marburg, 
Germany

Ali TUREL, Profes,sor. Middle East Technical University, 
Ankara, Turkey

12.30 pm Lunch break
14.00- Theme I : ENABLIN(; ENVIRONMENT FOR H o u s in c ; C o -
17.30 pm oP E R A T ivK S ; L e g a l , F in a n c i a l  a n d  I n s t it u t io n a l

F r a m e w o r k

Chairperson: Hans-H. M UNKNER, Professor, University of 
Marburg, Germany 

Rapporteur: Claus J. HACHM ANN. President, ICA Housing 
(Europe)

Presentations by:
Ivan PRIKRYL, President, Union of Czech and Moravian 

Housing Co-operatives 
Roy Berg PEDERSEN Deputy Managing Director -  

Norwegian Federation of Co-operative Housing 
Associations (NBBL)

Andres JADLA, Chairman, Estonian Union of Co-operative 
Housing Associations Board
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Friday 28*'’June 2002
9.00 am Theme 2: R o l e  o f  C0-0Pf;RA 'rrvKS in  M a n a ( ;k m k n t ,

M a in t k n a n c e  a n d  R e v i t a l i s a t i o n  o f  H o u s in c  St o c k s  
Chairperson: Doris ANDONI. Housing Department, Ministry of 

Public Worics. Albania 
Rapporteur: Eiena SZOLGAYOVA, Ministry of Construction and 

Reg. Development, Slovakia 
Presentations by:

Gert GUNDERSEN, Human Advisory Network 
Vladim er VARDOSANIDZE. Architect-Urbanist. Director, 

Habitat-Georgia. Georgia 
Tatyana LYKOVA. Urban Economy Institute 
Moscow, Russian Federation

12.30 pm Lunch break
14.00 pm  T hem e 3: C o n t r i b u t i o n s  o f  H o u s in g  C o -o p e r a t i v e s  t o

C o m m u n it y  D e v e l o p m e n t

Chairperson: Gun-Britt MARTENSSON. Chairperson. Union of 
Housing Co-operatives, Sweden 

Rapporteur: Jose M ATEUS. President, CECODHAS, Portugal 
Presentations by:

Charlie BAKER, The Confederation of Co-operative Housing, 
United Kingdom 

Jerzy JANKOW SKI, President of the National Co-operative 
Council (NCC), Poland

I .“i.30 pm Cojfee Break
15.45 pm  R e v ie w  o f  L e s s o n s  L e a r n t , C o n c l u s io n s  a n d  

R e c o m m e n d a t i o n s  (Panel Di.scussion)
Chairperson: Selman ERGUDEN, UN-HABITAT 
Rapporteur: Inge JENSEN, UN-HABITAT 
Panel members:

Chairpersons of earlier sessions and representatives of 
organising agencies

17.30 Closure of the Colloquium
18.00- R e c e p t i o n  b y  H D  A
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Annex 24. List of participants (International)

Gcnunui Ai.AWATIIXiAMA 
PrdjcLi D ircclo r
M iiiis lry ol Housing and Plantation 

Inliastructurc 
6th Floor. Sclhsiripaya, P.O. Box 14, Sri 

Javawardenpura Kolle, Ballaramulla 
SRI LA N K A  
Phone: 941X8W22 
E-mail: j:cii)u("'sltncl.lk

Doris A n i i o n i
DirL'ctor of Hou.sing Department 
Ministry o n 'c rrito ry  Planning and Tourism, 
Bui. ' Dcshmoret e Kombil". Tirana 
ALBA.NIA
Phonc/Fa.x: .^55-4-229406 
K-niail: J .iiu loni("'hotmail.com or 

Jill Is; I lull 111! C<> albaniaonlinc.iicl

C h a r l i e  B a k i -:k
( ’onlederalion o f Co-operative Housing 
Unit 19,41 Old Birley Street, Hulme, 

