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FOREWORD

It is the task of the Housing Committee of the International
Co-operative Alliance to promote the development of co-opera-
tive housing in all countries, not forgetting the developing
countries, in order to contribute thereby to solving the hous-

ing problem from the economic and social points of view.

This book is designed to make a contribution to the realisa-
tion of this task. It is intended to answer questions which
arise if a co-operative is to be founded, if co-operative
movements in different countries are to be compared or simply
if the reader is interested in the aims of housing co-opera-

tives and in how they work and function.

Documentary evidence comes mainly from Margaret Digby's paper
"Co-operative Housing", published in 1978 by the Plunkett
Foundation for Co-operative Studies, the first part of which
has been included almost unchanged, apart from minor altera-
tions. Mr. Bertel Fassnacht was entrusted essentially with
the task of revising and editing the sections on individual

countries.

The Housing Committee is grateful to all the organisations
which collaborated in collating this documentary evidence,

in particular to the Gesamtverband gemeinniitziger Wohnungs-
unternehmen e.V. (Head Federation of Non-profit Housing Enter-
prises, Federal Republic of Germany), who contributed great-
ly to the success of this work by providing staff and finan-

cial support.

Tebstrian

Chairman, ICA Housing Committee
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CO-OPERATIVE HOUSING - AN OVERVIEW

CHAPTER 1

HOUSING PROBLEMS AND CO-OPERATIVE SOLUTIONS

1. INTRODUCTION

The purpose of this book is practical. It is intended to be
read in the first place by people who want somewhere to live.
They may not be able to build a house for themselves nor find

a house or flat built privately or by a local or national gov-
ernment which fully meets their needs. Such people may have
already wondered whether there is not some alternative accom-
modation, less costly and perhaps less isolated than a private-
ly built house, less impersonal and perhaps less regulated in
its use than one provided by a public authority. They may have
heard of co-operative housing or they may already be members of

co-operatives formed for other purposes.

Unless such enquirers live in some country like Sweden or Nor-
way, which have specialised in co-operative housing for many
years, they may find it difficult to get in touch with any or-
ganisation which will be able to answer all the questions they
would wish to ask. They will find it still more difficult to
get the answers from a single book. Descriptions of all the
more successful housing co-operatives have indeed been published,
but such descriptions are concerned as a rule with a single
country or a group of countries. They naturally ignore problems
not to be found in these countries and do not as a rule suggest
a choice of solutions even if the problems are common to many

countries.



This handbook is intended to answer as many as possible of the
questions which those who are interested in housing co-opera-
tives are likely to ask. The answers are based on recorded

experience in more than 30 countries all over the world, from
Finland to Australia and from Canada to Hong Kong. Since co-
operation is in any case a group activity, the book might well
be used as a textbook for group study as well as a source of

private reference.

Although the handbook is mainly intended for those who want
houses in which to live, it may also be of interest to workers
in the building trade who may be thinking of setting up a co-
operative building enterprise either by direct action or through

their trade unions.

2., DEFINITIONS

It may be well to begin with some definitions. A co-operative
has been defined as a legally incorporated group of people,
generally of limited means, pursuing an economic purpose, in
which membership is voluntary and control is democratic. Mem—
bers make an approximately equal contribution to the capital
required, and any profit is distributed among them in propor-
tion to the business they have done with the co-operative.

A housing co-operative fulfils these conditions:
(a) It is incorporated, that is to say, it is a legally rec-
ognised body with power to do all those things which could

be done by an individual carrying on his own business.

(b) It is democratically controlled, each member having one

vote, no matter what the number of shares.

'(c) Members make an approximately equal contribution to capi-
tal, on which they receive a fixed rate of interest.



(d) Profits are not distributed as with most co-operatives in
proportion to members' business with the co-operative, but,
in some countries, as a limited return on capital and, if

" they occur beyond that, used for the general good of the
membership.

(e) Membership is voluntary and members may retire if the or-

ganisation ceases to meet their needs.

(f) The organisation has a social purpose - principally the
provision of good housing at low cost - and is not an un-
dertaking aiming at maximum profits. Neither is it a gov-

ernment institution.

Voluntary and spontaneous formation, group responsibility, e-
quality of rights and duties, common ownership, permanent or
temporary, and common services are the marks of the housing co-
operative. This name (or its translation in other languages)
is the one most commonly used throughout the world. It has
therefore been used in this book, although other terms, such

as the Indian "co-partnership tenancy co-operative" or the

Australian "community housing scheme" may also be found.

The handbook is not concerned with public housing, national or
municipal, nor with housing provided by large firms for their
own employees, unless these are owned and managed by the em—
ployees themselves, nor with philanthropic schemes designed
for slum clearance, the rehousing of refugees, the aged, stu-—
dents or other special groups. In many cases, trade unions
and religious organisations have set up non-profit housing en-
terprises, often sizable and efficiently-run business organ-
isations. Some of these undertakings are run by housing asso-
ciations with a membership of philanthropic persons or insti-
tutions, but they do not usually provide for the democratic
control by the occupiers of the houses which would make them



into genuine co-operatives in the sense understood in this
booﬁx In a number of countries housing co-operatives and oth-
er types of non-profit housing enterprises are affiliated with
the same regional and national federations working for the
same objectives, a fact which has influenced their development

as well as housing policies in their countries.

A word must be said about what in the English-speaking count-
ries are known as Building Societies. The name, though long
established, is in some ways misleading, since these organi-
sations do not, in fact, build houses. They accumulate funds
from the shares and deposits of members, and lend them out to
members and others who want to buy or build a house. They are
frequently registered under the same law as co-operatives and
they may indeed be genuinely democratic in their methods of in-
ternal control, but their members are on the whole depositors
rather than house-seekers, and their objects and methods of op-
erating are quite different from those of a housing co-opera-
tive. A detailed study of their activities, valuable as these
are, would not contribute to the main puspose of a book which
is intended to help people to plan and carry out their own pro-

jects for the co-operative construction and management of hous-

es.

3. THE GROWTH oF A HousinNGg PROBLEM

In primitive societies, and to this day in many farming commu-
nities, people build their own houses from local materials.
They may receive help from neighbours or relations, so that a
kind of temporary co-operative is set up, only to dissolve
when a house is complete. As building methods become more e-
laborate, the skilled craftsmen, the mason, bricklayer, car-
penter, tiler, plumber and glazier emerge, and are employed
by the owner to carry out the parts of the work which he can-

not accomplish himself. It was only in quite recent history



that the speculative builder made his appearance, putting up
houses, terraces or blocks of flats at his own expense, and
selling them or letting them to the public for his own profit.
He flourished alone for perhaps a century, during which the
quantity, quality and location of new housing was settled by
the economic laws of supply and demand. The low standard of
housing, especially for workers in the rapidly growing indus-
trial towns of Europe, which this system produced, led to pub-
lic concern, which now dates back over a hundred years. Dur-
ing that period philanthropists, far-sighted employers, wheth-
er philanthropic or not, local and national governments, have
all contributed to the stock of houses available to people of
moderate means. Such houses were usually built on some kind
of plan, but at the same time all housing was brought increas-
ingly under some form of public control in such matters as lo-
cation, standards, services and the costs and conditions on

which it should be made available to the occupier.

Co-operative housing began in Denmark as early as 1850. Oth-
er European countries (France, Germany, Austria and Sweden)
followed in the next decades. These early co-operatives were
all private ventures, initiated by people whose consciences
had been shocked at the human misery and degradation brought
about by unchecked commercial speculation in housing. The
realisation that cities could all too easily become needless-
ly unhealthy, depressing and destructive of human values led,
at the beginning of the century, to the garden city movement

and thence to other forms of town planning.

In developing countries, where industrialisation was only be-
ginning and large towns were the exception, governments and
other large employers often built special housing for civil
servants, railwaymen, miners, workers on tea or rubber estates.
Such housing was adequate by the standards of its day, though
where intended for manual labourers, it did not always allow

for the rising standards of the future.



The two world wars substantially increased the need for new
housing in many countries. Many houses were actually destroyed
- or made uninhabitable by enemy action. 1In most belligerent and
even some neutral countries, all house building and all but the
most essential house repairs were suspended. The result was an
actual diminution and deterioration of the world's stock of
housing. Government house building and government subsidies to
co-operatives and other non-profit-making housing organisations
did much to improve matters. The equally well-intentioned mea-
sure of "rent control™, first instituted between .the wars,
though it was welcomed by tenants, had the effect of discourag-
ing private building and even the repair of buildings already

let to tenants.

Since the end of the Second World War other factors have con-
tributed to the shortage of houses. OF these the most impor-
tant have been population growth and migration. The two wars,
and especially the second, resulted in the displacement of
large numbers of persons, either refugees or those expelled
from their former homes, for whom new housing in a new place
has had to be provided. This has happened in many European
countries, in Israel and Jordan, India, Pakistan, Hong Kong

and elsewhere.

Even where there has been no migration, population has increased
more rapidly than had been anticipated, both in economically de-
veloped countries, where it had been expected to become stable,
and in continents such as Asia and Africa where it had been kept
in check by natural hazards. For some time past, improved nu-
trition and health services have reduced the number of deaths in
childhood and extended the average span of life in all these
countries, with the result that population has increased with
startling rapidity. Now the rate of increase has once more de-
clined but whether this will be a lasting trend, no-one knows,

nor how far it will influence co-operative housing.

'



Most of this increased population has found its way into the
towns of developing and developed countries alike. This means
not only that new houses have had to be buiit, but that housing
has had to be more elaborate and permanent than would have been
neccessary if people had remained in the country. Public ser-
vices, like water, drainage, roads, street and house lighting,
have, moreover, had to be supplied at the same time as the new

houses, thus adding greatly to costs.

At the same time, the increase in the average size of families

in Europe and America has created a demand for larger houses or
at least houses with more rooms. A change in social attitudes
has meant that fewer families are ready to include in the house-
hold elderly parents or unmarried adult relations. This change,
combined with the increased expectations of life, has led to spe-
cial housing needs for the elderly and the single.

Lastly, the standard of living has risen throughout the world,
and people are no longer prepared to accept the cramped rooms
and the absence of modern domestic fittings and appliances to

which their parents were perfectly accustomed.

4, (Co-OPERATIVE HOUSING IN THE WORLD ToDAY

Co-operative housing is especially associated with the Scandi-
navian countries. Sweden was one of the pioneers in large scale
development. The oldest housing co-operatives were, in fact, in
Denmark, and Norway can claim the most rapid post-war develop-
ment, with 25% of all new housing and 50% of the new housing in
the capital co-operatively built, though in all these countries
the rate of increase has fallen in the last few years. In Ger-
many it was the beginning of rapid industrialisation around 1850
which caused an acute shortage of housing for workers and brought
about the concern of men like Victor Aimé Huber for self-help ef-
forts among the working class to alleviate the situation. The



joint efforts of philanthropists and of people in need of hous-
ing led to the first establishment of the Berlin Building Soci-
ety for Public Benefit in 1847-48. Germany, France and Switz-
erland have all used the co-operative method extensively and
over many years. Poland was a pioneer in this field between
the wars, and the movement was revived and expanded after the
Second World War. Czechoslovakia has a notable co-operative
housing programme. Most European countries can show successful
examples of co-operative housing, but the method has been much
less used in Britain, perhaps because of the massive develop-
ment of housing by local authorities, and in the last twenty
years the building of new towns as part of a national housing

programme.

The United States of America has seen some highly successful
developments in co-operative housing, particularly in New York,
where housing co-operatives have cleared slums and rehoused
large numbers of workeré formerly living in conditions well be-
low modern needs. Recently some financial and management prob-
lems have come to light but the achievement has all the same
been notable. Canada has worked successfully on the housing

of special groups (students, retired people) as well as on more
general projects. A number of South American countries can
show successful co-operative housing projects, though none on

more than local scale.

A self-help housing programme aimed at a different type of con-
sumer was launched in the 1960's, mainly for the benefit of mi-
grant- rural labour and rural labour from minority groups at a
low standard of living in states such as California, Florida,
Texas and Mississippi. Financial help has become available
from the Farmers' Home Administration and the Office of Econom-
ic Opportunity. Technical and administrative advice is provid-
ed by the International Self Help Housing Association which
provides advice, publishes manuals and helps newly formed hous-



ing groups to negotiate loans with the public authorities. It
also seeks to extend the method to overseas countries where A-
merican advice is acceptable. Useful model rules and documents
have been issued. So far similar schemes for urban areas have
been restricted by U.S. legislation which restricts the use of
funds for this purpose to people employed in agriculture.

In Asia, co-operative housing on a large scale is to be found
in India and Pakistan. The expansion of Karachi into a seat of
government after the establishment of Pakistan as an indepen-
dent state, was to a large extent made possible by the co-ope-
rative housing enterprises of its new civil service. Malaysia
and Sri Lanka (formerly Ceylon) have their housing co-opera-
tives, and co-operation is one of the means used to relieve the
acute house shortage on the over-crowded and refugee-haunted
island of Hong Kong. Most of the new housing in Israel is co-
operative. In Africa, co-operative housing is in a very early
stage of development. Most of the pioneering has been done by
the Ismaili commﬁnity in Kenya and other parts of East Africa.
Australia has long had flourishing building societies lending
for housing purposes, but has recently coupled them with hous-
ing co-operatives which actually build houses for their members.

There are a large number of variations in the way all these
housing co-operatives are carried on, most of which will be
discussed in the chapters which follow. There are more impor-
tant differences in the degree of support given by way of le-
gislation, financial and other, which they may expect from
their local and national governments. The main difference,
however, is in their aim and relation to their members. One
aspect of this is whether or not they are permanent organisa-
tions. They may decide in advance to wind up their existence
as soon as their objects are achieved. One form of co-opera-
tive housing, especially popular in Asia, aims at house own-
ership: as soon as members pay off their debts their houses



become their absolute property. The co-operative has no need
to continue in being and can wind up its affairs. This form
presents special problems in terms of continuous co-operative
efforts, as will be discussed in later chapters. Elsewhere,
especially in Northern Europe and urban America, the co-opera-
tive is a permanent body, houses are owned collectively, not
individually, and each member is both a part owner of the hous-
ing estate and a tenant of the house or flat which he actually

occupies.

There are variations on both types, and more than one kind of
housing co-operative may be found in many countries, but the
broad distinction should be borne in mind in reading the fol-
lowing chapters, each of which deals with a different aspect
of the life and work of a housing co-operative: how it is
formed and what preliminary considerations should be taken in-
to account before there is a decision to form it at all; the
legal position; the structure and organisation of a co-opera-
tive, with the rights and duties of members and committees;
finance, where it can be obtained and what it costs; the actu-
al planning and building of a housing complex; the contribu-
tion which members may make to building their own houses; the
rules for the occupation of co-operatively built houses; the
participation of building workers in co-operative housing
schemes. In the last chapter, something will be said about

the future of co-operative housing.

The second part of the book takes the form of a gazetteer of
all countries with co-operative housing projects with a de-

scription of the forms and methods adopted.



CHAPTER 11

FORMING A HOUSING CO-OPERATIVE

The formation of a housing co-operative is a serious step. It
is likely to affect the whole future lives of the participants
and also those of their families. It will probably decide where
they are going to live for the next thirty or forty years, where
they will work, what schools their children will attend and what
doctors and hospitals will be at their disposal. It will also
decide whom they will have for neighbours. It will call for the
investment over the years of considerable sums of money which
might have been used in other ways, in starting a business, for
instance, or in pleasures and amenities. For all these reasons,
it is not a step to be taken without careful consideration.
There must be discussion within each family and between all the
families who are considering becoming the members of the co-op-

erative.

Families in this case may be more important than individuals.
It is, after all, the wife who spends most of her time in the
house, who most frequently meets the neighbours, enjoys their
company or has to tolerate their peculiarities. It is she who
uses the communal facilities or regrets their absence. A wife
who has not been consulted and does not like the house to which
she has been brought is not likely to be a good member of a
housing co-operative, nor will she encourage her husband to be

one.

1. WHAT KIND oF Housing 7

The first point to be considered is what kind of housing is re-
quired or desired. Do people want to built houses which in the

end will become their own unrestricted property, which they can



sell, mortgage, sublet, divide, rent out or even pull down and
rebuild? Do they already own building sites, or does each one
want to choose his own site from those available on the market?
Or do they prefer to acquire a single site and plan a settle-—
ment or housing estate on which all the members will live to-
gether? The answer of course may depend not only on the wishes
of the members but on the availability of land, the terms on
which it can be acquired and the availability of services such

as roads, drainage, water supplies and electricity.

To become the owner of an individual family house with all mod-
ern services and fittings calls for heavy initial outlay and
for continuous payments spread over a number of years. Do the
members wish to take on this responsibility and have they in
fact the resources? Would they prefer responsibility for ser-
vices and upkeep to be carried on by the group and not the in-
dividual? Would they in fact prefer to be joint owners of the
co-operative housing project as a whole, but remain tenants of
their own houses? Many people have a strong feeling for home
ownership, but some of the most successful housing co-operatives
are for house leasing, not house ownership. Both types have
their advantages, which need to be considered carefully and if
necessary weighed against the traditions or prejudices of the

members.

Do members want to live in separate houses, in terrace houses

or in flats? Sometimes, again, circumstances decide. In an
overcrowded island like Hong Kong, housing for people of mod-
erate means can only be in blocks of flats. If people want

to live in the centre of a large town in order to be near their
work, the price of land is likely to be so high that only tall
buildings divided into numerous apartments are economically pos-—
sible. In many European and North American countries, life in
apartment blocks has long been acceptable, partly, no doubt, be-
cause of the problems of winter heating, to which it provides a
solution. In Great Britain, life in flats is much less popular
and looked upon as a second best. In most tropical countries

it is disliked.



How far again, are members interested in communal services, in
laundries, airing rooms, playrooms or playgrounds for children,
public gardens, libraries or community halls, and do they wish
them included in the housing project? Are they interested in
building a new community with a social life of its own, or do
they merely want a comfortable house?

2, AVAILABILITY AND CHOICE OF MEMBERSHIP

At an early stage it is necessary to find out whether enough
people are likely to become members to justify a co-operative
housing project. If there are too few, there will be no econ-
omies in running a joint project. The overhead charges will

be too high and possible lenders will not be impressed with

the security offered. Members might as well build their own
houses. 1In all countries there is a legal minimum number of
persons who can form a co-operative, and this may not have been
reached. It may not be possible to purchase a site or to build
access roads and lay on the necessary services, if they do not
already exist. The local authority will not lay on these ser~
vices for a few houses, since they will not be able to recover

the expenditure through the rates in any reasonable time.

There will almost certainly be a minimum economic unit for a
housing project, but it will not be the same in every country
or for every type of housing. 1In countries with long experi-
ence of co-operative housing, all this will be known to a na-
tional housing co-operative organisation which will give advice
on request. Where the co-operative system is still in the pio-
neering stage, advice may be more difficult to get, and it may
be necessary to ensure that it is wholly disinterested. A lo-
cal builder or architect might have the necessary technical
knowledge, but he might have a personal interest in promoting
or even in discouraging a housing project. An experienced ac-

countant or surveyor among those who hoped to become members



would be useful, but even so it might be necessary to draw on
the experience of housing co-operatives in neighbouring coun-

tries, either by correspondence or by visits.

It is important that members should be able to get on reason-
ably well together if they are to be close neighbours and are
to be jointly responsible for running the co-operative which
controls such an important part of their lives as the houses

in which they live. Some housing co-operatives are from the
beginning made up of people who follow the same occupation -
civil servants, university professors, the employees of a sin-
gle firm. This may be mainly from choice, or it may be because
the employer is prepared to make a contribution. The employer
may provide the building site or a subsidy or make loans, per-
sonal or collective, on easy terms, and may make repayment easy
by deducting it in instalments from the members' salaries.