.Manchester M 15 5RF 
UNITED KING DO M  
Phone: 4416123215 88 
E-mail: charlic(.«'cch.coop or charlie®'cch- 

i i k . o i «

M a r ia  E l e n a  C h a v r z

Acting Direcior-General
Internalional Co-operative Alliance
15, Route des M orillons,l218 Geneva
SW ITZERLAND
Phone: 41229298825
E-mail: c h a \ c/fe'coop.oig

Luis Coi.i Ho
Dirccuir. MCH-Algarve
Prava da Pa/, A 1, 8000-165 Faro
PORTUGAL
Phone: -h35I 289 870 410
E-niail: lir1vcoclhoC"''mch-algarve.pt

Selm an E r g u d i;n 
Acting  C h ie f
H ousing  Policy S ection , U N -H A B IT A T  
P .O . Box 30030. N airobi 0 0 100  
K EN Y A
Phone: -h254-20-624231
E -m ail: Selm an.ErgudciiC ''''unhahilal.oig

G erl A. G unuesrsln

C hair. A dvisory  N etw ork o l 'th e  U N E C E  
C o m m ittee  on H um an Seltlcm em s 

E ndregarden  3. 5019 B ergen 
N O R W A Y
Phone; -t-47-55560254 
E -m ail: gert.gunderscnC" g ricghallcn .iio  o r 

opusgagCn'onlinc.iio

C laus Jurgen  H.achm ann  
D irecto r for International R ela tions 
G dW , B undesverband  d eu tschcr 

W ohnungsun ternehm en  e.V . 
M ecklenburg ische  Str. 57, 14197 B eriin  
G E R M A N Y
P h o n e :-1-49 (0 )30 - 824 03 172 
Fax: -1-49(0)30- 824 03 179 
E -m ail: hachm ann(."'gd\v.de

M oham m ad iQBAt.
V ice P residen t, D E K O P IN  (T he Indonesian  

C o-o p era iiv e  C ounc il)
G rha Induk K ud 2'“' F loor, Jf. W arung  

B uncit R aya 18-20 P e ja ten . Jak arta  
S ela ten  12510 

IN D O N E SIA
Phone: (021) 7919-5712  ( H untm g)
E -m ail; iqbalindow  h ounail.com

A ndres J a a d i.a
P residen t. E ston ian  U nibn o f  C o-o p era tiv e  

H ousing  A ssociations 
S akala  23, 10141 T allinn  
E S T O N IA
Phone: 372 627 57 40  
E - mai 1: jaad 1 a ("■ ekVI.ee
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J c r /y  J a n k o w s k i

P residen t. N ational C o -o p e ra tiv e  C ouncil 
(N C C )

I'I. Jasna I . S k ry tk a  P oczl. 16, 0 0 -950  
W ;irsaw  

PO L A N D
Phone: + 4 8  22 827  13 16/20 
H-niail: lu c t ' ' k rs.co in .p l

Injic Ji.NSl.N
H um an S c lllc m c n ts  O ffice r  
llou.siiit: P o licy  S ection . U .N -H A B IT A T  
P.O . Bo.\ ."-(KBO, N airob i 0 0 100  
KHNYA
Phone: 2 5 4 -2 0 -6 2 3 8 8 4
l> n ia il: in sjc .jcnse ii(f ''unh ah ila t.o rg

M ichael K y r ia k id i-s 
T ow n P lan n in g  O ffice r,
D ei)arim cni o f  T o w n  P la n n in g  and  Hou.sing, 

.M inistry o f  In terio r 
S c \e r is  A v en u e , 1454 N ico s ia  
( 'Y P R C S
Phone: 3 5 7 2 2 4 0 8 1 4 9
li-n iail: l i 'l in ic 2 l (‘'' cy tan c t.co n i.cy

G uerm an  L o m  i i-:v
In te rn a tio n a l A sso c ia tio n  o f  the U nion o f  

H o m eo w n ers 
H-niail: I \ !  li. B onn (."' i-o n line.de

T aty an a  L y k o v a
M anager, H o u s in g -R e la te d  S ocia l P ro b lem s 
T he In stitu te  fo r U rban  E co n o m ic s, M o sco w  
20/1 , T v e rsk a y a  S tr,. M o sco w , 103789 
R U S S IA N  F E D E R A T IO N  
P h one (0 9 5 ) 3 6 3 -5 0 -4 7  
E -m ail: ly k o v a fe 'u rb a n e c o n o m ic s .n i