The bond of common employment may mean that the members of the
co-operative, all with an interest in common and all earning
somewhat similar incomes, will get on well together and easily
build up the social relationships without which a new housing
estate can be a dead and depressing place in which to live.
Things may not necessarily work out in this way. People who
have spent their day at one kind of job and‘among one set of
people may not want to meet every evening and week-end with
nothing to talk about but the same narrow "shop". A mixture
of personal experience, training and occupation may create a

much more stimulating community.

A mixture of social classes is also to be desired. In Norway
the government housing authorities even insist on one or two
"problem families" being included in every co-operative hous-
ing scheme, in the hope that the example of better conducted
families may stimulate them to a more successful management of

their own affairs.



At one time it was thought that there should be special co-op-~
erative housing for old people and for single people, widows
and widowers. It has now been recognised that such people do
not want- to be segregated from the general community and often
become miserable if they are. They are far happier if small
houses or apartments. can be provided for them, mingled with
those designed for family units. They are not only happier
themselves; it is found that they have a contribution to make
to the life of the community. If the members are expected to
play an active part in building their own houses, it is very
desirable that they should include technicians from the build-
ing trade, perhaps a quantity surveyor, an accountant or a

lawyer.

At one time it was considered necessary to restrict the member-
ship of a housing co-operative to the members for whom accommo-
dation could be found in a single scheme. The reasons are ob-~-
vious. Members, even if they are the last to join, who had
paid their shares or other contributions, only to see a housing
scheme completed and houses allocated to others, would natural-
ly feel acute disappointment amounting to a sense of injustice,
and might‘be unwilling or unable to wait until a further group
of members was assembled with the resources to resume building.
But restriction of membership in a co-operative is usually re-
garded as a denial of one of the basic principles of co-opera-
tion. Those who are refused may lose interest in a co-opera-
tive solution. Alternatively, restriction may lead to the for-
mation of a large number of small, financially weak co-opera-
tives with little accumulated experience. The tendency today
is not to restrict membership but to break it down into groups
within a large society, each responsible for a completed hous-
ing scheme. Those who join late know that they will not be
housed immediately but that a strong organisation is pressing
on towards the satisfaction of their needs. The impersonal

managerial approach of a large organisation is restricted to



general planning, procurement and construction, while the man-
agement of each housing unit remains personal and democratic.

More will be said of this system in a later chapter. It is

an advanced system which calls for experienced management and

a large number of interested people.

3. Access 1o BuiLDING LAND

No housing enterprise can even reach the planning stage unless
land is available. In some countries (for example in much of
Africa) this presents no great problem, for much land is unused
even for agricultural or pastoral purposes. Establishing clear
title to this land may not, however, be so easy, unless it is
recognised as state property and a state authority is willing
and able to turn it over to a housing co-operative. In Europe,
on the other hand, land may be very hard to find and very ex-
pensive to buy. Most of it is in private ownership, and much
is subject to local or national government restrictions as to
the use to which it may be put. Certain areas may be sched-
uled for new housing, while others are reserved for industrial
development or as "Green Belts”, to be used for agriculture,
forestry or recreation. Counterbalancing these limitations is
the fact that national and local authorities not infrequently
have powers of compulsory purchase and may be prepared to use
them on behalf of a co-operative which has put up an approved
scheme. Local authorities may also be ready to allow the co-
operative to take up a long lease of land already in the au-

thority's possession.

Local or occasionally national government regulations often
make restrictions as to the type of housing which may be built
on a particular site. There may be a maximum density of hous-
ing per acre or a minimum cost for each house or flat. There
may be restrictions as to the building materials to be used.
The objéct may be to set standards to minimise the risk of fire

or conform to the general appearance of an historic city.



The local authority will also lay down strict regulations as

to the type of services which must be made available. Even

if the members are prepared to live the simple life, with oil
lamps and wells in their gardens, the local authority may not
allow them to do it, but may insist on electricity and piped
water in every house. The authority may be prepared itself to
provide these and other amenities. If it is not, their provi-
sion will be a heavy charge on the co-operative, the exact cost
of which will have to be ascertained before any further plans
are drawn up, and certainly before any contract for the pur-

chase of land can be negotiated.

4, Financing A Co-operRATIVE Housing ProJecT

When all this has been decided, and the scheme is at least in
draft, comes the assessment of what it is going to cost and
where the money is to be found; how much are the members them-
selves willing to contribute? Unless they can put down in cash
a significant proportion of the cost of building their own
house or flat, as well as of the general expenses of the scheme,
there will be little chance of raising the rest of the money
needed from other sources. The whole subject of co-operative
housing finance will be discussed in a later chapter. Here it
is only necessary to say that in many countries there are na-
tional housing banks or housing funds and that many local au-
thorities are prepared to lend on favourable terms for co-ope-
rative housing projects. 1In all cases, however, the loan de-
pends on the willingness and ability of the member to put down
money of his own. Sometimes he can secure a personal loan for
this purpose from a co-operative credit society, or occasional-
ly from the firm which employs him. More often it means that
he must live well within his income over a period of years and
be prepared to save. Not everyone is capable of so much self-

discipline.



5, SELF-HeLP HousINg

Sometimes those who become members of housing co~operatives are
ready to cut costs by doing all or part of the building work
themselves. In countries where co-operative housing is well es-
tablished and a number of building projects are constantly in
progress, it is sometimes said, perhaps correctly, that mass
production and skilled labour are in the end more economical
than the labour of unpaid amateurs. There may, however, be con-
ditions in which, because co-operative housing is being pio-
neered or for other reasons, this is not the case. Self build
schemes and the readiness and ability of members to take part

in them, should then be seriously considered.

By the time all this has been talked over, perhaps for many
months, a clear picture will have emerged. There will be fig-
ures for the minimum and maximum number of members ready to
join, with some idea as to the numbers in their families and
whether these are likely to increase or decrease in the future.
There will be clear decisions on the questions of ownership or
tenancy, flats or one-family houses. One or more sites will
have been discovered which are acceptable to prospective mem-—
bers and available at a price which members are able to pay.
It will have been found out whether these sites are already
developed or whether the local authority is prepared to give a
firm undertaking to develop them in the immediate future. It
will also have been ascertained that they are not likely to be
required for some public purpose such as'an airport or an ar-
terial road in a few years' time. Provisional plans and esti-
mates will have been made and as far as possible, steps taken
to find out whether they will meed with the requirements of
the public authorities. It will have been discovered what will
be the approximate cost and whether there is firm ground for
thinking it can be met by the members, with or without help
from outside sources. At this point the housing co-operative

is ready for registration as a corporate body.



CHAPTER 111

CO-OPERATIVE HOUSING AND THE LAW

Readers who have been‘concerned with other branches of co-op-
eration - consumers' co-operatives, credit societies, co-ope-
ratives for industrial or agricultural production - will al-
ready be familiar with much that is written in this chapter.
They may, if they wish, skip the next few pages, and begin to
read with attention on page 31. The intervening pages are for
those whose interest is in housing and who are now for the first
time considering whether it may be promoted through co-opera-

tion.

1. Co-OPERATIVE LAWS

In nearly all countries housing co-operatives are registered,
incorporated bodies, with power to buy, sell, own and mortgage
property, borrow and lend money, sue and be sued, in the same
way as a natural person. In most countries incorporation

takes place under an Act of Ordinance, which also applies to
co-operatives formed for other purposes. Housing co-operatives
may or may not fall under a special section of this Act. Gen-
eral Co-operative Laws, which include housing co-operatives,
exist in Great Britain, France, the Federal Republic of Ger-
many, Austria, Sweden, Switzerland, Czechoslovakia, Poland, in
most of the overseas countries of the British Commonwealth and
the French Union and in most of the countries of Latin America.
In the United States, Italy and one or two other countries,
there are special co-operative housing laws. In Denmark and
Norway there are no co-operative laws and in Finland the law
has proved unsuitable for housing co-operatives, so that in
that country, as well as in Norway, they are registered under
company law, with rules designed to preserve the co-operative

principles on which they act.



The co-operdtive laws of most countries have a similar basic

character. They have two objectives:

(a) to provide for the incorporation and smooth working of

a business organisation

(b) to ensure that this organisation acts on co-operative
principles and is not carried on for maximum return on

capital.

Some laws lay more stress on business efficiency and conve-
nience and some on co-operative principles. Both are im-

portant.

2. (O-OPERATIVE RULES

The law requires that a new co-operative should submit a book
of rules (sometimes called "by-laws") for registration. Copies
of suitable model rules can usually be obtained from a national
co-operative organisation, but if housing co-operatives are a
new form of undertaking in the country concerned, these rules
may have to be specially adapted, since they may have been de-
signed for organisations with rather different objectives.

(a) OBJECTS: The rules begin by stating the objects for which
the co-operative has been formed. These may be fairly
wide, but once registered they limit the activities in
which it may be engaged. 1If, for example, a co-operative
is formed "to build homes for its members", its right to
build a community hall or a swimming pool might be ques-
tioned by a member who was not interested in concerts or
swimming. Therefore the objects must be drawn up with

care and foresight.

(b) REGISTERED ADDRESS: The rules must state the address at
which the offices of the co-~operative will be and may re-

strict the area in which it can operate.



(c)

The registration of two co-operatives for the same pur-
pose in the same area may not be permitted. This is to
prevent the formation of small and weak societies with
the possibility that they may compete with each other
for members, financial support or building sites. "One
area, one co-operative" is not an absolute rule. Two
groups may have in mind quite different types of project,
and there may be room for both.

MEMBERSHIP: It is usual to state who may and who may not
become members of the co-operative. Members must be o-
ver a certain age (the legal minimum is usually 15).

Théy may include both men and women. If more than one
member of the same family is not accepted, this must be
stated. 1In some cases membership may be restricted to

one group of people: for example, salaried staffs of the
national railways. People belonging to the same church
might wish to form a housing co-operative limited to those
worshipping there. But a rule to this effect would prob-
ably be turned down by the Registrar of Co-operative Soci-
eties, since in many countries it is illegal to discrimi-

nate against members on religious or political grounds.

Quite often the rules state simply that the members shall
be those who take up shares or pay the entrance fee. "O-
pen membership", as has already been noted, is a co-opera-
tive principle. In general terms, no-one should be ex-
cluded who can contribute to or benefit from the work of
the co-operative. This, however, can raise a real prob-
lem when the resources or opportunities of a housing co-
operative admits members freely, on the understanding that
they may have to wait a long time for their houses. Some-~
times the committee in fact selects the membexs on geo-
graphical or occupational grounds, on their social accept-
ability or on their apparent ability to pay for their
house when built. The special circumstances may be under-



(d)

stood and no legal difficulties raised. Occasionally, as
in Finland, the law is strict, and in order to keep num-
bers under control, the "co-operative" is in fact regis-

tered as a company.

FINANCIAL OBLIGATIONS OF MEMBERS: The rules lay down the
financial responsibilities which members assume: entrance
fees, minimum and sometimes maximum, share-holding -~ pos-
sibly an obligation to make regular savings deposits. Shares
in housing societies are usually fairly high and members’
total contribution in cash amounts to at least 5% of the
total cost of the house or flat he hopes to occupy. The
"subscribed" share (the value for which the member has un-
dertaken responsibility) may not, however, necessarily be
paid up at the moment he joins. He will usually pay the
rest by instalments though he may be expected to pay up the
whole amount at any time when the co-operative has need of
the capital. The rules lay down the liability of the mem-
ber to contribute in the event of loss or of failure of the
co-operative. This liability is usually limited to the sub-
scribed value of his shares, but may be a multiple - say
five times - that value. 1In some kinds of co-operative it
may be unlimited, but this would be very unusual in a hous-
ing co-operative.

The rules must state the maximum interest payable on shares.
This must be kept low. It is regarded as a rent for the
use of money, not as a source of profit. It may be fixed
at an actual figure - say 5% - or related to the national
bank rate. Provision must be made for the disposal of a
member's share and other interest in the society on his
death, whether or not he makes a formal will. It may also
provide for the protection of his interests and those of
his family should he become insane. As these interests
will include the right to occupy his house or to transfer
it, with or without the consent of the co-operative, ei-
ther to some member of his family or to another member of



(e)

the co-operative or to one who is not yet a member, it is
obvious that this part of the rules requires very careful
drafting if the interests of each individual member as
well as of the membership as a whole, and their successors,
are to be equally safeguarded. More will be said of this

later.

MANAGEMENT AND CONTROL: A long section of the Rules deals
with the way in which the co-operative is to be managed

and controlled. The law usually lays down that there shall
be an annual general meeting at which each member present
shall have one vote only. The general meeting, besides re-
ceiving and adopting a report of the year's work of the co-
operative, is responsible for electing the committee which
manages it. In some countries (Federal Republic of Germany,
for instance), the general meeting elects a supervisory com-
mittee, which has a large number of members and does not
meet often. This, in turn, elects a small executive commit-
tee , which meets more frequently and may consist of full-
time and honorary members. The number elected to sit on co-
operative committees, the method of electing a chairman,
secretary, treasurer and auditor, the period (one year or
more) for which committeemen and chairmen are elected,
whether they all retire together or one-third each year,
whether they are eligible for re-election or not, must all

be laid down in the rules.

Usually there are rules governing the order of business at
general and committee meetings, and the notice which must
be given of the business to be discussed or resolutions to
be proposed. The majority required for taking certain de-
cisions is laid down, and whether or not the chairman has
a casting vote and whether any important decision must be
voted on at two successive meetings. It is made clear what

minutes or other records must be kept.
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(g)

DISPOSAL OF SURPLUS: 1In all co-operatives a provision
must be made in the rules for the use of any "surplus" or
profit which may remain in the hands of the co-operative
at the end of each year's operations. 1In a trading co-
operative (agricultural marketing, supply of consumer
goods, etc.) this surplus may be considerable, and its
proper use is important. It is generally laid down that
part of it shall be placed to reserve and the remainder
distributed to members in proportion to the business they
have done with the co-operative in the course of the year.
The position in a housing co-operative is rather different.
It is in the first place unlikely to make a profit. Any
surplus on the year's working is likely to be put to re-
serve, but it might be used to reduce the loans which the
co-operative has incurred, or at a later stage in its de-
velopment to create a building fund for the future exten-
sion of its activities. All this, however, will have to
be written into the rules, if the general meeting is to
have power to make any decision .on the use of the surplus.

AUDIT: All co-operatives must have their accounts audited
by an accountant with professional qualifications, and if
they are to audit co-operatives, their status must be rec-
ognised by government. In some countries such men work
independently. The co-operative is free to select the au-
ditor it prefers and pays a fee for his services. In oth-
er countries auditors are employed by the government de-
partment which supervises co—operatives{ in others again,
audit is carried out by a union of co-operatives or some-
times by a co-operative bank. In Central European coun-
tries special auditing unions have been formed by diffe-
rent kinds of co-operatives, including housing co-opera-
tives, but usually separate for each type of co-operatives.
They employ their own accountants. The government super-
vises their activity and recognises their qualifications
and audit, but does not otherwise interfere between them

and the co-operatives who are their clients.



(h)

(1)

DISPUTES: Co-operative rules must make some provision

for disputes between members or between a member and the
committee. Usually they lay down procedures for the ap-
pointment of an arbitrator, whose decisions will have the
force of law. The object of this is to save time and pre-
vent the resources of the co-operative and its members
being wasted on court cases. The arbitrator may be a gov-
ernment official concerned with co-operatives or with
housing or a senior officer of some other type of co-ope-

rative.

ALTERATIONS OF RULES - AMALGAMATION - DISSOLUTION: Co-op-
eratives may from time to time want to alter their rules
or to amalgamate with another co-operative, to divide one
co-operative into two or to dissolve it altogether, be-
cause it is losing money or its services are no longer
needed. (In some types of housing co-operative this hap-
pens when all the members have completed the purchase of
their houses.) A1l such decisions are serious, and should
not be taken at poorly attended meetings or by members who
have not received notice in advance of the matter to be
discussed. The rules, therefore, lay down with especial
strictness the procedure which must be followed before any
change in the rules or status of the co-operative can take

place.

In most countries today co-operatives have the power to
form secondary organisations, federations, unions and
wholesale purchasing organisations, of which the members
are not individuals but primary co-operatives. These pow-
ers are not always referred to in the rules of primary co-
operatives though it may be stated in their Objects that
they have power to join with other co-operatives for the
furtherance of these purposes. Once a federation is
formed, it too will require its own rules, for which mod-
els may be available. They will not be the same as those
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for a primary society if only because its members will
not be individuals, but primary co-operatives. Procedure
on the death of members need not be considered. "One man
one vote" will have to be replaced by some other system
which gives fair representation to large and small prima-
ry co-operatives. Objects may well be different and more

complex.

3., LEGAL PRIVILEGE OF CO-OPERATIVES

In addition to laying down a general outline of the way in which
a co-operative should carry on its affairs, the law confers on
co-operatives certain benefits which vary somewhat from one coun-
try and one type of co-operative to another. Corporate status
is itself a privilege which enables the co-operative, through
its properly appointed officers, to take any action which could
be taken by an individual. Limited liability is a privilege,
since it gives security to the share holder and minimises the

risk caused by bad management.

Supervision by a government department especially responsible
for co-operative development may be of great value to inexpe-
rienced co-operatives, though mature and experienced co-opera-
tives may be well able to conduct their own affairs and may
seek greater freedom or the transfer of supervisory functions

to a non-official national organisation set up by themselves.

Governments in many countries allow co-operatives certain tax-
ation privileges. They may be exempted from stamp duty on doc-
uments, which might be important to a housing co-operative,

and from import duties on certain articles which they are con-
sidered to be bringing in for purposes of national development.
(Earth moving equipment or builders' high level cranes might
perhaps come‘into this category.) They may be exempted from

income income tax or pay a lower level than a private business,
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or only begin paying three years after the co-operative has
been set up, when it may be expected to be firmly on its feet.

4, STATE FINANCIAL AID

Some governments are prepared to go further than this and ac-
tually make available loans or subsidies to co-operatives which
they regard as carrying out a public service. This might be an
improvement in the marketing of an agricultural crop or the pro-
vision of good housing at moderate cost. Housing co-operatives,
indeed, are among those most likely to benefit from this sort
" of government aid. Another device is to encourage private bor-
rowing, but subsidise the rate of interest paid or prowvide a

guarantee for repayment.

5. GENERAL HOUSING LAWS

The fact that housing co-operatives are usually incorporated un-
der a general co-operative law does not mean that they are not
also subject to other legislation. They are of course bound by
all the general legislation in force regarding contracts, the
ownership of property, the employment of labour, civil and crim-
inal injuries to others and other contingencies. They are also
subject in most countries to special laws which may have been
passed for the promotion of house building, especially at low
cost, or for checking the building of ill-placed or substandard
houses. The provision of government loans or subsidies for
house building is often made under a law which does not refer
exclusively to co-operative societies, but may cover other forms

of low cost, non-profit housing.

(a) STATE LOANS AND SUBSIDIES: In most countries a special in-
stitution has been set up with the object of providing gov-

ernment loans for housing purposes. It may be known as a



{b)

(c)
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Housing Bank, a State Building Fund, a Central Mortgage
and Housing Corporation or a Co-operative Housing Finance
Corporation. The fact that no special institution has
been set up does not mean, however, that government hous-
ing loans are not available. Théy may be obtained through
Co-operative Banks, from National Insurance Institutes or
direct from national or local authorities. 1In some coun-
tries a government guarantee is given instead of a govern-
ment loan, and the co-operative then borrows from an or-

dinary bank.

Loans are in some cases supplemented by subsidies. These
may take the form of general grants, reductions in the rate
of interest on building loans not made by the government
itself, or of a supplement to the rent paid by the member
to his co-operative, where rents are regulated by law at

an uneconomic level.

ACQUISITION OF LAND AND MATERIALS: In some countries na-
tional or more often local authorities have power to allo-

cate building sites to housing co-operatives. Land may

be given free, sold at a reduced price or let on long
lease (usually 99 years). In some countries co-opera-
tives also depend on government for the allocation of con-
trolled building materials and may receive some preference.

GOVERNMENT CONTROL OF Housing CO-OPERATIVES: All these
benefits and concessions show that governments set a high
public value on the work of housing co-operatives. It is
natural that they should wish to be assured that public
money is in fact being used to the best advantage and that
no private interests are taking advantage of what should
be a public service. Housing laws usually provide for a
strict and detailed public control of the operations and

finance of borrowing co-operatives. This may well be



stricter and more detailed‘than would readjly be accept-
ed by other types of co-operative. It is justified by
the large sums of public money involved and the impor-
tance of housing in national policy.

One of the aims of control is to prevent subsidised hous-
es from being sold at a profit by the members of a co-op-
erative. To prevent this, it may be laid down that the
property of a co-operative may not be distributed, and
that if houses are sold, it must be at cost price. It
may also be laid down that the profits and reserves of the
co-operative may in no case be distributed to members, but
must be used for further house building.

In some countries builders may not be members of a housing
co-operative. Elsewhere, it is merely laid down that mem-
bers of a co-operative board must declare their interest,
if any, in its business, and that any contract into which
they enter with the co-operative must have the approval of
the Minister of Housing. The Minister may also be required
to approve rents. These may be related to members' income.
The terms of leases, as well as changes in the rules of co-
operatives, or a decision to wind them up, may also be sub-
ject to control. The Minister may appoint superintendents
for housing co-operatives in some countries. A co-opera-
tive receiving loans from public funds must accept a repre-
sentative from the local authority on its board of manage-
ment. The local authority may, alternatively, be a share-

holder in the co-operative.

6, NEED FOR LEGAL ADVICE

All this shows the close relationship between voluntary housing
co-operatives and the housing policy of the state. Any group

considering the formation of a housing co-operative would do well
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to make a careful study of all the legislation of their coun-
try which bears either on co-operation or on housing. A law-
yer in the group would be well qualified to make this study,
but it may be that an existing co-operative union, not neces-
sarily concerned with housing, already has all or most of the
information available. Failing that, the housing departments
of local authorities, or the Ministry of Housing might be con-
sulted. An application for incorporation which does not ful-
fil legal requirements will be turned down or much delayed.
failure to explore all the sources of financial or other aid
may mean that a good scheme is needlessly costly to carry
through. Faulty rules may produce endless difficulties when

the co-operative is in operation.



CHAPTER 1V

STRUCTURE AND ORGANISATION

1. MEMBERSHIP

Membership in a housing co-operative is based on a signed ap-
plication and the subscription of a share or shares, the val-
ue of which may be nominal, but as already explained, is more
often related to the cost of the dwelling which the member will
eventually acquire. There is generally an upper as well as a
lower limit of share holding. The object of this is to pre-
vent any one member contributing so large a part of total cap-
ital that his withdrawal could threaten its existence. Usual-
ly the limit is 20% of the total. In many cases members also

pay an entrance fee and occasionally an annual subscription.

Reference has already been made to the important co-operative
principle of "open" membership. This is usually taken to mean,
first, that no one is refused admission on the grounds of race,
religion, occupation or personal prejudice, and secondly, that
membership is allowed to expand indefinitely. In most coun-
tries open membership includes the membership of more than one
member of the same family, especially husband and wife, and in
housing co-operatives this may be encouraged as it simplifies
the problems of inheritance as well as increasing security for

loans.

The degree to which a group of people entering on a co-opera-
tive housing scheme should already have something in common,
and what that something ought to be, can be argued at length,
and the answer may not be the same for all countries. In
practice, the level of housing desired and the consequent cost

tends to restrict applications for membership to people of ra-
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ther the same income level. In the United States there is, in
fact, an upper income limit for those joining a housing co-op-

erative, though subsequent changes in income are ignored.

In some countries, however, membership is in fact restricted to
one group, often, as in Asia or Africa, to c¢ivil servants or e-
ven to employees of a particular branch of the civil service,

to an occupational group such as fishermen, or to members of
particular communities or religious bodies such as the Ismailis
of East Africa or the Orthodox Jews of Israel. There are coun-
tries, however, in which this would be illegal. Even in Europe
there are housing co-operatives for refugees (Federal Republic
of Germany), for the employees of a particular enterprise (Poland),
or for the members of a trade union (the Netherlands). In the
United States, however, although the first housing co-operatives
were initiated by trade unions, the aim was to draw tenants from
as many industries as possible, mainly in order to avoid the ec-

onomic consequences of a strike.

Perhaps more important is the problem of indefinite expansion.
A housing co-operative usually begins with a project for a lim-
ited number of dwellings which will take time to complete. A
large membership of unsatisfied house-seekers will not make for
harmony. Moreover, once the first project is completed, those
who have received accomodation will tend to lose interest in

further building.

In Sweden and Norway the problems of open membership, continui-
ty and the balance of interest between housed and unhoused mem-
bers has been ingeniously met by the formation of a "parent" co-
operative with open membership, and a number of "daughter" co-
operatives limited to members in actual occupation of a partic-
ular housing unit. The members of the daughter co-operative,
however, retain their membership in the parent co-operative.

As a consequence, this body can maintain a balance of interest

between both groups: those who have received houses and are
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learning co-operative house management, and those who are still
pressing for houses to be built. The daughter co-operative of-
ten enters into a contract with the parent co-operative for the
management of the housing unit, but this refers mainly to ac-
countancy and the repayment of loans. The daughter committee
retains full responsibility for seeing that the property is main-
tained, that members fulfil their obligations and that their wel-

fare and wishes are consulted.

In Sweden the management contract provides instead little more
than that the parent co-operative should undertake accountancy
and appoint one member to the board of the daughter organisa-
tion. The latter remains a separate legal entity which fully
owns the housing unit (generally a block of flats) and is re-
sponsible for management, upkeep, repayment of loans and any
losses which may be incurred. It pays local rates and taxes,
buys fuel for central heating, employs caretakers and gardeners,
fixes rents and makes house rules for its members. It may even

expel a member at the unanimous wish of all the other tenants.

Elsewhere, in the Netherlands, for instance, although a tenants'
committee is elected for each housing unit, it does no more than
assist the board of the general housing association and arbitrate
in disputes. The association appoints its own inspector for

each housing unit. He lives in the building, collects rents and
is responsible for minor repairs. In other countries there are
several degrees of responsibility between self-governing owner-
ship and virtually complete control by a larger regional or na-
tional organisation. Such an organisation may concede little
more to democracy than to admit the tenants' right to express a

collective point of view.

Alongside the housing co-operatives formed by prospective occu-
piers, there are, in several countries, building co-operatives
which are partially or wholly owned and managed by building

trade unions. The original prupose may have been to provide



employment for building trade workers, though an interest in
the social value of low cost houses was, however, present from
the beginning, and provided an additional objective. In Fin-
land, housing co-operatives are usually formed not by individ-
uals, but by local authorities and in some cases private firms.
The inclusion of consumer co-operatives in the membership of
housing co-operatives is found in other countries, such as
Switzerland, where, however, there are also individual members.

In the case of housing co-operatives of which all or some of

the members are corporate bodies, the indefinite expansion of
individual membership presents no particular difficulties. The
co-operative carries through a housing project for which it

sees a need and for which it has resources. It then selects the
future tenants or (less frequently) owners from a waiting list,
probably long. In most countries, as soon as tenants have been
selected, they are formed into a tenants' association, which is
thereafter responsible in varying degrees for the financial li-
abilities, upkeep and day-to-day managemenf of the property.
This leaves the parent body free to consider the needs of house-

less people and initiate another project.

In the case of house ownership co-operatives, the structure is
usually simpler. Membership is limited to those who can be ac-
comodated in a single building project, or to those who can pro-
vide their own building sites. The co-operative remains in ex-
istence and is run by the usual democratically-elected committee
until the last instalment on the last house has been repaid. It
is then wound up. There are, however, some house ownership co-
operatives which, having provided their own public ser&ices and
amenities, remain in being even after payment for houses has
been completed. They are in effect small scale local authori-
ties in charge of a co-operative village or suburb. Unfortunate-
ly, they have no power to raise rates and there comes a point
when (as in some Pakistani examples) the occupiers decide that

they had better exchange co-operative for municipal status.



2. GENERAL MEETINGS AND COMMITTEES

Some local housing co-operatives come near to being branches
of a regional or national organisation. Their co-operative
character may depend on little more than the fact that they do
not make a profit and that the national organisation to which
they belong is itself registered as a co-operative, with all
the safeguards which that implies.

Where, however, the members of a housing co-operative are in-
dividuals solely responsible for its affairs, they have a good
deal of freedom to settle the method of control and administra-
tion, provided they keep within the general framework of the

co-operative law.

In most cases this is simple and uniform. The highest author-
ity is the annual general meeting, at which each member has one
vote. Some large co-operatives hold area meetings, which elect
delegates to represent them at the annual general meeting.

This meeting receives and discusses the annual report and bal-
ance sheet of the co-operative, which it may adopt or reject.
It elects a committee, sometimes called a board of management.
In countries which follow the German pattern, the general meet-
ing elects a supervisory committee which meets infrequently

but has the duty of electing a small executive, which may con-
sist of full-time and honorary members. In other countries

the committee is unpaid, though the expenses of attending meet-
ings may be met. Under this arrangement the committee appoints
the paid officers of the co-operative, a secretary, in the case
of a large co-operative perhaps also a business manager, an ac-
countant, and perhaps one or more technical building experts.
The appointment of lower grade staff ~ plumbers, electricians,
boilermen, gardeners, caretakers, night watchmen, may be made
by the committee or by the senior officials. Some Swedish co-
operatives provide for the appointment of a board of Trustees,
who are not themselves members of the co-operative, but this is

not usual.
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Committees are elected for periods of from one to three years.
It may be laid down that one-third only of the committee mem-
bers retire each year. This ensures a measure of continuity
while allowing for democratic choice and the introduction of
new blood. Retiring members are usually eligible for re-elec-
tion, but sometimes only for two or three terms of office, af-
ter which they must stand down for one year. The object of
this rule is to prevent membership from becoming static or

out of touch with the wishes of the ordinary members, while
avoiding a complete change of committee membership which would

sacrifice valuable experience.

In an organisation such as a housing co-operative, where tech-
nical knowledge, sometimes on a high level, is involved, the
presence of qualified persons such as architects of surveyors
is of great value, especially at the building stage. They
should not, however, be allowed to dominate it to the exclu-
sion of the ordinary members, and there are in some countries
restrictions on the election to committees of builders or oth-
ers who might be suspected of personal interests. In some coun-
tries local authorities who lend to building co-operatives have
the right to appoint a representative to sit on the committee.
The representative is usually a qualified man from the housing

department, and his presence is valuable.

The committee usually elects a chaiman, though he may be elected
by the annual general meeting, as in some countries are the sec-
retary and auditor.  The chairman is responsible for the conduct
of meetings, and much of the success of the co-operative will
depend on his impartiality, his judgement of what is important
and what is not important, and his ability to carry the commit-
tee meetiﬁg through what may often be a complicated and perhaps
controversial agenda, to the point at which sensible and gene-

rally acceptable conclusions are reached.

A good chairman should be equable, tactful, butvalso firm. He
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should be able to control a meeting, keep speakers to the point
and if necessary force his committee to take difficult and per-
haps unpleasant decisions. He should not dictate these deci-
sions. He should work closely with the secretary, who will
need his support and should in return make a point of keeping
him fully and constantly informed on the business and problems

of the co-operative.

In a primary housing co-operative, the chairman and the other
members of the committee are unpaid. 1In co-operatives with a
widely scattered membership (usually of farmers) committeemen
are sometimes paid an honorarium to cover the cost of their
travel to a meeting and perhaps their loss of a day's work on
the farms. In a housing co-operative this should be unneces-
sary. The initiatory period, during which committee members
may live far apart, should be comparatively short. After that,
they all live in the same housing scheme, meetings can be held

in the evening, and no travelling or loss of work is involved.

The secretary, who will have a good deal of work, is probably
paid. His services may be full time or part time, and he may
have other work. As the buildings are completed and occupied
and the life of the co-operative settles down to routine, his

work may well become less onerous. Other staff are paid em-

ployees, though there may be volunteers supervising children's
playrooms or otherwise helping with the social organisation of

the project.

Some countries encourage the formation of special women's com-
mittees for such purposes. Probably the presence of women mem-
bers on the general committee is more effective, but in coun-
tries where husband-and-wife membership is not encouraged, a
special women's committee, without legal responsibility, may

become necessary.

The exact form of committee structure is unimportant. What
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matters is that it should produce an authority which can ef-
ficiently manage the housing project and at the same time ful-
ly express the wishes and feelings of the members.

3. FEDERAL STRUCTURE

Housing co-operatives in most countries do not work alone.
They are members of some federal organisation, either nation-
al or regional. 1In some countries there are two federations.
These may represent respectively tenants' co-operatives and
trade union building co-operatives; or Catholic and Protestant
communities; general housing and the housing of employees of
particular firms; or urban and agricultural housing. In most
European countries the national housing federations have a
membership of co-operatives only. There are, however, coun-
tries (Austria, Denmark, France, the Federal Republic of Ger-
many), in which several types of non-profit housing associa-
tions, not all of them co-operative, share the same national

organisation.

Federal organisation plays a leading part in the development
of co-operative housing, and enables it to grow much more rap-
idly and successfully than would be possible if a number of lo-
cal co-operatives acted on their own. Federations may be main-
ly advisory and promotional, but they may also provide their
members with a number of practical services, either directly or

through subsidiary undertakings. Some examples may be given.

The Danish National Federation of Non-Profit-Housing Societies
is responsible for the public relations of the housing movement;
the study, promotion or amendment of legislation affecting the
co-operative movement; agreements or contracts with trade uni-
ons and architects; legal, technical and economic advice to mem-
ber co-operatives; co-ordination of the national building pro-
gramme so as to ensure a continuous flow of materials; seminars

and meetings for the education of members; and the publication



of a monthly journal. A second organisation, consisting of
the federation itself, together with various trade unions, la-
bour and consumer co-operative bodies, provides general mana-
gerial services for housing projects under construction, and
has its own subsidiary company which provides for the perma-
nent management of completed housing units on behalf of ten-

ants' co-operatives.

The Swedish National Tenants Saving and Building Society is a
large organisation with a staff of over 500. It has six main
departments: organisation; finance and accountancy; technol-
ogy; building; supply of materials; and industrial management.
It undertakes the audit of member co-operatives and research

into architecture and planning.

The Norwegian Housing Federation has a growing staff of archi-
tects and engineers and is working on the further rationalisa-
tion of construction, while seeking to keep costs down and

standards up.

The Finnish national federation undertakes and supervises build-
ing projects, which it hands over on completion to tenants or
other local organisations. It uses contractors for actual

building.

In the Federal Republic of Germany including Berlin (West), the
National Housing Federation (not exclusively co-operative) is
concerned mainly with housing policies, legal, economic and.
technical matters and public relations, and leaves the super-
vision of housing co-operatives to regional auditing unions.

It publishes a serious monthly journal, a popular magazine and

a yearbook.

National housing federations do not, as a rule, engage in actu-
al building, banking or the supply of building materials. The
Swedish National Housing Association does, however, make whole-
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sale purchases of building materials, and has its own facto-
ries making prefabricated timber houses and components, fit-
tings, cemeht, plaster and marble. The Danish Federation has
set up a wholesale society for the supply of building materi-
als; depots from which building machinery can be hired out; a
factory producing standardised kitchen equipment; a building
centre which undertakes technical research; and an Institute

of Building Accountancy, which calculates the cost of materi-
als and labour, checks tenders and contracts, and studies tech-
nical and economic problems. The Polish Social Building Enter=~
prise is a secondary co-operative of which primary housing co-
operatives and their national federations are members. It
carries out building projects; manages enterprises making build-
ing materials; supplies materials wholesale; and hires out

transport and building machinery.

Several co-operative housing federations have established cred-
it or loan funds, especially for the purpose of making construc-
tion loans to cover the period before a mortgage can be secured
on a completed building. These funds are usually regarded as
"revolving funds", that is, they can be loaned, recovered and
re-loaned, and so make possible assistance to a series of new

co-operative projects as they come into being.

In countries outside Europe (except perhaps in the U.S.A.) there
is less national organisation, but in some cases strong regional
federations have been set up. In a large country this may be
the most effective first step. A determined approach to the re-
housing problems of one city, whether or not it is the capital
of the country, may be more easily carried through to success
than a national co-operative housing campaign, and the experi-
ence gained may then be available for other cities to adopt.
National federation may come as an aggregation of regional
groups, as indeed it did in Sweden. Many housing co-operatives,
often pioneers in the field of non-profit housing, either work
on their own or look to government departments for support and
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advice. This position-is, however, now changing, and co-op-
erative housing federations, even if their work is only advi-
sory, are beginning to be formed. This is a necessary devel-
opment if the housing co-operatives are to be strong, well-
managed, well-financed and in good standing with their govern-

ments and with the public.
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CHAPTER V

FINANCE

Houses are costly possessions. For many people they are the
principal investment of a lifetime. A co-operative which sets
out to build houses must from the very beginning think in terms
of quite large financial expenditure. This need not all come
from the members, at least at the outset, but unless adequate
funds are likely to be available from some source, and on rea-
sonable terms, it is useless to go any further with the pro-
ject. This means that careful enguiries must be made from the
very beginning both as to the amount which members are able

and prepared to contribute and as to other sources of funds.

In the main these will be loans, long and short term, and it
is necessary to know for what period they will be granted,

what interest they will carry and the kind of security for which

the lender will ask.

The difference between house owning and house renting co-ope-
ratives has already been pointed out. But whether the co-ope-
rative proposes to build individual houses which will in the

end become the sole property of members, or whether it is build-
ing flats or grouped houses, to be let to the members as ten-

ants, the method of financing is in fact very much the same.

1. MEMBERS' CONTRIBUTIONS

The foundation of co-operative housing finance is the member's
contribution. This may be built up in various ways. In some
countries the member begins by paying a small entrance fee.
Sometimes there is an annual subscription. More often, he. takes
up a share which may be of a nominal value or may be fairly sub-
stantial. Where the fee or share is small, it is nearly always
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linked with a regular savings scheme, and the member may not
be eligible to receive a house until his savings have reached
an agreed figure. The time required to meet this point may be
calculated to match the time which he will have to wait before
a house can be built and made available to him. In most coun-
tries the liability of the member for the debts of the co-op-
erative (as distinct from the debt he himself incurs when he
takes over his house) is limited to the nominal value of his
share. In a few countries, such as the Federal Republic of
Germany, liability may be higher than the amount of the share,
and the member's wife or some other member of his family, may

also be expected to take up a share.