G un-B ritt M ARTtNS.soN 
C h a irp e rso n ,
U nion  o f  H o u s in g  C o-operative.s 
F lem in g g a tan  4 1 , Box 8 3 1 0 , 10420 

S tock b o lrn  
S W E D E N  .
P hone: 0 8 -7 8 5  33 06 /  30  0 0  
E -m ail: i'tm -briii.inaiiensson(« 'h .vb ..sc

Jo se  M a t e u . s
P resid en te , C E C O D H A S .P  
R u a  C assian o  B ranco , L ote 223 - L oja 7, 

1900-645 Li.sboa 
P O R T U G A L  
P hone: +351 218 5 9 0  764 
E -m ail: jbm ateus(« ' iiiail.ic lepac.p l

H ans-H . M unkn i- ;k
P ro fesso r, IJn iversity  o f  M arburg
A m  S chlag  19A, D -3 5 0 3 7  M arburg
G E R M A N Y
Phone: +49 642 167 61 I
E -m ail: nuicnknerC ''^v iw i.uni-n iarb u rg .d e

M argi O'CoNNii i.  H o o d  
O 'C o n n ell H ood &  P artners 
48 T am arin d  S treet,
M aleny , Q u eensland  4552  
A U S T R A L IA  
P hone: 6 1 + 0 7 5 4 9 9 9 0 8 2  
E -m a il: o c o h o o d («'su n .b ig .ncl.au

R oy  B erg  Ptiui^R.siiN 
D epu ty  M anaging  D irec to r 
N orw eg ian  F edera tion  o f  C o-o p era tiv e  

H ousing  A sso c ia tio n s (N B B L )
0 v r c  V ollg l. 11, B ox 452  S en trum , 010 4  

O slo  
N O R W A Y
P hone: +47 2 2 4 0 3 8 5 0  
E -m ail: rbpCn)nbbl.no

A dam  P i i x 'h o w .s k i
In ternational A ffairs C o -o rd in a to r
N ational C o-o p era tiv e  C ounc il (N C C )
Ul. Ja sn a  1, S k ry tk a  P oczt. 16, 0 0 -9 5 0  

W arsaw  
P O L A N D
P hone: +48 22 827 13 16/20 
E -m ail: p iechow sk ia to 'k rs.co rn .p l

Ivan  P(<IKRY1,
P re sid en t, U nion o f  C zech  and  M orav ian  

H o u sin g  C o -o p era tiv es 
P o d o ls k a 5 0 , 147 01 P rag u e  4 
C Z E C H  R E P U B L IC  
P hone: 4 2  02  41 4 3  16 18 
E -m ail: iprikry|(<.«ailas,c/
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.laiia P k ik k v i.o v a  
C h id  1)1 In ie inationa l D epartm ent 
I 'n io ii ol C /cc Ii and M orav ian  H ousing C o 

opera tives 
Podolska 5(). 147 01 P rague 4 
C Z rX 'H  REiPUBLlC 
Phone: 42 02 41 43 16 18 
r>nia il: ic;iio,i;(n'tok\'0in .c /

C hristina  von  Sc'Hw i:in ic h i:n 
Depu ty  D irecto r, H um an Settlem ent and 

E n \iro n m e n t D iv ision , LINECE 
Pala is des N ations, CH -121 I G eneve 10 
S W IT Z E R L A N D  
Phone: +41 22 917 2,^X8 
lax: -t-41 22 907  01 07
E -niail: C h n s iu ia .S eh w cin ich en i''' unece.org

II. T u h p aw an a  P ria n a  S i n̂ iu a ja  
P ro lesso r, ,11. R aya Ja tin an g o r, B andung.

4 0 6 0 0  W est-Java  
IN D O N E SIA
Phone: (022) 7798 1 7 9 , 7796033  
[>iiiail: sckrckf-' bdg .cciitriii.iicl.id