The member's contribution, whether in the form of a fee, shares
or deposits, always bears a fixed relation to the expected to-
tal cost of the house or flat which he will occupy. It may be
as low as 3% or as high as 30%. It is nearly always lower in
the case of a tenancy co-operative, usually between 5% and 15%,
but a good deal higher, very rarely below 20%, in those which
build houses for eventual ownership. The proportion is also
lower for small, economically built houses with a minimum of
facilities, and higher for those which are larger, more elabo-
rately equipped and presumably required by people with relative-

ly high incomes.

At this point it should be made clear that most members of hous-
ing co-operatives have to take up shares or make savings depos-
its before they become eligible for a house and usually well be-
fore building has even begun. This applies only to co-opera-
tives of which the members are intending house occupiers. Ten-
ants who are allocated houses or flats built by trade unions or
consumer co-operatives (as happens in Sweden, Finland and Isra-
el), do not have to pay anything until they actually enter into
possession and form their local tenants' or owners' co-operative.
This may be a financial advantage to the occupier; at least he

will have had to practice no preliminary thrift, but it means



that he will have had no choice in the type of dwelling built,
but will have to take what is offerd him. It should also be
remembered that it is probably only in a few countries that
trade unions or consumer co-operatives have the reserves to in-
vest in house building. Consumer co-operatives in particular
may §refer to invest their reserves in developing their own
business and its auxiliary services. This form of co-operative
housing is not likely to be generally available, and most peo-
ple who want to be co-operatively housed will have to save the

hard way.

For those who find it extremely difficult to save, it may be
worth remembering that in many of the countries where high ini-
tial contributions are required from the member of a housing
co-operative, he may not have to meet them all out of his own
pocket. These are also the countries in which co-operative
credit societies or unions flourish, and the member may be able
to borrow from such an organisation in order to pay all or part
of his share in the housing society. Sometimes a state savings
bank will lend for such a purpose, or in some cases an employing
firm. The member should, however, be warned that if he makes
use of these facilities, and in addition has to pay off the full
debt on his house after he takes possession, he may be piling up
a mountain of debt which will have to be discharged by monthly
payments, and these may take a large part of his earnings over
many years. There may indeed come a time of domestic crisis when
he cannot meet them all, and may have exhausted his borrowing
power. The importance of saving and depositing in actual cash
the required proportion of the cost of the house is something
which cannot be over-stressed or too often fully explained to

the intending member.

2. LoAN CAPITAL

All housing co-operatives work to a considerable extent on bor-
rowed capital. In a number of countries borrowing takes place
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in two stages: the first loan is for actual building and is
usually at short term, for a year or eighteen months at most.
It méy be obtained from a private_bank (not necessarily co-
operative), a co-operative bank, an insurance company or a lo-
cal authority. The interest in most cases is likely to be
fairly heavy, as the housing co-operative has nothing to offer
in security except the members' subscribed share capital, in
addition to the value of the site, provided it is the freehold
property of the co-operative. This is not always the case, and

leasehold is not such good security.

There are two answers to the problem of collateral. The gov-
ernment may be prepared to guarantee the loan to the lending
bank or other institution. This is becoming more common, es-
pecially in countries which have suffered war damage or have
been heavily burdened with refugees. Alternatively in coun-
tries with mature housing co-operatives and a fairly high gen-
eral level of income, the housing co-operatives themselves have
built up a national fund, known as a Credit Fund or a National
Savings and Building Fund, for the express purpose of making
short term loans to member co-operatives. As soon as these
loans are repaid, they can be lent again to another housing co-
operative or for the initiation of a new project in the same co-
operative. The fund is in fact what is known as a "revolving

fund".

As soon as a building is actually in existence, the second stage
of financing can begin. This is the negotiation of a long term
mortgage loan which is used to pay off the construction loan and
is itself paid off over a long term of years by the co-operative
on behalf of its members. The loan may be divided into First,
Second and Third Mortgages. It may be borrowed direct from the
national or local authorities, from a State Savings Bank, from
private credit institutions such as social insurance funds, in-
surance companies, public, co-operative or private mortgage banks

savings banks or building loan societies.
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Perhaps at this point it may be well to say a little more a-
bout the position and structure of the Co-operative Building
Society and the Co-operative Mortgage Bank. Neither, as a
rule, forms an integral part of the co-operative housing or=-
ganisation. They may collaborate with it, but on terms no
different than those they would be prepared to offer to other

borrowers.

The Co-operative Building Society has a long and honourable
history, especially in Great Britdin and Australia. Building
societies have existed since the end of the eighteenth centu--
ry, and have been legally recognised for over a hundred years.
The purpose of a building society is to raise through the sub-
scriptions of members, usually in the form of shares, and the
deposits of the public, a stock or fund from which advances may
be made to members for the building, buying or improvement of a
house. The loan is secured by a mortgage on the freehold or
leasehold of the house and the land on which it is built. The
original intention was to make loans to ‘individuals, but in
some countries building societies may be prepared to lend to

housing co-operatives.

Co-operative Mortgage ﬁanks are usually agricultural in char-
acter, and this is probably made clear by the inclusion of the
word "land" in the title. TheyAlend at long term, usually for
the purchase or improvement of land (drainage, irrigation,
planting of tree crops) or for the construction of farm build-
ings, including commercial installations like broiler houses
or packing stations. Their shareholders may be primary agri-
cultural co-operatives of various types, but they may have in-
dividual members or increase their resources by selling bonds,
without voting rights, to the public. Some may be prepared to
lend to housing co-operatives on the security of a good mort-

gage.

In some countries up to 95% of the loans required by housing

co-operatives may be obtainable from state funds; elsewhere



the proportion is much lower, though still substantial. Some-
times the state will guarantee a loan from a non-governmental
institution. It should be noted that in some countries, es-
pecially where state aid is important, there appears to be a

merging of the first and second stage of finance.

3, SUBSIDIES

Direct subsidies are unusual, but are available from some gov-
ernnents, as, for example, in Czechoslovakia. Sometimes pro-
vision is made for a remission of the last instalments of a
government loan, up to 20% of the total, provided previous in-
stalments have been promptly paid. This is a form of subsidy
deferred to a fairly remote future. Subsidies may be available
for the housing of special groups such as large families, the
physically handicapped or the aged. Where mortgages are cal-
culated on the rentable value of the property, and this has
deliberately been kept low by rent-fixing legislation, a sub-
sidy may be made available to correct the position or the rent
may be subsidised in order to make possible repayment of the
loan in a reasonable period. A subsidy may also be paid, not
as a substitute for part of the loan, but as a way of reducing
what would otherwise have been a high rate of interest.

4, REPAYMENT OF LOANS

The period allowed for paying off a loan on a co-operative hous-
ing scheme varies a good deal between different countries. It
may be as short as ten years in some Asian countries or as long
as seventy in Austria and the Netherlands. Such loans are evi-
dently not related to the span of human life. A more usual fig-
ure is 30-40 years. In France, a loan on a house which will be-
come the property of the member must be repaid on the date when
he reaches the age of 65.

Repayment is usually in equal instalments, but various forms of



relief may be offered in the first few years. Only 1% of the
loan may be repayable in the first year and the rate may not
rise to 3.3% till the third year. Sometimes there is no repay-
ment, or a greatly reduced repayment, for as much as ten years.
These concessions are to the co~-operative and may or may not be

passed on to the membei.

5, RATES OF INTEREST

The rate of interest on loans is usuwally low if it is from a
government source. It may be kept low by a subsidy when it
comes from another source. {In other words, part of the in-
terest is paid by the government and not by the co-operative.)
In some countries it may be as low as 1% or 2% a year. The
most usual fiqure is from 3% to 4%, but it may be 5% or 6% or
{in Israel) between 7% and 9%. It should be repeated that in
the joint ownership system all the loans and other forms of
support described above are given to the co-operative as a cor-
porate body, not to the individual members. It is the co-op-
erative which is responsible for the payment of interest and
amortisation, and is continues to be so responsible even if
members die or abscond, leaving debts unpaid. Another possi-
bility is for the co-operative to build houses on behalf of in-
dividual members, in which case members are the borrowers.

The way in which payments are recovered from members will be

described in Chapter VIII.

Little has been said about employing firms as a source of cap-
ital because many, perhaps most housing associations which re-
ceive loans from this source, cannot be regarded as true co-
operatjves, unless they are owned and controlled by the occu-
piers. 1In countries with centrally planned economies, where
the industrial firm is some form of state or collective enter-
prise, the housing of the employees is frequently organised

through a co-operative, the rules of which provide that it



should be owned and controlled by the tenants, while the enter-
prise is the only supplier of capital. Co-operatives of this
type may exist in other countries, though they have not received
much public notice. In other countries employers give loans to
co-operatives in order to obtain housing for their employees as

co-operative members.

As the fofegoing will have shown, the availability of loans, the
security demanded, the rates of interest and the terms of repay-
ment are, in all countries, strongly influenced by the general
housing policy of the government. They do not depend on purely
economic factors. Good housing is fundamental to the health,
well-being and contentment of the people as workers and as cit-
izens. Governments, local authorities and employers, whether
public or private, are therefore prepared to invest in good
housing. If they are aware that there exist well~-run and pro-
gressive housing co-operatives, they are usually more than ready
to use such co-operatives as one channel, perhaps the principal

channel for such investment.

There is no single system of financing a co-operative housing
scheme. In each country it is necessary to explore the sources
of loans and the available lending institutions and discover the
most advantageous way of proceeding. This may call for careful
enquiry and comparison. Many governments have passed legisla-
tion in favour of housing development. This has not always been
fully used, because the organisation has not been there. There
may well be opportunities for aid which have not been exploited
because they are not well known. Non-governmental bodies like
co~-operative banks or building societies may also be 'interested,
even though they have not habitually done this kind of business.



CHAPTER VI

PLANNING AND BUILDING

1. FINDING AND DEVELOPING A SITE

As soon as a housing co-operative is formed, possibly even be-
fore it is formed, it is necessary to secure the possession

or at least the assured long term use of a building site.

This may well be the necessary condition of securing a loan.
The older housing co-operatives went out into the property
market and bought land wherever they could find it, provided

it was suitable for building and the price was within the means
of their members. In several countries, from Sweden to India,
housing co-operatives still buy land on the market, although,
at least in Europe, it may be necessary to make sure that plan-
ning permission will be given for the type of housing intended.
In crowded and urban countries today, choice is often restrict-
ed by town planning measures and the zoning of areas for resi-
dential, industrial and business purposes. The price of land,
even when its use is not controlled, has risen steeply.

In most European and some African countries, a housing co-opera-
tive, possibly acting through a national co-operative housing
federation, must at an early stage enter into consultation with
local or sometimes with national authorities, on the possibili-
ty of securing a site. It will have to bear in mind not only
the land available, but the wishes of members. Do they want to
be near their work, as well as near existing schobls, shopping
centres and hospitals? Or do they want to get away from crowds
and noise and live as nearly as possible in the country, even
if it gives them a longer and more expensive journey to work?
Once again, do they want houses or flats? Private gardens or a
public park? What are they prepared to pay, and have they com-



pared the long term cost of an expensive site near the centre
of town with the cost of a cheaper site combined with a more
expensive journey by train, bus or car? Have they taken into
account that though repayment of the purchase price of the
site will be fixed for the next thirty years, the costs of

transport may well increase?

In a number of countries, an approved housing co-operative may
receive land free, at a concessionary rate or on long lease
from national or local authorities. In some countries local
authorities have been given power to acquire land compulsorily
and develop it for occupation. The National Housing Corpora-
tion in Great Britain and the Central Mortgage and Housing Cor-
poration of Canada (the latter in conjunction with a Provincial
government) may both acquire and develop land. Powers of this
kind may be of great benefit to co-operatives, wherever specu-
lation in land is keen and prices have risen unreasonably, or
where, as in Switzerland and some other countries, there are
many small owners with whom it is necessary to carry on lengthy
negotiations before a site for any reasonably large co-operative

project can be made available.

The development of public services has next to be considered.
They can add greatly to the cost of building, and if they are
inadequate by modern standards of health and convenience, plan-
ning permission is unlikely to be given to the project. If the
site is already within an urban area, water supplies, sewage
disposal, access roads, street lighting, electricity and gas
mains may already be there. Schools, post-offices, shopping
centres and other communal needs may not be too far away. If
the site is only just beyond the outer suburbs, the local au-
thority may be prepared to extend the basic services, later
charging normal rates. In a more remote area it may be neces-
sary to find new sources of water supply and to establish sew-
age disposal units, electricity, transformers or telephone ex-

changes.
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In a rather surprisingly large number of countries in all parts
of the world, it is left to the housing co-operative itself to
provide all the necessary services. This not only means a
heavy outlay before the project can even begin, and heavy cap-
ital charges, which will remain the responsibility of the mem-
bers for many years to come. It also means continuing charges
for upkeep, maintenance and continuous supplies, especially of
water and electricity, for which a co-operative has no powers
to levy a compulsory rate. This is beginning to arouse pro-
tests. In the case of Karachi (Pakistan), already mentioned,

a group of co-operatives have provided not only roads, water,
sewerage, electricity and gas, but amenities like parks and
playgrounds and social institutions such as schools, colleges,
mosques, maternity homes, hospitals and clubs. They were, at
least until recently, trying to maintain them without financial
aid or the power to raise compulsory rates. They were, not un~
naturally, pressing for the conversion of the co-operative into
a municipality. In India, too, it is being urged that where
building sites can only be acquired on the outskirts of cities,
the local authority should plan in advance to provide public
services, including postal collections and deliveries and pub-
lic transport, of which school buses should form a part.

2., BUILDING AND CONTRACTING

There are two main systems, with some local variations. The
co-operative, or more often a federation of co-operatives, may
itself undertake the whole process of planning, designing and
building. Alternatively it may confine itself to making a
general plan, employ a private firm of architects to make the
detailed design, and finally put the actual building operation

out to tender.

In countries like Norway, Sweden and Denmark, where co-operative
housing is highly developed and has been extending the range of

its national organisation and subsidiary enterprises over many



years, planning is usually the function of the federation,
which employs its own architects, engineers, surveyors and
other specialists. It may either prepare the detailed de-
signs and costings itself, or may check those prepared by
private firms. The national federation may, as in Denmark,
go further and co-ordinate the whole co-operative building
programme on a national basis, in order to make possible the
continuous employment of labour and a smooth flow of build-
ing materials and machines to all projects under construc-

tion. It does not, however, undertake actual building.

Before the housing co-operative or federation is prepared to
enter into a contract with a building firm, it will find it
prudent to ask for several tenders and compare them carefully.
This sort of competition is an essential feature of the build-
ing trade. Even in countries which exclude private trade,
there may be advantages in getting estimates from state and
co-operative building enterprises. Elsewhere the choice is
likely to be between building co-operatives and private firms.
A housing co-operative may have a natural preference for giv-
ing the contract to another co-operative, but builders' co-
operatives are not very well spread, not always on a large
enough scale to tackle a big housing project, and sometimes
have difficulty in financing their operations. If they require
larger or earlier advances than a private firm, this may put a

strain on the finances of the housing co-operative.

Some countries provide legal safequards against any abuse of
the contract system. Housing co-operatives may admit private
builders as members because their experience is valuable and
may be offered from quite disinterested wmotives. It is obvi-
ous, however, that motives of personal gain may also enter.
There are usually regulations limiting the presence of build-
ers on housing co-operative committees: obliging them to “de-
clare their interest" in any contract which is put out to ten-
der; and providing for the impartial examination, usually by

a co-operative federation, of any tender they may submit.
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Building co-operatives are of some importance as contractors
to housing co-operatives in Denmark, Italy, Switzerland,
Czechoslovakia and Poland. Elsewhere, private builders are
usually employed, or in state planned economies, national
building enterprises. In countries, like Norway, where build-
ing firms tend to be small and specialised on craft lines,
contracts are fragmented, and the problems of organisation and
supervision become more complex. In co-operatives aiming at
individual house ownership, in some Asian and South American
'countries, the co-operative is concerned only to provide a
site and a loan. The member may be left to make his own con-
tract with the builder of his choice. - This lessens the respon-
sibility of the co-operative, but makes it almost impossible
to achieve any kind of planned development, with its possible
gains in standards of quality and appearance or the provision

of social services and amenities.

The principal exceptions to the contract system are the large
trade union or consumer co-operative bﬁilding associations in
Sweden, Finland, Israel and the United States, which themselves
act as general contractors carrying on all or some of the work
themselves and employing sub-contractors as required for spe-
cial operations. Some of the regional housing federations in
Switzerland and Canada do their own building, as do some of

those in Asian countries.

3, SUPPLY OF MATERIALS AND EQUIPMENT

Several national co-operative housing federations, even if they
employ contractors to undertake the actual building, may still
undertake the bulk purchase or manufacture of building materi-
als and fittings. They may even supply furniture for incoming
tenants, designed to fit the size and type of accomodation to

be offered. The Swedish National Housing Association has four
woodworking undertakings making kitchen fittings, doors and win-
dow frames. It has a factory producing prefabricated timber



houses. It makes refrigerators, sanitary fittings, heating
equipment and hardboard.‘ The Swedish and other housing co-
operatives also buy components from consumer co-operatives
with suitable factories of their own.

The Swedish building co-operatives of which the shareholders

are Trade Unions, likewise own several subsidiary industries,
including one producing heating and sanitary fittings, a paint
company, which co-ordinates the buying of paints and wallpapers,
one producing kitchen fittings, two stone-cutting undertakings

and a road construction and civil engineering company.

The German and Austrian non-profit housing federations have
worked successfully on the standardisation of materials and
fittings. In some countries, including Denmark and Poland,
the national housing federations own pools of building machin-
ery, such as cranes and concrete mixers, which they hire out

as required.

4. HousiNG DESIGN

In Europe, by far the most common type of co-operative housing
is the block of flats of which the members are tenants. The
standard of accomodation varies from country to country and
within the same country. Three rooms with kitchen and bath-
room is fairly representative of flats intended for family oc-
cupation. Larger units for larger families are included in
some countries (the system of segregating large families was
not a success), with smaller units for the elderly and single
people, including students. The latter are generally housed
in separate blocks, but there is a recent tendency to include
elderly people in general housing schemes. In Canada, student
housing in universities has been a notable co-operative success,
apart from one or two schemes in which "doing your own thing"
got out of hand with disastrous results.
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In nearly all countries the material standard is rising steadi-
ly if slowly. In some, improvement is still held back by the
legacy of war damage, the rapid rise in population and the con-
tinuing shortage of labour, building materials and modern build-
. ing equipment. In others, the technical standard has already
reached a level too high to be econoﬁically justified in view
of rising costs and the unwillingness of occupants to bear such
expense. Elsewhere, the level of accomodation is to some ex-
tent controlled by a government regulation that rent may not ex-
ceed 20% of the tenant's income. Alternatively, housing which
has benefited from public subsidy may not be available to those
whose incomes are more than five times the level of the rent.

European countries in which detached or semi-detached houses

are consistently preferred to blocks of flats are the Nether-
lands and Great Britain. ©Nonetheless, some co-operative blocks
of flats have been built in both these countries. French hous-
ing co~operatives have moved in recent years from the detached
house for family ownership, to flats for tenant members. 1In
North and South America, Australia, India and Israel, both types
are built, though the preference (except in New York) still
seems to be for the family house. Wherever detached houses have
been built by co-operatives in any numbers, no matter in what
country, they have almost always been grouped in garden cities,
"townships" or "colonies", with a carefully considered layout.
This is also true of all the larger schemes of flat development
where the space between blocks of apartments is carefully land-
scaped and planted with grass, trees and flowers.