.Ian S k.i i .r v i,
Senioi A dvisor, T h e  N orw egian  F ederation  

ol C’o -o p cra tiv e  H ousing A ssocia tions 
P ostboks 452 , S cn lru m , 0 1 0 4  O slo  
N O R W A Y  
Phone: 4 7 2 2 4 0 3 8 9 4  
E -niail: isCf'Mihbl.iui

E lena S z o l g a y o v a  
H ead o f  the H ousing M anagem ent 

D epartm ent 
M in istry  ol' C onstruction  and R egional 

D evelopm ent o f  the Slovak R epublic  
S p ita lska  8, 816 44 B ratislava 
SL O V A K  R E P U B L IC  
Phone: 42 I-2 -.5 9 7 5 -3 5 I8  
Fax: 4 2 1-2 -5293-1466  
E-m ai I: s /o lg ay o  va (if bui Id .g o v . sk

V lad im er VARBO,SANtuzi; 
A reh itcc t-U rban ist, D irector, 
H abitat-G eorg ia , A ssocia tion  o f  U rban ists 

o f  G eorg ia , Tbilisi
16, V azha -P shavela  A v„ T b ilis i, 380113  
G E O R G IA
Phone/Fax: (995 3 2 )9 4 0 2 8 0  
E -m ail; Hahital^GcorgiaC'.’-w anex .ncl or 

u rb ia te 'w anex .net

W a ng  X ian M ing
S enior E conom ist, D irecto r o! K unm ing 

M unicipal C oopera tive  H ousing  
A dm in istration  Section 

No. 121 L o n g h u aR o ad , K unm ing 650224  
P E O P L E S  R E P U B L IC  O F  C H IN A  
Phone: (0871 )5635699 /  5 6 3 5 7 18 / 5635758 
Fax: (0871) 5635699  / 5638410
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Annex 25. List of participants (from Turl<ey)

M . T o l g a  A k b u l u t

Yilcliz T e c h n ic a l U n iv ersity , F acu lty  o f  
A rch itec tu re  

80750  B e jik la j /I s ta n b u l, C e leb iie r K iiltiir 
Sit. K :2 N o: 3 

Phone: 0 2 1 2  259  70  70 
E -m ail: in u> igaft''y ild i/.cd ii.tr

E rdal  A k d a g

A kdag  M iih cn d is lik , D anr^m anlik , T ic a re t 
L im ited  $ irketi 

H arita ve  K ad astro  M iihendisi 
Billui S o k a k  37/5 
K avak liderc , A nkara  
Phone: 0 3 1 2  4 2 7  76 11 /  428  55  61

M u s t a f a  A k d h m i r

IS K O O P  (Isp arta , A sso c ia tio n  o f  H ousing  
C o -o p e ra tiv es)

(,'e leh iler K iiltiir Sit. K :2  No: 3, 80750  
Bc5ik ta$ /is tan b u l 

Phone: 0 2 4 6  223  25 45

F erah  AKiNCi 
In stru c to r
Yildtz. T e c h n ic a l U n iversity , F acu lty  o f  

A rch itec tu re  
8 0 7 5 0  B e$ ik ta$ /is tan b u l, C um . C ad. E se n e r 

Paj. K:1 
Phone: 0 2 1 2  2 5 9  70  70 
F -m ai 1: !a i k inc i  C"' y i I d i / . c d u .tv

O m er A k k u l .»v
IS K O O P  (Isp a rta , A sso c ia tio n  o f  H ousing  

C o -o p e ra tiv es)
C um . Cad. E se n e r  Paj. K: 1, Z iy a  G o k alp  

C ad .N o : 14 
P hone: 0 2 4 6  223 31 80

M ine A p a y d i n
O Y A K  (M u tu a l H elp  O rg an isa tio n  o f  A rm y  

O ffice rs)
Z iy a  G o k a lp  C d . No: 14. 8. Cd. N o: 69
P hone: 0 3 1 2  4 1 5  62  51
E -m ail: ni.‘j p a \ 'd in @ o y a k .co n i.tr