The external and internal appearance of co—operétively built
houses naturally varies with the resources available and the
architects employed. Many are véry pleasing, and have made a
striking contribution to the design of modern cities. Others
have perforce been built to minimum standards, to meet the ur-
gent needs of homeless people. In such cases aesthetic values
may have to take second place to shelter and hygiene. They
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should not, however, be regarded as unimportant. A social i-
deal should be presented in a worthy material form. Buildings
last a generation at least; probably more. People should not
be surrounded all their lives by ugly proportions and jarring
or needlessly mechanical lines. Co-operation should present
an attractive, stimuléting and inspiring shape to the world.
For this, an architect with perception and a touch of genius

is more important than lavish expenditure.

Cost, however, is the most frequent limiting factor and in the
last ten years there has been an interesting shift in policy on
the part of international agencies and particularly Americans
providing technical advice to developing countries. Instead of
beginning with an ideal, if severely simple, pattern of house
the emphasis is now on "minimum shelter" which can later be aug-
mented by additional rooms and fittings. Some merely begin with
a dry concrete platform and a plumbing unit and are transformed
in stages, by self-build labour to an acceptable family house.

5. COMMUNAL SERVICES

In all co-operative housing schemes the level of communal ser-
vices and amenities is high. Apart from the ordinary needs of
water, sewage disposal and light, most. co-operative housing
schemes in Northern countries provide for central heating for
each block of flats. Some schemes have gone on to neighbouring
heating: the installation of a central heating unit, perhaps
making use of a cheap fuel like natural gas, to heat a group of
apartment. blocks or detached houses. In Sweden, housing co-op-
eratives were the pioneers in providing , early in the present
century, for central heating, lifts, baths and showers, none of
which had previously been considered necessary in low-cost hous-
ing. They also provided for rubbish disposal by interior chutes,
communal laundries and carpet-beating rooms with mechanical dust

extractors.
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Laundries and drying rooms fitted with machines which can be
operated by the housewife herself, are a feature of co-opera-
tive housing in many countries. -‘So are children's playgrounds
or playrooms for use in cold weather. Many of these have a
volunteer or paid supervisor and plenty of eguipment for com-
munal and individual activities. Poland has for a long time
provided kindergartens, créches, libraries, clinics and clubs.
some or all of these are to be found elsewhere, notably in
Belgium. Provision is usually made for private gardens and
allotments, parks and open spaces. Schools may be built, or
at least a site reserved for a building to be put up by the
local authority, provided the new settlement is sufficiently
large. There may be a community hall. People from neighbour—'
ing districts are usually admitted to these facilities, and
this helps to break down the isolation which is often a dan-

gerous feature of life in a new housing estate.

The policy on shops varies. 1In Israel only co-operative shops
are allowed, and consumer co-operatives are probably given pref-
erence in other countries, especially where they have made some
contribution to the housing project. Elsewhere provision is al-
so made for private shops and perhaps for the inclusion in the
project of people whose services are likely to be needed by the
community such as doctors, barbers, watchmakers or electricians.
Where accomodation is limited, they may be allowed extra rooms,
to be used as consulting rooms or worﬁshops. In some countries,
indeed, co-operative housing schemes are partly financed by leas-
ing the ground floor to private shopkeepers or other businessmen,
though there may be regulations (as in Austria) as to the pro-

portion of space which may be used in this way.

The policy to be adopted regarding communal services is obvious-
ly one which must be considered in considerable detail before a
co-operative housing scheme is launched, architects are instruct-
ed or even land purchased. Some services (e.g. neighbourhood

heating) may in the end save money, but many others cost money



which the members will in the end have to find. If they do
not, in fact, want a élub, a community hall or a library,
there is no point in increasing costs by including them in
the scheme. A compromise might be the reservation of space
for such buildings should the members wish for them later on.



CHAPTER VI1

“SELF-BUILD” AND RURAL HOUSING

In simple agricultﬁral societies it has always been the custom
for neighbours to join together for the purpose of building or
rebuilding houses. Even in more recent times, it is on record
that the people of a village in Bulgaria decided they would
like to rebuild all their houses. The whole village combined
to make bricks, fell timber, make doors and window frames, lend
oxen and carts to move materials to the building site. They
drew lots for the first house to be demolished and rebuilt,
meanwhile finding temporary accomodation for the owners. As
soon as first house was completed, they moved on to the next,
and so om till the whole village had been rebuilt.

1. “SELF-BUILD"

The idea of the "self-build" co-operative came later, and was
to some extent the product of the economic depression of the
twenties and thirties. This meant that there were many men un-
employed and with ample leisure which, with some outside help,
could be used to provide themselves with houses. Interest was
again stimulated by the totally different circumstances of the
period immediately after the Second World War, when labour in
the building trades was so scarce and the pressure for new
houses so great that young couples often had to postpone mar-
riage or live with their parents for several years before they
could find a house on the market. The alternative was to build
their own. Few, however, had the necessary capital to buy a
site and materials nor the skill to build without instruction.

The countries principally interested in "self-labour" co-opera-
tives are Sweden, the United Kingdom, Czechoslovakia, the United

States and Canada. It will be noticedvthat none of these are



poor countries. They are also countries in which manual la-
bour has never been held to be degrading. The housing co-op-
eratives in these countries which use "self-build"” methods do
not work in the same way. What they have in common is that
their members decide to reduce the cost of their houses by

building them wholly or partly themselves.

In Sweden, where special state loans are available for this
purpose, the National Housing Association is prepared to buy
land and develop it for this purpose, afterwards either selling
it at cost (including that of roads, mains and sewers) or leas-
ing it for sixty years. Through one of its subsidiary compa-
nies it manufactures the components of a considerable variety
of prefabricated small houses, which members can put up them-
selves, provided expert instruction is available. Contractors
lay foundations and provide plumbing and wiring. Written in-
structions are provided with each consignment of building ma-
terial (in this country, timber) and an instructor visits the
site to help if any difficulties arise. Paints and finishes
are at the member's choice. The completed work is subject to

inspection.

The method of financing is that state loans are made available
for 30 years at 4% interest. Alternatively, the members may
obtain a first mortgage loan from a private source and a second
mortgage from the state. The member pays cash for all the build-
ing materials as they are delivered, using for that puspose a
special cheque book which enables him to draw on the loan placed
to his account. When he has finally repaid his loan, the house
becomes his property and he can dispose of it as he likes.

Members are expected to help one another in the course of build-
ing, and on the completion of a group of houses, a Home-Owners'
Association is set up which makes joint purchases of fuel, in-
stals street lights, if necessary, keeps roads in repair and
looks after amenities. The Association employs its own landscape-
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gardener, whose function is to give free advice both on the
surroundings of the settlement as a whole and on individual

gardens.

In the United Kingdom, some 400 "self-build" housing co-opera-
tives have been formed, the mémbers of which provide all their
own labour. They have built over 7,000 houses. Many of these
co-operatives, however, dissolved on completing their building
operations and paying off any debts which they might owe. The
method is less systematised than in Sweden, and there is no na-
tional manufacture or procurement of materials and no technical
supervision. The co-operatives are, however, advised to include

technicians among their members, which most of them do.

Members usually pledge themselves to work for a minimum of 16
to 25 hours a week in their spare time. In the latitude of the
United Kingdom, this may mean working by flood lighting in late
autumn or early spring. The aim is to include in each group
some skilled craftsmen with experience in building, as well as
an accountant and a lawyer. No outside labour is employed, and

no paid staff.

Members may form a savings group some time in advance of actual
building. All take up an initial share and sometimes add a
weekly subscription to cover administ;ative expenses. A block
mortgage loan may be obtained from the local authority or a
building society, covering up to 90% of the cost of materials,
and repayable in 25 years. In some cases the local authority

also provides the site, usually on leasehold. .

In Czechoslovakia unpaid help on the building site from the mem-
ber, his family or his friends counts as a contribution to the
high proportion of capital (40% of total cost) which he must
contribute towards the cost of the house or flat which he will
ultimately own. Here there is no question of independent build-

ing with materials supplied from a loan. The block of flats is



a unified project completely controlled by the housing co-op~-
erative or the state or the contractor employed. The services
of the prospective member given unpaid part-time and in a form
within his technical capacity, are a contribution to share cap-

ital only and introduce no element of personal choice.

In the United States, housing co-operatives involving a sub-
stantial element of "self-build" are fairly numerocus, but they
do not work on any uniform plan. Some aim at continuing joint
ownership of the housing project as a whole; others at owner-
ship by individuals. Most try to preserve some communal ser-
vices. Some houses are built by instalments, with rooms added
as means and families increase. The participants are often in-
tellectuals and artists rather than manual workers. The United
States seems to be the only country in which "self-build" has
involved conflict with trade unions. The difficulty seems to
have been resolved, but the possibility that it might arise in

another country should perhaps be borne in mind.

In Canada the "self-build" system was introduced into Nova
Scotia during the depression and has recently been revived in
Newfoundland, where the provincial government provides funds
and technical instruction for members, who seem to be mostly
young people in skilled occupations and professions. The meth-
od is also used in rural Quebec, though for urban housing the
Quebec Co-operative Housing Federation has abandoned it in fa-
vour of standardised mass production on a modern mechanised

system.

The keys to success in all "self-build" co-operatives would ap-~
pear to be the small coherent group, a sympathetic source of
loan capital and the inclusion, either as members or advisors,
of skilled men with knowledge of different aspects of the build-
ing trade. With such knowledge available, and with amateur
builders willing to learn, the quality of building is usually
.as high or higher than that of commercial firms. No-one, after
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all, is likely to skimp work on the house in which he expects
to spend the rest of his life.

2, RurAL HousINnG

Most self-build housing is to some extent rural, since most of
those who undertake it prefer to make their homes on the out-
skirts of towns rather than the centre. (In any case, the
building of large blocks of flats would be beyond amateur la-
bour.) It does not, however, fully solve the problem of hous-
ing or rehousing peasant farmers, agricultural labourers, for-
esters and others who live more or iess remote from their neigh-
bours and from urban services. Some local authorities or na-
tional housing banks make loans to individuals for this purpose,
as well as for the installation of piped water, modern sanita-
tion and electricity. This is not a co-operative development,
although in some cases the lending institution may be a co-op-
erative bank. Loans for this purpose in some countries (such

as India) are sométimes difficult to make, since the traditional
style of village building is too impermanent to produce a prop-

erty which can be mortgaged.

The co-operative contribution to rural housing is generally
made through the supply of building materials, often by farmers'
supply and marketing co-operatives. The member usually does
most of the building himself, assisted by local craftsmen as
needed. Much the same thing is happening in parts of Africa,
where the construction of permanent buildings serving as co-op-
erative warehouses or offices may for the first time suggest

to members the posgibility of new standards of housing based
on new building materials such as concrete and aluminium sheet-
ing in place of mud and thatch. Co-operative supplies of ce-
ment and corrugated metal roofing may then make it possible

for the villager to put his ideas into practice.
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The whole guestion of how to provide simple, inexpensive rural
housing of acceptable standards through co-operative action
still remains to be thought out in detail. It is associated
with that of general village improvement, the laying on of

pure water supplies, better sanitation, the provision of elec-
tricity and telephones. All these have been effected by co-
operative action. The rural electricity co-operatives of the
United States, France, Czechoslovakia and other countries such
as Turkey are well-known. Telephone co-operatives are especial-
ly associated with Finland. Water supply co-operatives of vari-
ous kinds have been formed in a wide range of countries, though
not in large numbers. So far as is known, however, none of
these have been linked organisationally with rural housing.



CHAPTER VIII

OCCUPANCY

The running of a housing co-operative is as important as the
actual building. There must, in the first place, have been a .
good choice of members. Their economic position, their ability
not only to pay their share on admission, but to go on paying
over a long period of years is important. Their social accept-
ability to one another is important. So is the readiness of

at least a considerable number to take active responsibility

for managing the affairs of the co-operative.

There must be a certain measure of discipline which all can ac-
cept. The system of management must ensure that the financial
obligations of the co-operative are met, that the fabric of the
building is maintained, and its outward appearance remains cred-
itable. At the same time, all the reasonable needs and wishes
of the members must be fulfilled as far as is humanly possible.
There must be security of tenure but also some means by which
membership can be relinquished without loss to the member or

the society.

1. ALLOCATION OF DWELLINGS

Some co-operative housing projects are exactly planned to ac-
commodate the members, generally rather few in number, by whom
it has been formed. Housing co-operatives with "open" member-
ship, however, usually have a waiting list of people seeking
accomodation, some of whom may have been waiting for a long
time. There may also be many other houseless people who would
become members if they knew more of the co-operative or if
there were any chance that it could house them in any reason-
able period of time. 1In this type of co-operative, and in



countries where the pressure for housing is severe, even des-
perate, it is necessary to devise a method of allocation which

is fair to all, simple and easily understood.

The usual method is to allocate houses or flats to members in
the order in which they joined the co~operative. Subsequent
re-letting, made necessary by death or departures, is usually
controlled by the tenants' committee. In some countries a
housing co-operative which has received support from the lo-

cal authority, has to consult that authority before allocating
dwellings, and may be expected to make room for families in
conditions of special hardship. The order or request comes
from the local authority. In some countries all allocations

are said to be made "on social principles". This is no doubt
the ideal of all, but is would appear to involve some very dif-
ficult decisions as to the relative urgency of different kinds
of need. Should a large family be preferred to one at present
living in particularly unhealthy conditions? A poor family to
one which has made continuous sacrifices in order to save up

for a good house? The sense of injustice which might be aroused
by a wrong, or even by a right decision, may easily be imagined,
and would not help the social climate of the co-operative, even

if the aggrieved family had been excluded altogether.

In the United States, the Federal Housing Administration, a
government office, requlates the admission and transfer of mem-
bers in all housing co-operatives receiving federal aid. 1In

the Federal Republic of Germany, the local authorities must be
consulted in cases where public funds are involved in order to
provide housing for certain groups of tenants or future owners.
These provisions, though they may represent the natural price
which the local authorities exact for what is often generous aid,
do rather conflict with the idea of a co-operative as a self-~help
association of like-minded people who have come together to cre-

ate something for their own economic and social benefit.
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The fact that admission to membership in a housing co-operative
itself usually involves scrutiny and selection should mean that
when a further selection is made of those who are to receive the
first houses, it should do no more than establish a numerical
order of allocation and not, save in very exceptional circum-
stances, allow disqualifications or even long deferments.

Before leaving the subject of allocation, it may be of interest
to quote the case of a co-operative in Costa Rica, building
houses for the ultimate ownership of its members. Seven out of
every ten houses built are allotted in the order in which mem-
bers joined the co-operative. The remaining three are allocated
by ballot, the lucky recipients being forbidden to transfer them
for profit. This element of gamble might not be accepted in all
countries, but at least it stimulates members' interest.

2. TENURE

In the case of houses which are in effect being bought on hire
purchase by the member from the co-~operative, the member does
not enter into complete ownership, either freehold or leasehold,
until the loan is paid off. In the meantime he is subject to
certain restrictions. In Hong Kong, for example, flats cannot
be mortgaged while the loan is outstanding, nor can they be as-
signed or sublet without permission. No lodgers, other than
members of the family, may be received. . (In some countries, on
the other hand, subletting part of a house in order to pay off
the loan.to the co-operative seems to be an accepted practice,

to which no objection is raised.)

In order to prevent speculation, it may be laid down.that co-
operatively built houses may not be alienated in less than six
years from the date of occupation. Elsewhere, if amember wishes
to sell or let his house less than ten years after he took it
over, he must first offer to sell it to the co-operative, and
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can only sell to an outsider if the co-operative is unwilling
to purchase. The co-operative, further, takes any profit from
sales to a third party or from sub-letting. In many countries
houses on which there is a mortgage may only be alienated with
the permission of ﬁhe co-operative and not at a profit. 1In
Switzerland even transfers to members of the owner's family

are subject to the co-operative's permission.

In Malaysia, an original check on speculation in co-operatively
built housing has been devised. This takes the form of a tem-
porary tenancy. When a co-operative lends to a member in order
that he may build on his own land, the site is transferred to
the ownership of the co-operative and the member becomes a ten-
ant of the co-operative till the loan is repaid. This puts the
co-operative in a somewhat stronger position as creditor than
if it only held a mortgage on the house. It also means that
the tenant cannot sell if the value of property rises, or he is

unable to meet his obligations, or both.

In those co-operatives in which the ownership of houses remains
permanently with the co-operative as a corporate body, the mem-
ber usually receives a life tenancy or permanent right of occu-
pation. This is the system, for example, in France, Germany,
Poland and the Scandinavian countries. In some countries, how-
ever, it is merely affirmed that the lease should not be arbi-
trarily terminated, and in the United States, with an extremely
mobile population, given to frequent changes of occupation and
residence, there seems to be a preference for short leases and
no explicit provision for life-tenancy, though an occupation

right would seem to be assumed.

3. TRANSFER OF DWELLINGS

Many people otherwise attracted by the idea of co-operative
housing are concerned as to rights and interests should they
be compelled to move, perhaps because their work has moved, to
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some other part of the country. How much of the capital they
have invested in their house will they be able to recover?

Will they be in any better position to secure accomodation in
the place to which they are going than if they had not been a
member of a co-operative? Will they have any say in the choice
of a tenant to succeed them? If their absence is likely to be
no more than temporary, will they be able to sublet? What will
happen when they die? In particular, will the surviving part-
ner of a marriage be able to remain in his or her home? .

In co-operatives aiming at house ownership for their members,
the position does not differ materially from that of any owner
of a mortgaged house, though the co-operative may want to inter-
view the new occupier to make sure that he is solvent and other-
wise acceptable, and there may be restrictions on sale for prof-

it and on subletting.

The problem only really arises in an acute form in the case of
co-operatives for permanent tenancy. To take first the case in
which a member dies: in most countries members are allowed to
leave their right of occupation by will, though legatees are
sometimes restricted to near relatives, and in some cases the

consent of the co-operative is required.

As regards transfer during a member's lifetime, members are free
to leave a housing co-operative at any time, but the transfer of
a dwelling from a resigning member to a new member calls for the
approval of the co-operative or, in practice, of the committee.
In Sweden, the procedure is that the retiring member sells his
fights to a successor who has been approved by both the "daugh-
ter" and "parent" co-operatives of which he is a member. The
practice may cover the original capital payment and the payments
towards the amortisation of the loan which he has already made,
but not the interest nor any other charge. 1In Norway, on the
other hand, the member who is leaving may recover the initial
capital payment but not the amortisation which he has already
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paid, as this is regarded as rent. If the interior of the flat
is in bad repair, a deduction, assessed by a tenants' committee,
may be made to cover the cost of repair and redecoration. In
the United States, members wishing to leave must first offer
their share in the co-operative (which gives them their right

of occupation) to the co-operative, which may accept, refuse or
trénsfer it. According to rules recently drawn up in the United
Kingdom, the member who is a tenant of his house or flat may not
leave it by will to anyone but another tenant. This would seem
to envisage joint husband-wife tenancies. Those who resign may
be repaid the capital invested, and consideration will be given
to any increase in values which may justify compensation. This
seems to be the only country in which the increased value of all
house property and consequently of any alternative housing which
the resigning member will have to acgquire has been taken into

account.

The object in every case is first to give the member complete
security of tenure, unless he grossly abuses his position; sec-
ondly, to make it impossible for him to use membership in order
" to make a speculative investment in house property; thirdly, to
allow him to leave his dwelling without financial loss; and
fourthly, to make provision for the natural human wish to trans-
fer what has been a family home to a surviving partner or to the
children of the marriage. Finally, the object of the co-opera-
tive is to create a mutually congenial community as well as a
solvent undertaking, and this means some control over the choice
of members not only at formation, but throughout the life of the
co-operative.