A li  A r i k a n

8. Cd. N o: 69, S ih h iy c /A n k ara  
Phone: 0312 235  75 46

N uri A r i k a n  
M inistry  o f  H ealth
S ihh iy e /A n k ara , li. T b m m  B inasi Yam  
P hone: 0312  435  29 68

$ 6 h re t A t a s o y  
K iiltiir B akanhg
T b in m  Biiiasi Y am , M ithatpa^a  C d. No: 

26/10
Phone: 031 2  309 02 60 

E n v e r A ya z

E ndasi H ousing  C o -o p era tiv e  
M ithatpa§a  Cd. N o: 26 /1 0  
P hone: 0 3 12 431 58 97

O m er A ydkmir 
M in istry  o f  Industry  and  T rad e  
T e§ k ila lla n d in n a  G enel M d, O m orfo  Sk.N o: 

173/2 100. Yil 
Phone: 0312  287 57  36 
E -m ail: on>eray(f''sanayi.gPY .ir

G o k h an  A y tOrk 
Y ou th  F o r H abitat and  A g enda 21 

(A ssociation)
O in o rfo  Sk. No: 173/2 100, Y il.

B ak an lik la r/A n k ara  
Phone: 021 2  275 7 4  36 
E -m ai 1: y<>uthfoihah(«■ lu rk .net

F aruk  B a i,
M in is te r o f  S tate 
S ta te  M in istry
B a k an lik la r/A n k ara , K iiltiir S it.K .:2  No: 3 
P hone: 031 2  419 15 50

F e r i t  B a l c i

IS K O O P  Isparta Y api K o opera iiti 
K iiltiir S it. K .:2  No; 3, 8 0 750  

B e^ik ta^ /istanbul 
P hone: 02 4 6  232 21 26
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(,’igdcm  B a y u n  
A ssislanl P rol'essor
Y ild i/ T echn ica l U n iversity , F acu lty  o f  

A rch ilec tu re  
80750 B e^ik ta^ /istanbu l, A tatiirk  B lv.N o: 21 
Piionc; 0 2 1 2  259 70 70 
E-niai I; baylin  ("'yi Idi/ . c d u . ir

Fam k BiUiN 
Bank ol' P ro v in ces
A taliirk B lv. No: 21, P lalin  Sk. No: 20/4 
Phone: 031 2  3 1 0  31 41 
E -m ail: tarukbiK n'yahoo.c(>ni

R, Selda BiLGiN 
T O K i
Plalin  Sk. N o: 20/4 . Ille r B ankasi G nl. Md.

I I .  Kat 
Phone: 03 1 2  4 4 2  30  50

O ya C iii iN 
Toki
B ilken i P laza , B l B lok, A nkara  
Phone: 0312  266  76  80 
E-niai 1: occt in V' lo k i ,g o v .tr

T iilin  (,'ii i c  1 
B ank o f  P rov inces
illcr B ankasi G nl, M d. 11. K ai, 334. Sk. No:

1 1 1
Phone: 031 2  310  31 41 
E -m ail: h a ra b a c i@ ilb a n k .g o v .ir

K am il Cii-TA§
C ay ilkay  H o u sin g  C o -o p e ra tiv e  
334. Sk. No: 111, B ilken t P laza  B l Blk. 
P hone: 03 1 2  257  0 6  40

N arin  C o $ar 
T O K I
B ilkem  P laza  B l B lk ., T m m o b  $ eh ir  

P lancilari O dasi 
Phone: 0 3 1 2  2 6 6  77 82

E rhan  DiiMiRUiZKN
S ocreiary  G enera l
( ’ham ber o f  C ity  P lan n ers
T m m o b  $ eh ir  P la n c ila n  O dasi, A nkara
Fi-niail: sp o @ sp o .o rg .ir