The balance between these objectives is not easy to strike or
to embody in rules which will work with automatic justice in
every case. A good deal depends on the wisdom and commonsense
of the committee by which they are interpreted. There would
also seem to be scope for appeals to the arbitrators of a high-
er authority, say the committee of a national co-operative



housing association or a special board set up by it. It is not
clear, however, whether such machinery exists in many organisa-

tions nor how often it is in fact used.

One or two European countries complain of a high turnover of
co-operative tenants, and are inclined to regard this as a fault
in social attitudes or social mechanism. The Scandinavian and
American experience is that turnover is very low. This is in-
teresting in view of the frequency with which American house-
holds in general are known to move house. It would be risky in-
deed to accept a low rate of turnover as evidence of the success
or failure of a co-operative housing scheme without some knowl-
edge of the general turnover rate of the country concerned or
even of the profession of the members. This is particularly
true of many Asian and African countries. There the most likely
prospective members of a housing co-operative are civil servants,
and the custom is to post civil servants to one district for a
few years and then move them on to another. 1In such countries
an acceptable method of relinquishing, exchanging or sub-letting
dwellings may have to be found before a housing co-operative can

even be considered.

Housing co-operatives in several countries are beginning to take
into account the fact that members not only die and wish to dis-
pose of their interest by Will: they age, and as they age the
family group alters. The Norwegian co-operatives with, on the
whole, a membership of young married couples, are already look-
ing forward to the position when ageing members will no longer
require so much space and will be ready and perhaps anxious to
move into smaller quarters. This will release space for new
families. But all such changes have to be brought about with
tact and with respect for the attachment which elderly people
feel for their homes after nearly a lifetime's occupation.

In a housing co-operative on the tenancy plan, some power of
expulsion must rest with the co-operative, however rarely it is
used. However careful the initial selection, wilful failures



to pay moneys due, and grossly anti-social conduct occur and
cannot be allowed to continue indefinitely. The United States
provides for the compulsory repurchase of a member's shares,
wich would imply surrender of the house or flat. Hong Kong
provides that the co-operative may resume possession if the
member fails to pay his rent, but also safeguards the position
of a widow where such a failure would endanger her chance of
retaining her home. Sweden provides that a member can be ex-
pelled by the unanimous wish of all the other tenants. Al-
though these provisions exist, it does not seem that they

have often been used, or that trouble due to lack of personal
discipline on the part of tenants has been a major source of
difficulty in housing co-operatives. Indeed, a group of co-
operative apartment blocks of New York, tenanted by rehoused
slum dwellers, has a remarkable record of freedom from juve-

nile delinquency.

4., RENT AND AMORTISATION OF LOANS

Actual rents expressed in terms of money mean little. They
must be considered in relation to accomodation and amenities
on the one hand, and to the general level of wages and cost
of living oh the other. However, the basis on which rents or
other payments are calculated, and their relation to the in-
comes of members, have a much more general meaning, and can be

subject to international comparisons.

Tenants' co-operatives in many countries fix their own rents.
They cover the interest and amortisation of the loans which the
co-operative has contracted, plus the cost of managing the prop-
erty. In Norway the management fee which the "daughter" pays

to the "parent" co-operative is calculated on the basis of mem-
bers' share capital, and is treated as an expense separate

from the maintenance and servicing of the building. Central
heating, where it is supplied, may raise the rent considerably.
As the loan is repaid, interest charges will fall. Both in-
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terest and amortisation will eventually cease when the whole
loan has been repaid. In some countries the reduced interest
charges are reflected in a reduction of rent. Elsewhere it is
assumed that as interest charges fall, the cost of maintaining
an ageing building rises, and it is planned to leave rents un-
altered. This calculation may be influenced by the belief

that prices and wages will continue to rise over the years as
they have done for many years past. 1In this event, even if the
actual figure remains unchanged, rent will become a less im-
portant item in members' expenditure, while the cost to the co-
operative of repairs, though not of interest, will rise. 1In
the Indian tenancy co-partnership co-operatives, rents are paid
until all the borrowed capital has been paid off. Thereafter,
the buildings remain common property, and members are issued

with shares corresponding to the payments made.

In many countries some form of public control is applied, ei-
ther to all housing, to housing under a certain rateable value,
or to all housing built with a government subsidy. This may
restrict the freedom of the co-operative to fix its own rents
at an economic figure, though in some countries the element of
loan repayment may be treated as something outside the scope

of ordinary rents and special arrangements may be allowed. In
Finland, rent is subject to the overall control of the govern-
ment housing agency. In Czechoslovakia rents may not exceed
7-10% of members' income and, if this does not cover cost of
maintenance, a government subsidy is available. The figure of
7-10% of income is low and may not include amortisation of
loans. In most European countries the aim is to keep rents at
20% of members' income, but this is usually achieved by care-
ful planning, aimed at keeping actual costs within limits,
which a rent at this level will be adequate to meet. In the
Netherlands, where rents are fixed by the local authorities,
public subsidies, calculated on costs, are available to the co-
operative, but the tendency has been to taper them off as rents

are gradually brought up to an economic level. In France



there are statutory makimum and minimum rents. Where the rents
paid by co-operative members might exceed the maximum, they may
be reduced by the payment of interest on members' shares and
sometimes bonus on the profits of the undertaking as a whole.
In Austria the rent covers the formation of a reserve fund. 1In
the United States it is simply stated to be on a "non-profit

cost basis".

In countries where the member is hire-purchasing his house ra-
ther than renting it, the position is a little different, though
most of the same costs have to be met. In Malaya loans are re-
paid monthly, together with interest payments at 1% above that
which the co—operativeiitself has to pay. The margin provides
for the overheads of the co-operative. There is also an annual
charge for maintenance and a subscription for social services.
In some cases a mortgage redemption insurance may be required.
In the mainly middle class urban housing co-operatives of Hong
Kong, the tenant has free possession of his house from the time
the loan is repaid, to the termination of the 99 year lease on
which it is held, when the land on which it is built will revert
to the government. In Hong Kong housing co-operatives for fish-
ermen and market gardeners, the members pay a monthly rent cov-
ering upkeep and a contribution to a revolving fund.

5. MAINTENANCE

In most housing co-operatives the co-operative is responsible
for maintaining the fabric of buildings as long as they remain
co-operative property. In most European countries tenants, and
those who are in course of hire-purchasing their houses, are
responsible for interior decoration and minor repairs, though
this may be at the decision of the co-operative; or it may re-
tain the right of occasional inspection and the execution of
neglected repairs at the tenant's expense. In some co-opera-
tives tenants are prepared and permitted to extend their re-

sponsibility for repair and redecoration in order to lower
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rents. In Germany, however, the co-operative is usually re-
sponsible for repairs, maintenance and modernisation, as well
as for maintenance of gardens and other common services. This
calls for the employment of labour and large co-operatives, or
a group of co-operatives may find it advantageous to employ not
only their own caretakers and boilermen, but their own elec-

tricians, plumbers, decorators and gardeners.

6. MEMBERS' COMMITTEES AND SOCIAL SOLIDARITY

Committees elected by the members at their annual general meet-
ing are a practically universal feature of all co-operative
housing. . They are indeed an essential to the co-operative form
of organisation and are the practical expression of the princi-
ple of democratic control. The only unexpected feature of hous-
ing co-operatives in this field is that the principle of com-
mittee management has in some cases been more variously and per-
haps more loosely interpreted than in most other types of co-

operative, and sometimes appears in a rather attenuated form.

The meaning of the term "committee" varies greatly, and there
may be provision for more than one type within one co-operative.
The range of committee responsibility, in fact, is from com-
plete control of all aspects of a housing project to a limited
advisory role in respect of a single block of flats. 'Not only
the responsibility of the co-operative, but the range and in-
timacy of its contact with individual members may vary very
greatly. A local advisory committee may know its members, and
though this may be a strength, a committee of this kind may per-
haps all too easily become a mouthpiece for the grievances of

a few, rather than an attempt to play a more creative part. On
the other hand, the committee of a large, perhaps regional or-
ganisation, may be democratically elected and exercise real man-
agerial responsibility, but may in fact cover too many projects
to be in very close touch with the wishes and problems of the

ordinary members of any one housing unit.



In the "parent-daughter" societies of Scandinavia, the prob-
lem of combining real responsibility with expertise on the one
hand, and personal contact on the other, seems to have been
satisfactorily solved. As will be recalled, members who have
received houses continue to belong to the "parent" co-opera-
tive, which puté experience, resources and technical knowledge
at their service. At the same time, they take responsibility,
through the "daughter" co-operative, for the local project in
which they actually live. This state of affairs has not been
reached without a consciously devised compaign of education.
The National Housing Association of Sweden, for example, cir-
culates a monthly magazine regularly to all members of housing
co-operatives. It prepares reports, pamphlets, films and film
strips. It arranges lectures and exhibitions. It has train-
ing courses for co-operative housing staff, from accountants
to caretakers. It also organises courses for committee mem-—
bers, all with appropriate textbooks prepared by the Associ-

ation.

The French housing co-operatives, especially of the Paris re-
gion, appear to have achieved a devolution of control and in-
terest somewhat similar to that of Scandinavia. In Switzer-
land, although the "daughter-parent" device is not used, much
attention is paid to the active participation of members. Dem-
ocratic machinery, it is said, only works satisfactorily
through a continuous educational effort. Members are urged
to attend general meetings and to follow the business. Ten-
ants' meetings (for single projects) and quarterly meetings
are held. Efforts are made to secure the active interest of
women as well as men. It is they who are most intimately and
continuously involved in the house in which they live. It is
often they who have comparative leisure to give to improving
the resources and maintaining the social life of a housing

«

project.



In some countries with old, large and possibly rather conser-
vative co-operative housing movements, a measure of criticism
has been directed to the functioning of housing committees, es-
pecially when all real power rests with an area or regional
organisation and local committees are at most advisory. 1In
some countries criticism has been made that housing co-opera+
tives are over-managed, that there should be more collabora-
tion and consultation between paid management and unpaid com-
mittees, which would attract more ordinary members to attend

and take part.

It is perhaps worth considering whether the Central European
system of general meeting, supervisory committee (meeting ve-
ry infrequently) and small paid executive, though honoured by
tradition, may not be less conducive to democratic responsi-
bility and interest than the single unpaid committee which is

the usual form elsewhere.

The co-operative institution of the annual general meeting at
which the Committee is elected has already been noted. Not

much has been reported on the attendance at the annual general
meetings of housing co-operatives in different countries, nor
of the conduct of business nor the degree of interest shown.

It is normal experience in other types of co-operative that
interest is keen and attendance large in the early years, but
that in a successful co-operative, interest gradually becomes
less keen and attendance less numerous. This is to be deplored,
if only because it leaves committees unchecked and often re-
~duces elections to a formality. When this happens, inefficien-
cies and even abuses may creep in. The co-operative ceases to
be sensitive to its members' needs, grievances begin to foster,
and when a large and angry meeting at last assembles, much dam-
age has already been done. Every effort should therefore be de-
voted to preserving the annual general meeting as a living and

popular institution. In large co-operatives, on the other hand,



such a meeting may be unfeasible and may be replaced or, where
the law or the bye-laws provide so, may even have to be replaced
by a meeting of elected delegates.

The position of tenants' committees on housing projects con-
structed by consumer co-operatives or trade unions is rather
different. The usual custom, at least in Scandinavia, is to
transfer management to a "daughter" co-operative as soon as

the tenants have settled in. There is no reason to doubt the
genuine character of this arrangement or the sympathetic atti-
tude of the building organisation to the local co-operatives

it has formed. The fact remains that the tenants have their
"daughter" co-operative, but only an indirect and minority voice
in the management of the "parent"” organisation. It is difficult
to say how important in practice a difference of this kind is
likely to be.
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CHAPTER IX

TERMINATION

As already noted, there are two forms of housing co-operative,
conveniently called, in Australia and elsewhere, the "terminat-
ing" and the "continuing". A terminating housing co-operative
is one in which loans, expert advice, perhaps bulk purchase of
materials enable the members to build their own houses and pay
for them over a fixed period. When payments have been complet-
ed and the houses are legally in the full possession of the mem-
bers, the co-operative is wound up. The law and the rules pro-
vide a simple procedure for this operation, which must include
the payment of any debts which the co-operative as such may
still have outstanding (for example, tax claims), and the dis-
posal of any assets which remain in its hands. Such assets may
be distributed on an agreed system among the members or, more
frequently, transferred to some other organisation providing

low cost housing.

It should not be assumed that all co-operatives which aim at
house ownership are necessarily wound up on the transfer of the
last house to its owner. Some remain in being in order to ad-
minister the common services or amenities of the settlement and
to give members a chance of exchanging views on how it should
be conducted. Its financial responsibilities are reduced, and
its power over its members is less, but it hay still have use-
ful work to do. Other co-operatives decide to continue their
activity by setting themselves the task of a new housing pro-
ject in order to provide house ownership for new members or to
construct housing to be rented to other members in need of hous-

ing.

The aim and purpose of a tenancy co~operative is to be perma-

nent and maintain indefinitely the joint ownership and manage-



ment of a housing project. It is recognised, however, in the
co-operative law or rules of several countries, that there are
circumstances in which the members of a housing co-operative
may wish or be compelled to wind up its affairs. It may be in
financial difficulties through bad judgement or circumstances
over which it has no control, and may be unable to meet its
obligations. The members may have lost interest or there may
be deep divisions among them, though there does not in fact
seem to be any record of such occurrence. On the other hand,
the co-operative may, through change in land values and shifts
of population, find itself in possession of property valuable
out of all proportion to the payments made by members. 1In
such circumstances, they may be tempted to realise the accrued
value, through a speculative sale, the dissolution of the co-
operative and the distribution of its assets to the members.
This is not the purpose for which it was formed or for which

it received aid from public funds.

In several countries these possibilities have been taken into
account in the law and in the rules of the co-operative. In
particular, there are provisions to prevent the speculative
sale of co-operative property. In Denmark, for instance, it

is laid down that co-operatives must remain permanently in op-
eration and that the site and the buildings on it must continue
to be the property of the co-operative. In the case of houses
put up by a co~operative of building trade workers the position
is rather different, since the trade union may not wish to re-
main in the position of landlord indefinitely. It is provided,
therefore, that the property must not be transferred to private
ownership but must pass to the local authority should the co-
operative be wound up. Alternatively, in some countries it may
be transferred to a co-operative formed by the tenants.

In other European countries it is also laid down that if a hous-
ing co-operative is wound up, its property must not be trans-
ferred or distributed to individuals but must pass to another
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organisation with the same objectiVes. Further, any sale of
the property must be at cost price. Elsewhere, no disposal

of property is permitted without the consent of the local au-
thority, to which it must first be offered in the event of 1lig-
uidation. Alternatively, it may be simply laid down that there
should be no distribution of profit on the liquidation of a

housing co-operative.

It might be argued that so complete a denial of the changes in
the value of capital assets which may well take place during

the period of 25-30 years which a housing co-operative needs to
pay off its loan, is itself unfair to the members who could have
invested their money to greater advantage elsewhere. In fact,
prospective members who realise this possibility might well be
deterred from joining a housing co-operative at all. The point
has been raised in other co-operatives (especially agricultural
co-operatives) and has sometimes been met by a permitted re-
valuation of shares. It is usual, however, to retain the prin-
ciple of an indivisible reserve fund, which, on the liquida-
tion of a co-operative, may only be used for a public purpose,
including the formation of another co-operative. On the whole,
it would seem right to retain the full safeguards against a
speculative winding up, while considering a possible revalua-
tion of shares which would give the member resigning individual-
ly a capital payment based on the current value of his dwelling,
and so making it possible for him to acquire a similar dwelling
elsewhere. The case of a co-operative collectively selling a
valuable site in a crowded city centre in order to move to a
suburb and build again, also needs to be considered.

The difficulty is that the earlier housing co-operatives were
initiated and their rules drawn up in a relatively static sit-
uvation, in which money values changed very slowly, people gave
up their jobs and places of residence less frequently and fam~
ilies, though their composition might change, broke up much less
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readily into smaller units than they do today. Thése are some
of the aspects of co-operative housing in a more mobile socie-
ty which may have to be re-studied.
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CHAPTER X

HOUSING BY CO-OPERATIVES OF BUILDING WORKERS OR CONSUMERS

A number of references have been made to co-operatives of this
type, but mainly in regard to their relationship with tenants
and the degree of co-operative responsibility which the latter
are able to assume. It may well be, however, that in some coun-
tries interest in co-operative housing may first be aroused a-
mong building workers rather than among prospective occupiers
of houses. It would seem useful, therefore, to give a rather
more consecutive account of the aims and methods of these organ-

isations.

1, WORKERS' PRODUCTIVE CO-OPERATIVES

Among the original aims of the co-operative movement in Europe
was the establishment of Workers' Productive Co-operatives, al-
so called self-governing workshops or co-partnership associa-
tions. Workers, usually in a skilled trade not requiring mas-
sive capital equipment, took up shares in a co-operative, which
then acquired and equipped a workshop or small factory in which
the members were employed. Management was in the hands of a
committee, elected by the worker members. Regular wages at the
recognised trade union rate were paid, but .at the end of the
year any profit or "surplus", after meeting the obligations of
the co-operative and making a contribution to reserve, was di-
vided among the worker-members, usually as a bonus on their

wages in the past year.

Co-operatives of this type have had a rather limited success in
Great Britain but have played a more considerable part in France
and Italy, as well as in India and other Asian countries. Among

other industries in which they engage is the building trade. 1In



the early stages, at least, this did not involve the setting
up of a workshop or the purchase of much in the way of equip-
ment. The members usually covered between them the full range
"of building skills, though co-operatives of masons, joiners or
other specialists may be found in some European countries.

The more comprehensive groups might employ their own foreman,
clerk of the works and possibly architect and accountant.
These professional workers were not at first always members of
the co-operative, though it is now usual to include an agreed
percentage of professional men, with the same rights as other
members.

A builders' co-operative enters into contracts with private
persons or public authorities to build houses, schools, facto-
ries, hotels or other buildings. The initial difficulty has
always been finance. Although workshops and (in earlier years
at least) expensive plant were not required, the building in-
dustry, like agriculture, has a slow production cycle. Materi-
als have to be purchased and labour paid for many weeks before
the client expects to make his first payment to the builder.
This time-lag broke the first attempt to set up Builders® Guilds
in Great Britain immediately after the First World War. 1In
France and Italy builders' co-operatives have been more success-
ful, because, among other things, they were given a certain
preference in the allocation of government contracts and in the
second, there were housing and other banks which, with govern-
ment backing, were prepared to lend to them on favourable terms.
In Italy and in some Asian countries, building workers' co-ope-
ratives have played a considerable part as contractors working
for housing co-operatives of prospective owners or tenants. A
single co-operative may undertake the wholeﬁcontract or it may

be split up among a range of specialised craft co-operatives.

2, TRADE UNION BUILDING AND HOUSING ENTERPRISES

The approach in some countries has been rather different, since
it has come from building workers' trade unions, rather than



from co-operatives. 1In Germany in the 1920's workers in the
building industry, through their trade unions, organised
their own building companies, similar to the organisation of
building craftsmen in the middle ag€s; in spite of the short-
age of capital they operated with some success but were later
suppressed by the Nazi regime. In Sweden the initiative came
from the Building Wooodworkers' Unions. The aim was increased
and better planned housing, security of employment for build-
ing trade workers, and a knowledge of building costs regarded
as an aid in trade union negotiations. The first contracts
were entered into in the early thirties, when the economic de-
pression was only just coming to an end. During the Second
World War there was a renewed slump in building, with heavy
unemployment and falling wages among building trade workers.
A centralised organisation wasvthen set up under the name of
the Swedish National Building Company. Membership was origi-
nally confined to building trade unions, their local organi-
sation and branches, together with local tenant-owner co-op-
eratives and certain productive enterprises. Membership was
later widened to include the Confederation of Swedish Trade
Unions, and some of its affiliated unions, including those of
the municipal, metal and factory workers and their branches.
A majority of shares, and therefore of votes, continues, how-

ever, to be held by the building trades unions.

The National Building Company began by working through a num-
ber of local societies, but these have now been reduced in num-
ber, and their activities confined to the field of public rela-
tions and the formation of tenants' co-operatives. Their eco-
nomic functions have been transferred to 24 district offices,
which are an integral part of the National Company. Actual
construction, however, is the function of 12 regional produc-
tive enterprises all owned by the same trade unions which are
the shareholders in the National Company. Besides houses for
co-operatives, the company undertakes housing for local au-
thorities and other non-profit organisations, as well as the
construction of halls, schools and office blocks. It has de-



partments dealing with finance, planning and contracts. It
carries on research into land-use, standards, the demands and
preferences of house occupiers, the care and maintenance of

buildings and other topics.

The company has set up a number of subsidiary enterprises,
grouped in the Productive Company, which buys building materi-
als, owns a cement factory and hires out cranes. It also owns
and controls a paint company and one making heating and sani-
tary fittings. A Central Finance Company provides working and
investment capital for all these productive enterprises. It
also owns untertakings producing cut stonework and wooden kit-
chen fittings. The group includes a road construction and civ-
il engineering company. Other supporting institutions are two
consultancy firms, a women's council and a home savings plan,
through which regular depositors may borrow in order to make
down payments on their flats or houses on favourable terms.

In Denmark there are also a number of co-operative housing so-
cieties set up, usually in the form of joint stock companies,
on the initiative of the building trade unions. Membership
usually consists of workers' productive co-operatives (also

set up by the trade unions) who hold the majority of the shares
but sometimes includes representatives of local authorities and
of urban consumer co-operatives. Individual members are not as
a rule admitted, though some include individual employees. Pro-
spective tenants do not become members nor do they form co-op-
eratives on taking over their dwellings. They have therefore
no influence over the organisation. Trade unions also partici-
pate in the national advisory and managerial organisation,
Workers' Housing, which includes all varieties of co-operative
and other types of non-profit housing, besides local and nation-

al authorities.

Housing in Israel owes much to trade union action, but the pat-

tern is not the same as in Scandinavia. In the early years of
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3, ConsUMER Co-OPERATIVE HOUSING

The part played by consumer co-operatives in housing is usual-
ly more limited and has probably only been of outstanding im-
portance in Finland, where the first important co-operative i-
nitiative to include housing among co-operative objectives came
from the "Progressive" Co-operative Union (KK), hitherto prin-
cipally concerned with consumer co-operatives and insurance.

In 1938 this organisation, together with the allied Co-opera-
tive Wholesale Society, Co-operative Insurance Society and the
Helsinki retail co-operatives, combined to form the Helsinki
Co-operative Housing Central, with the immediate object of
building the Olympic Village for the Games which should have
been held in 1940. Later it undertook house building on behalf
of local housing societies, local authorities and private firms
interested in housing projects for their workers. Later still,
a number of local housing co-operatives were formed, but the
membership still consisted of local and national co-operatives
and local authorities rather than of individuals. The Progres-
sive Union has its own housing department, which undertakes de-
signing and planning but employs local contractors to build.

In Sweden, the Kooperativa Forbundet (KF), the consumer co-op-
erative wholesale society and union, has made a relatively small
but distinguished contribution to Swedish housing, through well
designed housing projects for its own employees. In Switzerland
the Consumer Co-operative Union (VSK) has built a co-operative
garden village, paying particular attention to the guality of
social life which it was hoped to invoke. In Great Britain in
the past, a number of consumer co-operatives launched small lo-

cal housing projects for the benefit of their members.

The opportunity for consumer co-operatives to play a part of
any importance in housing really depends on the strength of
their own position. A consumer co-operative or union of co-

operatives with ample reserves, may well invest them in housing



- 90 -

for their members or employees, and at the same time bring new,
more convenient or more agreeable ways of living within their
reach. This is all the more possible if the co-operative al-
ready has its own building department with experience in put-
ting up stores and factories and perhaps with capacity to spare
for other projects. Many consumer co-operatives today, however,
are either still in the pioneer stage or are reorganising and
modernising their shops and other permanent equipment to meet
changing conditions. In neither case are they likely to have

capital or labour to spare for housing projects.

The trade union basis of co-operative housing may well be of
wider application, but it depends on good organisation of build-
ing trade workers and again on access to ample capital re-
sources, either from long accumulated trade union reserves or

from public funds.



CHAPTER XI

STAFF AND STAFF TRAINING

Co-operation is not a magic formula, nor can it be relied on

to succeed merely because it is based on social principles which
are right in themselves. A co-operative is a business, and like
every other business it depends for its success on good manage-
ment. Every co-operative needs a well-qualified, competent and
energetic manager or managing secretary, with supporting staff
from whom he can evoke efficient and willing service.

This state of affairs is not always as easy to bring about in a
co-operative as it is in a private business. In the first place,
appointments and general policy are in the hands of a committee,
the members of which may not themselves have had much business
experience. They may make appointments for the wrong reasons -
because the candidate has an ideological interest in co-opera-
tion; because he is a local man; because he will accept a low
salary; because he is already known or perhaps related to mem-
bers of the committee. None of these things are necessarily dis-
advantageous (other things being equal, an interest in co-opera-
tion is obviously an advantage), but they are chancy grounds for
selection unless combined with business knowledge and business
habits, ability to organise a subordinate staff and to remain on

terms of mutual respect with committees and members.

A housing co~operative appointing a chief officer for the first
time may be inclined to begin with a part-time secretary, and
this may not be wrong, if the work is not enough to occupy a man
full time. But unless the project is a very modest one, it must
be recognised from the beginning that this is an interim solu-
tion, and that as work increases, the secretary must either give
up his other appointments or yield his place to a full time mem-
ber of staff.
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The formal qualifications of the manager of a housing co-ope-
rative cover a fairly wide range of experience, and it may be
necessary to take a candidate with one type of experience and
hope he will acquire the rest. He must have a familiarity with
accounts and costings, the way in which they are determined and
how conclusions are drawn from them. He must be able to find
his way about co-operative and housing laws and local govern-
ment regulations. It is desirable that he should have some pre-
vious experience of building, surveying or architecture, though
he need not hold high professional qualifications. Without ne-
cessarily being a co-operative evangelist, he should at least
have some understanding of co-operative methods and some sym-

pathy with co-operative objectives.

It should be admitted that co-operatives, especially co-opera-
tives working in isolation from one another, may have special
difficulties in getting the right staff. In the first place,
they often cannot or will not pay adequate salaries. In the
second, they often cannot offer an adequate career structure.
In the third, they often fail to set up a proper scheme of re-
tirement pensions until the first generation of staff have al-

ready been working for many years.:

As regards salaries, co-operative committees are often made up
of men and women who are not themselves highly paid. They find
it difficult to realise that a man whom théy appoint to run a
co-operative business for them may have to be paid more highly
than they are themselves. Further, they may be giving unpaid
service and sacrificing leisure to promoting and supervising
the co-operative, and they are inclined to expect similar sac-

rifices from their paid employees. This is unreasonable.

Sometimes it is difficult to persuade the committee of a co-op-
erative of the need to pay a reasonable salary to its chief of-
ficer. The secretary or manager must of necessity have special
skills. He is obviously doing something few of his members



could do themselves. He is quite likely to have a profession-
al association which lays down salary scales. Pensions on a
contributory basis should be included from the beginning, if
only to provide an inducement to long service. In most coun-
tries there are organisations, sometimes themselves co-opera-
tive, which operate pension schemes at reasonable cost and can
give professional advice as to the conditions and level of con-
tributions on both sides.

The question of career structure is more difficult. An organi-
sation with a restricted staff or with a staff of which only
one or two have professional qualifications, can obviously of-
fer only very limited chances of promotion. This difficulty
disappears as soon as housing co-operatives are numerous and
are linked in regional and national federations. The young
man entering as clerk or accountant then has the opportunity
to move to a larger co-operative, to move back to the senior
post in a small co-operative, and perhaps to end up doing re-

sponsible work in a national organisation.

The chief officer of a co-operative is chosen by the manage-
ment committee or supervisory committee, except in those cases
where the committee has entered into a management contract
with a federal organisation. In this case the federation may
make the appointment, usually after consultation with the lo-
cal committee. In a large co-operative, one or two senior ap-
pointments are usually made by the committee, but an attempt
by a committee to settle all appointments down to those of ju-
nior clerks and boiler-men is usually a time-wasting mistake
which does not lead to efficient working. It can also open
the way to personal influence and favouritism. It may per-
haps be urged, however, that members, acting through their
committees) should have some say in the appointment of sub-
ordinate staff, such as caretakers and gardeners, with whom
they will have frequent personal contacts, as tenants of the

co-operative.
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It is usually said that the committee of a co-operative should
lay down general lines of policy and leave paid staff to carry
them out. This is undoubtedly true of a co-operative carrying
on business such as marketing or distribution, where large
staffs have to be controlled and decisions, often involving
considerable sums of money, have to be taken at short notice.
This is not true to the same extent in a housing co-operative,
where decisions of this kind are infrequent, and the working
of the co-operative intimately affects the lives of all its
members. This may well call for more effective committee de-
cisions and more frequent consultation of the ordinary member,
through general meetings and perhaps in other ways. This in
turn requires special aptitude on the part of the chief offi-
cer, who must be able to work with his committee, neither im-
posing his will nor too unquestioningly submitting to theirs.
!
It should be unnecessary to say that the staff of housing, as
of other co-operatives, should be honest men. It should per-
haps be observed, however, that men handling tenders for val-
uable building contracts, recommending on the purchase of
building sites and perhaps making large wholesale purchases
of building materials, may well be exposed to greater tempta-
tions than those in other lines of business, and that a fall
from complete rectitude may be particularly difficult to de-
tect. This is an argument for the payment of good salaries,
as well as for vigilance on the part of committees and of
those representatives of local government authorities or na-
tional federations who may be appointed to take part in their
work. The custom of "bonding" staff members handling or de-

ciding on the use of money is only a partial solution.

Most co-operative movements, whatever their objects, provide
some form of training for - their staffs. This may take the

form of full time courses (up to two years in duration) at a
national residential college, owned and managed by the co-op-

erative movement. The college or some other institution may



provide shorter courses lasting a few weeks, generally in some
specialised field - cost accountancy, transport management,
seed selection - and often interspersed with attachments to
well-run co-operatives handling the type of business in which
instruction has been given, There may, in addition, be cor-
respondence courses for those who cannot be released for res-
idential study, or short locally organised courses designed to
stimulate the interest of junior and middle grade employees,
and give them a chance to learn, as a team, the latest methods

of carrying out their duties.

As far as is known, there is no specialised college for hous-
ing co-operatives in any country. This does not mean, however,
that nothing has been done to train employees. In Scandinavian
countries and in the Federal Republic of Germany, courses are
run for a number of grades of employee, as well as for commit-
tees and ordinary members. This is accompanied by a consider-
able output of textbooks and periodicals designed for the same

purpose.

All this should tend to rouse interest as well as stimulate
efficiency and should provide a housing co-operative with a
staff of loyal and enthusiastic employees who take an active
interest in the work of their own organisation and feel them-
selves part of a larger body of men and women serving the wider

interests of housing and co-operation.

In building co-operatives of which the members are not house-
occupiers, but building workers or their trade unions, the
position is liﬁely to be rather different. The trade union
is a comparatively detached body and the relations between
managing committee and staff will be not unlike that in other
types of housing co-operative or even a private business.
When, as in the builders' co-operative, the committee, and
perhaps also the managing secretary, are directly elected by
the workers, problems of work discipline and conflicts of in-



terest between the co~operative as a business and the individ-
ual interests of workers are likely to arise. The solution of
such conflicts belongs perhaps more to the history of workers'
productive co-operatives than of housing co-operatives, and is

only noted here for the sake of completeness.



CHAPTER XI1I

CONCLUSIONS

Co-operative housing is to be found in well over 30 countries
and in all continents and climates. It began in Europe, nota-
bly in Germany and Scandinavia, where it has had remarkable
success on a national scale and has established forms and
standards which should be studied and understood by all other
countries interested in the development of low cost housing.
Co-operative housing has also played an important part in the
housing programmes of most of the other countries of Western
Europe, often over a long period. In Eastern Europe it has

an almost equally long history. Founded in the period between
the wars, it continues to be used under the existing regime,
as a major means of providing new houses. In a rather diffe-
rent form, beginning that is, with trade union construction,
and ending with occupying ownership, co-operative housing has
been responsible for the greater part of the urban housing of
modern Israel. Recently, it has made striking progress in In-
dia, Pakistan and some other countries of South Eastern Asia.

Elsewhere, co-operative housing has had regional successes,
in the Paris region of France, for example, and in New York,
but organisation does not cover the whole country with the
same intensity. In some countries it remains experimental,
and has probably not yet found its final form. This is true
of the American continent as a whole, perhaps of Australia,
although the house-purchasing co-operative has long been es-
tablished on a considerable scale. In the largely rural so-
ciety of tropical Africa and in Asian countries apart from
those mentioned above, little has so far been achieved. But
these societies are changing fapidly, an urban middle class
is growing up, housing standards are rising both in town and

country; curiosity in new methods is beginning to stir.



As there is obviously considerable scope for the extension of
co-operative housing to new countries and perhaps to new clas-
ses, it is important to decide whether it would in fact have
advantages over the extension of national, municipal or even
private housing. If its value can be proved, it is worth try-
ing to discover what experience has shown to be the main con-

ditions of success.

1. AbvanTacEs OF CO-OPERATIVE HOUSING

The principal value of co-operative housing would seem to be
that there are, in all advanced societies, a large number of
people who may not be able to provide their housing complete-
ly unassisted, but are still in a position to make a substan-
tial contribution to that end. Such people may not need or
wish for municipal or state houses. It may be recognised that
their accomodation should not be a charge on the taxpayer, at
least not in full. They may not, indeed, be legally eligible
for subsidised housing. The state and the taxpayer may, how-
ever, be prepared to accept the slight risk involved in guar-
anteeing a loan from a financial institution run on normal
banking principles or for the small charge incurred in reduc-
ing the rate of interest on the loan, or in raising the per-
mitted rent payable to the co-operative. Such limited contri-
butions can be used in a co-operative housing project to pro-
duce a quite disproportionate volume of new housing, built to

a standard which should be acceptable for many years to come.

From the occupier's point of view the system is attractive,
because he gains a measure of choice in the siting and design
of his future home as well as in the character of his neigh-
bours, which he would not get in a public housing scheme. He
has, it is true, to make some initial sacrifice while he is
building up his deposits and repaying his long term loan, but
in the end he has in most co-operative schemes a solid asset
in the shape either of a freehold house or of a .permanent ten-



ancy or occupation right which he can bequeath or exchange
for a similar right elsewhere.

It is widely testified that the selection of members and the
co-operative system of democratic control have contributed
substantially to the discipline of tenants in housing pro-
jects. The prompt collection of rents or loan repayments, the
care and maintenance of buildings and the absence of conflicts,
minor abuses and juvenile delinquency are all fields in which
the co-operative projects seem to show better results than do
those of public authorities. Selection, which is to a large
extent self-selection of the members, is an important factor,
which the co-operative is usually free to introduce. There
are a number of conditions and pressures which would make such
selection more difficult, if not impossible, in a public hous-
ing scheme. The result is first of all a social gain, but it
also means that the property can be more economically run with
a minimum of paid supervision, bad debts, physical damage or
legal action. This in turn lowers the rents or other contri-

butions which members have to pay.

On the constructional side, co-operative housing has often
shown more awareness of new architectural trends and new tech-
nical devices than has public housing. It has been the first
to adopt new methods and to adapt devices which first appeared
in the homes of the wealthy, to the use of people with only
moderate means.

Most co-operative housing schemes, on any scale, have gone be-
yond the simple provision of dwellings. Either alone or in
collaboration with the local authorities, they have provided
surroundings and services which make an aesthetic and social
contribution to life in the neighbourhood, the effects of which
may extend beyond the boundaries of the project itself. Their -
promoters have also given at least as much thought as have the

local authorities to provision for special groups such as large
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families, the aged and the single, as well as for transition
of the individual membership of a normal family to inclusion

in one of the other groups - or indeed vice versa.

A further advantage of co-operative housing on the basis of
life tenancy is that while the member is secure in his right
of occupation and can, in some cases, transmit that right by
will, he is also in a position to leave at any time without
financial loss or the anxiety of finding a purchaser or ten-
ant. Moreover, he leaves with a sum in hand towards the ac-
quisition of a new dwelling. In countries where industry and
its infrastructure are developing rapidly, labour (including
managerial labour) needs to be mobile. 1In many developing
countries state employees of all grades are moved frequently
to new posts. In all such countries an acceptable and social-
ly controlled form of tenancy is an advantage both to the
householder and to the national economy. On many grounds,
therefore, it would probably be agreed that co-operative hous-
ing can fill a gap in the general housing programme of most
countries, and that its methods deserve to be carefully stud-

ied.

2, CoNDITIONS OF Success

A study of records of co-operative housing in some 30 coun-
tries suggests that there are certain factors, some or all of

which have led to success on a large scale.

(a) Co-OPERATIVE EXPERIENCE: In all countries concerned there
has been a basic familiarity with the co-operative method

of running organisations for economic purposes. This is
outstanding in Scandinavia and Switzerland, where so large
a part of the business of agriculture and distribution is
already co-operatively conducted. It is also to be found

in other countries, including India and Pakistan, where
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the co-operative method has long been applied and is of-
ficially recognised, in India even by inclusion in the
national constitution. In all these countries the co-
operative method is not only familiar, it is natural and
almost inevitable. Trained men, already experienced in
its techniques, are available as leaders. The rank and
file member is perfectly accustomed to government by com-
mittee and is ready to play his own part in a manner which
is neither too passive nor too assertive. A legal frame-
work exists with officials accustomed to its administra-
tion and generally sympathetic to co-operative develop-~
ment. It should perhaps be added that the converse is not
necessarily true. A country like Great Britain, with a
long and distinguished co-operative history, may have very
recent and experimental co-operative housing, simply be-
cause other types of non-profit housing - in this case mu-
nicipal housing - made an early start and for many years

appeared adequate.

(b) (GOVERNMENT ASSISTANCE: In the second place, it is only
fair to say that, however ready co-operative organisations
have been to take the initiative and assume responsibility,
it is unlikely that the co-operative housing movement, e-
ven in Scandinavia, would have grown to its present impor-
tance if it had not had the strongest support from nation-
al governments and local authorities. In some countries,
indeed, local authorities have been glad to lay aside dif-
ficult and costly housing projects of their own, leaving
the mass of new low-cost housing to be built by co-opera-
tives while they concerned themselves only with the more
limited objectives of slum clearance and the rehousing of

groups with special problems.

Government assistance to housing co-operatives means, in
the first place, an appropriate co-operative law, and in
the second, finance. A general law facilitating the for-
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mation of co-operatives usually existed before co-opera-
tion was extended to housing. Sometimes it has been ne-
cessary to supplement this with special laws, or to pass
general housing laws which include co-operative housing
within their scope. Often such laws are concerned with
loans or subsidies available for approved projects, or
with government powers to approve and make over land for

this purpose.