Ibrahim  D o G a n a y
G rea te r M unic ipality  o f  A nkara, D epartm ent 

o f  P lanning 
A nkara, G azi U ni. M iih. M im . Fakiiltesi 
E -m ai 1: ibrahi m doganay @ hot m ai 1. com

U lkii D i ; m a n
G azi U niversity , Facuty  o f  E n g ineering  and 

A rchitecture 
G azi U ni. Miih. M im . F ak iiltesi, A nkara 
Phone: 0 3 1 2 2 3 1  7 4 0 0  
E -m ail: u lk u d u m anr2 (a 'ho tm ail.com

N eje t D u r a k
Y iiceyurt H ousing C o-opera tive  
A nkara, A ?kaabat Cd. No: 23/8 A nkara 
Phone: 0312 280 51 28

Y a ja r  D u r a k o g i . u
C ham ber o f  A rch itects' C o-opera tive
A ?kaabat Cd. No: 23/8 A nkara, izm ir-2  Cd.

No: 51/18 
Phone: 0544  557 4 7  37

N ecdet E r a s l a n  
Eras A nonim  C om pany 
izm ir-2  Cd. No: 51/18 , A nkara 
Phone: 0 3 12 439 93 54

H alil E r d o G a n  
G olden  L im ited  C om pany 
A nkara, Sanayi v e T ic a re t B akan lig  
Phone: 0532  432  10 52

E r c a n  E r m $
M inistry  o f  Industry  and T rade
Sanayi v e T ic a re t B akan lig  . M ith a tp a^ aC d .

N o: 35 
Phone: 0535 289 51 40

A. Serap  F i r a t
C ankaya D istric t M u n ic ipa lity  
M ithatpa^a  Cd. No: J5 , A .U . S iyasal 

B ilg iler Fakiiltesi 
Phone: 0312  433 05 37 
E -m ail: scrapliratCa'm sn.com
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C c v a t  G i ; r a y  
P iol'cssor
T L 'R K K E N T  and  A n k ara  U niversity  

F acu lty  o f  P o litic a l S c iences 
A .U . S iyasa l B iig ile r  F ak iiltesi. (^etin E m e? 

Blv.
Phone: 0 3 1 2  4 4 7  68 59 
E -m ail: g c ray ttf  ltHL'l.nct.lr

Nurgiil G o k c i:
G eneral D ire c to ra te  o f  L an d  O ffice 
C e tin  Emec; B lv ., T b m m  B inasi Yam 
Phone: 0 3 1 2  321 70  38

M urat G u d Ol 
M inistry  o f  C u ltu re  
T b m m  B inasi Y am , A. M ith a t Efendi 

Sk.N o: 21/3 
Phone: 031 2 3 0 9  02 60

T u b a  G l in a y
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A .M ithat E fen d i Sk. No: 21 /3 , E sk i§eh ir 

Yolu 7. Km.
P hone: 0 3 1 2  4 4 0  81 22 
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G iir s e l  G l' N'd o g d u

M m istry  o f  E n v iro n m en t
Eskiijchir Y o lu  7. K m ,, E tiin esg u t/A n k ara
Phone: 05 3 3  4 3 2  10 52
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C in n ah  Cd. N o: 16, E sat C d . No: 25/9 
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M ustafa  G urhuz

F oundation  and C o -o p e ra tiv e  o f  the 
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K oop.

P hone: 03 1 2  417 78  10
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E ti-K en t A ssocia tion  o f  H ousing  C o 
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P hone: 03 1 2  419 36  69 
E -m ail: nurgursoyC "'yahoo.com
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B ank o f  P rov inces
A tatiirk  B lv.N o: 21, $ e la le  C d.N o: 3/18
Phone: 031 2  310 31 41
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O ztanyeli H ousing  C o -o p era tiv e  
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Phone: 03 1 2  435 9 9  97

E vren  ii.HAN
T ulip  T ransla ting  O ffice
K oza Sk. No: 7/4, O ze l Idarc l?han i No:

1/14
Phone: 053 5  524 89  83 
E -rhail: everciiC" hot m ail, com

Ibrah im  I i . y a s o g i . u  
G ir C o-op
O zel idare  |  ham  N o: 1/14, O zel id a re  

l?ham  No: 1/14 
Phone: 0 4 5 4  212 26 29

ism ail h.YASOGi.u 
G ir C o-op
O zel id a re  |  ham No: 1/14, E sk iijeh ir Y olu

7. Km. K :4/416 
P hone: 0 4 5 4  212 2 6 '2 9
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Naidc In a n

Ministry ol Industry and Trade 
Eski:?chir Yolu 7. Km. K:4/4I6, Ahmcl 
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Housiiij* Rights Legislation: Review of international and national legal instruments
(H S/638/01 E) (w ith  the O fficc o f  the High C om m issioner for H um an R ights)
\  review  of housing  rights in international and national law , including  a d iscussion  o f  housing 
MiJiils as p rogressive legal obligations. T he report also rev iew s se lected  adjudication , e.g. how  
i.iiiising rights leg islation  is being im plem ented. T he report illustrates that effective constitu tional 
snd  legislative m easu res on the right to adequate  housing  are not only  realistic  bu t have already 
been used successfu lly  in a num ber o f  countries. T he exam ples p resen ted  p rov ide a  fram ew ork  for 
m odel leg islation  w ith  respect to specific com ponen ts o f  the  righ t to adequate housing.

S h e lte r  Co-operatives in Eastern and Southern Africa: Contributions of the co-operative 
se c to r  to shelter development (HS/602/00 E) (w ith  the  In ternational Co-operative A lliance)
A review  o f  curren t and poten tial contribu tions o f  co-operatives to she lte r developm ent in E astern  
ar.u Soiithem  AtVica. B ased  on  studies in K enya, S outh  A frica , T anzan ia, U g anda and  Z im babw e, 

report also rev iew s the structure and o rgan isa tion  o f  housing  co-operatives; the  legislative, 
reguiaiiiry  and support env ironm ent fo r co -opera tive  she lte r developm ent; the various sources o f 
Tiii u u x  for co -opera tive  shelter, and the ro le o f  d onor support. It concludes by  focusing  on the 
I'l ni-'i !.: ncc o f  an  ap p ro p n a te  policy  clim ate, the n eed  for effec tive  support institu tions, the essential 
rp ’ i f  !hc sa v in g s  and  c red it m o v em en t a n d  th e  n e e d  fo r p a rtn e rsh ip s  b e tw een  v arious 
;.u5k;rhi;'f.lcrs.

N'ra'fyji's to Combat Homelessness (HS/599/00 E)
of ibc m ost com prehensive  w orks on h o m elessness g lobally . P rov ides a  typo logy  and 

ri!.)k 1. o f  stra teg ies to p reven t and  com bat hom elessness. It also  includes ty po log ies and 
j  teii.uics o f  hom eless people (and  street ch ild ren), and  a d iscussion  on the  concep t o f

i';:;i;;c;cssness.

S iseitcr fo r  All: The Potential of Housing Policy in the Implementation of the Habitat Agenda
ii{S ,/488/97E)
pH 'vides a  set o f  ‘m in im um  sta n d a rd s’ in h ousing  po licy  developm ent, a sm all core set o f  policy 
[-u;de;!nes that leaves m ax im um  room  for m anoeuvre  a t the level o f  detail, w hile  addressing  the 

bottlenecks and addressing  bas ic  needs. It is a  gu ide  fo r housing  po licy  m akers, particularly  
'A iih regard to the re la tionsh ip  w ith  o ther econom ic  and  soc ial policies.
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/
Eiccti-onif versions of these (and other) UN-HABITAT publications are available from:
L R ! iittp... WWW unhab ita t.o rg /liousm g/pub  or h ttp ;//w w w .unhab ita t.o rg /unhrp /pub

Hard copies of these (and other) UN-HABITAT publications can be obtained from:
UN-HABITAT

In form ation  S erv ices Section  
PO  B ox 30030, N airob i 00100 , K E N Y A .

Fax: (254)-2Q -623477 (o r 624266/7) 
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