The actual cost incurred by public authorities in support
of co-operative housing is hard to assess. Much of it is
in the form of guarantees rather than actual loans. These
guarantees have never, so far as is known, had to be imple-
mented or have involved the public authorities in loss.

It may therefore be assumed that the cost has been rela-
tively light. Where the loan has come from a fund consti-
tuted from public money, these resources, though they have
finally returned to the Treasury, have been temporarily
frozen and unavailable for other public purposes. To this
extent a real cost has been incurred, more especially where
the rate of interest has been kept below the economic level.

The element of subsidy, though it has come into play in
some countries, has in general been small. In a few coun-
tries it has taken the form of paying the difference be-
tween an economic rent and the uneconomic rent established
by statutory control. 1In a rather larger number of coun-
tries it represents the difference between an economic and
a concessionary rate of interest on a loan from non-govern-

mental sources.

Another field in which government, and especially local
government, can aid co-operatives, is in the acquisition
of land, sometimes through the use of compulsory purchas-
ing powers. Local authorities can also do much to help
co-operatives on the edge of towns by their readiness to

develop land and.lay on essential services.
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In some countries government, either local or national,
provides general technical aid and advice, but in Scandi-
navian countries it has been rather the other way about,
the co-operatives using their experience to plan and some-
times to execute housing projects for the public authori-

ties.

(c) SAFEGUARDS AGAINST ABUSE OF THE Co-OPERATIVE FoRM: With
the provision on a generous scale of public support for

co-operative housing has gone a strict control aimed at
excluding abuse and incompetence. This has taken the form of
measures to prevent private interests from infiltrating housing
co-operatives through the checking of tenders and contracts
and the limitations imposed on the membership of profes-
sional architects and builders in housing co-operatives.

The same considerations underlie the provisions for local

authority representation on co-operative boards.

Co-operatives in most fields are very jealous of their in-
dependence, and feel it to be an essential part of their
character and the service which they -.can do their members
that they are democratic and self-governing. They do not
lightly admit any official membership of their governing
bodies. Where they do so, a good deal of explanation is
devoted to the special circumstances involved. If the co-
operatives concerned wish to become members of the Inter-
national Co-operative Alliance, the whole position is the
subject of careful enquiry. It is a measure of the spe-
cial position in which housing co-operatives are placed
that many from countries with the most independent co-op-
erative movement are prepared to accept a measure of local

authority representation.

Co-operative housing projects are further subject to the
control of town planning, to limitation on rents, where

these are enforced by statute, and to minimum standards
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of accommodation. 1In nearly all countries there is stat-
utory insistence on impeccable auditing, whether carried
out by a government department or (more frequently) by

auditors chosen by the co-operative but approved, in one

form or another, by government.

One type of co-operative housing might be thought to run
counter to the general rule regarding the exclusion of in-
terested parties from any position of influence. 1In the
housing co=-operatives of which the members are building
trade unions or working builders, it might be afgued that
they have a personal interest in the undertaking, which is
not the same as and might even run counter to the interest
of those who are going to live in the houses. This is em-
phatically not the view which has been taken by the Swed-
ish, Israeli or United States Governments, all of which
include such organisations among those ehtitled to public
support. This is justified by the fact that these organi-
sations do in fact have a semi-public character, that they
are well known to take a sympathetic view of the workers'
needs for better housing, and also that public support
brings with it an adequate measure of public control.

OPeEN MEMBERSHIP AND CONTINUITY: Another important factor
in success is the finding of a solution to the problem of

reconciling open membership with selection. This turns
out to be closely linked with the problem of continuity.
The early housing co-operatives uéually contrived to ig-
nore the principle of open membership. They enrolled a
group of mutually acceptable members for whom a self-con-
tained housing project could be planned and financed.
When it was compleﬁed and the loans repaid, the co-opera-
tive was dissolved. All the social experience and techni-
cal knowledge gained in the undertaking was immediately
dissipated, and the next project had to start again from
the beginning. 0ld mistakes were repeated and old solu-
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tions painfully rediscovered. No natidnal organisations,
financial, commercial or advisory, were built up which
could promote and supervise future development.

The system of "parent and daughter" co-operation in Scandi-
navia solved the problem of combining open membership and
continuous building with permanent local responsibility
for each housing project on Eompletion and occupation. It
also provided for continuity of housing activity in the
country as a whole. Co-operatives on this plan are usual-
ly controlled at the higher level by householders and pro-
spective householders acting together. Where the "parent"
society is owned and controlled by trade unions, or even
by consumers' co-operatives, though the problems of conti=-
nuity and a measure of local responsibility are solved,
the question of open membership is ignored or treated as
of minor importance, and the organisation actually engaged
in building does not necessarily contain any representa-

tives of present or future occupiers.

A number of other European countries are making use of

another solution. Apartments for rent remain the proper-
ty of the co-operative, membership is principally open by
law, :and the co-operative is compelled to keep on build-
ing with some continuity for members or prospective mem-
bers. 1In the case of the Federal Republic of Germany

this obligation is tied to the enjoyment of tax benefits

by these co-operatives.

NaT1ONAL ORGANISATION AND CoMMON SERVICES: National organ-
isations set up by the housing co-operatives themselves

would seem to be an indispensable condition of success.

The search for a solution to the problem of continuity com-
bined with the tendency of all democratic and non-competi-
tive organisations to seek mutual support, has led in most

countries to the formation by local housing co-operatives



- 106 -

of regional or national unions or federations. These
bodies are in a position to accumulate, over the years,
massive centralised resources of social, legal, adminis-
trative, financial and technical expertise, which are at
the dispoéal of their member co-operatives or of new
groups seeking to form a co-operative. Some are bulk pur-
chasers of building material or control a national build-
ing plan with a view to the most economical use of labour.
Many have subsidiary companies supplying or manufacturing
building components, fittings and furniture. They hire
out building machinery. They have their own financial in-
stitutions prepared to make short term building loans or
carry third mortgages. Such organisations are well placed
to influence the public authorities, local and national,
and so preserve and extend the working partnership between

the state and the co-operatives.

Once this stage has been reached, with a strong and many-
sided national organisation and the effective backing of

the public authorities, co-operative housing is likely to

go forward on its own momentum. ExXperience will direct

the national organisation as to what projects should be
encouraged or initiated, what contractors should be employed
and what solutions should be applied to the legal, social or
managerial problems which will from time to time arise.

There are, however, a large number of housing co-operatives
in many countries which are now setting out as isolated u-
nits in unfamiliar circumstances to carry out a task of
which none of their members has had previous experience.
There are likely to be more such ventures in the years to
come., If they are to succeed, attract imitators and even-
tually create a national movement, they will need something
besides access to relatively cheap capital and the remote
approval of a government department which may itself have
~little expert knowledge or experience of co-operative forms.
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Some help may be received from other, longer established
branches of the co-operative movement. Visits to older
and more experienced housing co-operatives in neighbour-
ing countries may be well worth the time and expenditure
involved. International organisation may sometimes bé
called in aid, and will supply written information and in
some cases advisors capable of giving technical aid. The
linking of existing housing co-operatives in a national
organisation should, however, take place as soon as pos-
sible, for a housing movement, like most other institu-

tions, grows strong from within.

(£)  Some PrRAcTICAL OBSERVATIONS: In concluding this section
it may be of interest to quote the summing up of a Chilean

writer® who has prepared a list of the principal causes of
success or failure in housing co-operatives. Failure he
attributes mainly to four defects: projects which are too
ambitious or unrealistic; excessive cost, especially of
building materials; bad judgement, dishonesty or lack of
technical knowledge on the part of the committee of man-
agement; quarrels among members, lack of social homoge-
neity or loss of interest before the project has been com-

pleted or perhaps even begun.

For success he stresses the need for an organising nucleus
of dedicated and instructed members. The rest of the mem-
bers should be socially compatible and bound together by
common interests. They should understand the co-operative
method or be prepared to learn, through a study circle or
in other ways. They should be agreed before operations
begin as to what they want - houses or flats, town or coun-
try, hire purchase of individual houses or permanent ten-

ancy of co-operative property.

* Dr. Carlos Burr. Las Cooperativas de Vivienda, Santiago.
Editorial Universitaria, S.A. 1958, pp. 219.
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There should be a careful preliminary examination of the
scheme and the group must have access to technical knowl-
edge. There should be a good choice of site, preferably
where the urban services of roads, water, light and sew-
erage are already available. A good choice of architects
and builders is important. An adequate source of finance
at reasonable cost is essential. Once the decision has
been taken there should be as little delay as possible in
getting the project moving. Once it is complete, there
should be a method of allocating dwellings which all mem-

bers recognise as fair.

THE FuTure oF Co-oPERATIVE HOUSING

URBAN HousSING: Co-operation in housing is largely an ur-
ban and suburban movement catering for the rapidly growing
towns of Europe, Asia and America. It is adapted to the
needs of increasing population with increasingly middle
class standards and the civic sense which enables them to
take responsibility for collectively owned property. The
movement is still far from reaching all its possible goals.
Where it is already established, its value is ungquestioned.
Not only in Europe, where housing co-operatives are well-
established in so many cities, but also in other parts of
the world great efforts have to be made to enable the less
well-to-do to benefit more from co-operative housing with-
in their reach. It is obviously and essentially a long-
term undertaking. There are many countries, including the
United Kingdom and the United States, where there are still
slums to be cleared, where population is still increasing
and changes. in the location of industry are reflected in
strong internal migrations, as well as an influx from other

countries.
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Housing by public authorities, though it has great achieve-
ments to its credit, still lags behind need, and especial-
ly, perhaps, the needs of the better paid, the more far-
sighted and the less easily satisfied. It is clear from
the recent legislation, as well as from public documents
such as the White Paper presented by the British Minister
of Housing'and Local Government in 1963, that the value

and possibilities of co-operative housing are much more
widely recognised today, even in countries where they had
not previously had much official encouragement. Today, if
a popular housing initiative is made in almost any country,
if existing housing organisations, co-operative societies
or trade unions decide on a more active policy, they may
look for all the backing, including the financial backing,
they require. It has long been recognised that bad hous-
ing is a cause of social distress. It has only been accept-
ed in rather more recent times that it is also a cause of
social disorder. This, in part, accounts for the official

interest in co-operative housing.

It should be recognised, on the other hand, that in the
highly developed countries of Europe and North America,
current economic conditions are creating problems for the
co-operative housing movement, however experienced, which
bore much less heavily on the pioneers no more than a gen-
eration ago. Urban land is becoming increasingly costly
and more and more difficult to secure. The rise in wages
has doubled and trebled the cost of construction; neither
the mass production of pre-fabricated parts nor the exten-
sion of self-build methods are solutions which can be ap-

plied everywhere.

Although most house-seekers today have higher incomes than
at any time in the past, the constant social and, above all,
advertising pressure for higher consumer expenditure, makes

it harder for prospective members to save the initial down
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payment on their houses. The half-conscious belief of
many that inflation is a continuous and irreversible pro-
cess sometimes inhibits saving, though it may alsoc turn
peoples' thoughts to the acquisition of a permanent asset
like a house. This might lead to an increasing interest
in ownership rather than in tenancy co-operatives. The
advantages of the tenancy co-operative have already been
discussed. The member, however, has invested in co-ope-
rative shares, not in negotiable bricks and mortar. It
is at this point that the possible revaluation of shares,
at wide intervals and in well - understood circumstances,

becomes a matter for consideration.

The increased mobility of the population of many countries
may also have an effect on the readiness of house seekers
to involve themselves in a long term undértaking with fair-
ly heavy responsibilities. People move from one place to
another, from one industry to another, from one salary
grade to another, which may make possible or even compul-
sory a considerably higher standard of living. This dif-
ficulty is likely to be of some importance in countries
where there are only a few housing co-operatives. Where
they are generally distributed, it is often possible to
arrange an exchange, though it is not clear whether in any
country anything like a central register has been set up
with the object of keeping records of all those wishing to
move, in order that exchanges can be effected. Such rec-
ords would have to be kept constantly up-to-date and might
involve a good deal of correspondence and other clerical
work. In the Federal Republic of Germany a special "Ring
of Housing Co-operatives"” has been set up for the purpose
of facilitating the provision of an apartment or house for
co-operative members who are about to move from one local-
ity to another. 221 co-operatives are taking part, and the
record after several years of activity shows that more than
half of the requests of such members have been filled.
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This by itself would not solve the problém encountered in
many countries, where capital cities are growing rapidly
at the expense of the provinces and the current migration
is nearly all in one direction. Some governments are try-
ing to counteract this movement by the dispersal of indus-
try and administration, the enlargement of existing towns
and the building of new ones. Such a policy should offer
opportunities for co-operative housing if they are located
and seized before a purely governmental hbusing plan has

taken irrevocable shape.

RURAL HOUSING: The need to replace housing with something
which meets modern standards of hygiene and accommodation
may be less urgent than the need to clear slums or house
the newcomers to cities. It cannot, however, be neglected
for ever. 1In many European countries rural houses may be
a couple of centuries old, solidly constructed but with
few or no modern amenities. 1In Asia or Africa they may be
mud or grass huts. In either case they probably reflect
domestic standards which belong to the parents, if not the
grandparents, of the present generation of occupants.

Co-operative housing has made comparatively little progress
among rural people in any country. The difficulties are
obvious. The countryman does not want to live on a housing
estate, still less in a flat. He wants to live on his own
land. He may be prepared to live in a village or have in-
herited the village system from the past, when open coun-
try was a dangerous place, but wherever he lives the vil-
lage must still be within a reasonably short walk of his
fields.

The countryman wants a house of comparatively simple char-
acter which can often be built of local materials, though
not necessarily used in a traditional way. Such a house
may be difficult to mortgage, especially if the land on
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which it is built cannot be mortgaged. This is the case
in countries without land maps or freehold ownership,
where land is held on some system of family tenure. It
ma& also occur where social pressure will prevent anyone
from buying land in the event of foreclosure.

The scattered character of much rural housing makes it
difficult and costly to provide even elementary services
such as piped water, in the house. Other services, such
as main drainage, street lighting and made roads may, how-
ever, be postponed more easily than in a town, to a later

stage.

The cash income of a peasant farmer is usually small, even
if he has substantial resources of other kinds. His income
is almost always seasonal and irregular. Unless he is a
dairy or poultry farmer with regqular sales throughout the
year, he cannot be expected to discharge a debt by way of
monthly payments. This might well have to be recognised
when laying down rules for the repayment of debts to a

housing co-operative.

On the other hand there are more favourable factors. The
countryman usually has a building site, for which he will
have to pay nothing. He is usually prepared to reduce cost
by doing most of the building himself. He is’probably a
member of at least one co-operative already which may mar-
ket his produce, supply the requirements of his farm or
lend him capital for development. He therefore understands
the system and the responsibilities it involves. He may be
prepared to give his marketing co-operative the power to
deduct loan charges from the sums due to him for the mar-
keting of his produce. He may be prepared to accept a link
between the size of his farm and the size of the house he
proposes to build (the equivalent of the townsman's rent
limit of 20% of total income) and so bring the debt incurred

into relation with his power to repay.
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It remains to consider whether farmers or others living
in the country should be expected to form a special hous-
ing co-operative on the urban model, or whether the com-
bination of loans, supply of building materials and tech-
nical advice, coupled perhaps with a government subsidy
for the installation of water supplies and electricity,
could bé carried through efficiently and safely by the
sort of general purpose co-operative which normally flour-
ishes among farmers. Such an arrangement would obviously
simplify the whole operation, and there are precedents in
Europe and in Africa for a simple extension of services

on these lines.

On the other hand, the risks involved would be substantial.
Probably only a small minority of members want to build
houses at any one time, but any loss incurred through the
death or default of the borrower would have to be made

good by the entire membership. Even a good loan, regular-
ly repaid, would tie up scarce capital over a long period.
A national co-operative for rural housing, using.general
purpose village co-operatives as its agents suggests it~
self but does not seem to have been tried. Such a co-ope-
rative would need either funds of its own available for
lending, or access to such funds or to guarantees on which
it could borrow. If the ideal agent were a general purpose
primary co-operative, there would be no need for a special-
ised housing co-operative at regional or national level.
Membership in a secondary housing co-operative might be made
up of village co-operatives formed for other purposes, and
it would have to be considered whether it should also be
open to individuals or whether the latter should do their
housing business only through their local co-operative.

The alternatives are (a) a simple system of long or medi-
um term co-operative lending such as already exists in some
countries, or (b) a self-build housing co-operative in
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which farmers or other inhabitants of the country agree

to rebuild at the same time a sufficiently large number

of houses to justify joint action. This might cover co-
operative purchase of materials, co-operative responsibil-
ity for loans and co-operative use of the technical, le-
gal and other expertise of a national co-operative hous-
ing association, not necessarily dealing only with rural
housing. The choice depends on local conditions, the
strength of the existing local co-operative, the number
of persons prepared to rebuild at any one time and the
degree of financial aid, advice and supervision which pub-
lic authorities or national housing organisations are pre-

pared to make available.

HousiING IN DEVELOPING COUNTRIES: The housing problem in
developing countries is both urban and rural. Traditional

rural standards are often, though by no means always, very
much below those which most housing authorities would now
recommend. The deficiency is often a matter of services,
especially water supplies and drainage, rather than of ac-
commodation, which may be more ample than in many careful-
ly designed modern flats. Land is cheap, local materials
and labour are cheap, and in many African villages large,
if not very well built, houses are often put up by the
more prosperous farmers on their own initiative and at

their own expense.

The same thing occurs in and near towns, though here the
motive is usually investment of a more speculative nature.
Neither of these quite spontaneous developments does much
to solve the problems of two important classes. The sal-
aried workers in the middle grades of their profession
who are not eligible for a government or company house,
and the shanty town population who have drifted in from
the countryside in the hope of easier and more profitable
employment than in the villages. Often they fail to find
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it, but nonetheless remain, unemployed, liVing under in-
tolerable, overcrowded conditions in flimsy huts built of
petrol tins, packing cases and sacks, without water sup-
plies, sanitation or lighting, constituting at worst a
criminal, aﬁ best a violently unstable political ring
round otherwise advancing communities.

The problem of the middle-class salaried man can be met

by co-operative housing schemes of the kind already tested
in many other countries. The only points to which special
consideration may have to be given are (1) the general,
though perhaps not universal dislike of flats; (2) the
strong preference for house ownership; (3) the tendency of
governments to transfer civil servants (an increasingly
numerous class, especially where industries and services
have been brought under public control) at regular inter-
vals; (4) the tendency of related families to amalgamate,
making control of subletting difficult or impossible; (5}
the custom of early retirement, which may mean retreat to
an inherited property in a village, and perhaps call for
the building of a new house. Several of these problems
point, it will be observed, in different directions for
their solution. Many ideas and forms now accepted ungues-
tioningly in Europe may have to be re-examined before a
successful formula is found. As we have seen such a great
variety of forms within Europe, we have to expect that the
conditions in each country and cultural factors will lead

to an equally great variety in developing countries.

The problem of the shanty towns is beyond a co-operative
solution alone. An extension of industry to provide em-
ployment might create resources which could enable gov-
ernment, or the industry concerned, to rehouse the workers.
The chances are, however, that they would immediately be
replaced by other migrants who would quickly reproduce the
same conditions, even if the original shanties had been
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destroyed. The only long-term solution seems to lie in
the dispersal of industry, the creation of new forms of
employment in villages and country towns, based upon lo-
cal products and in the raising of agricultural stan-
dards. This would not only increase the output of raw
materials but would raise the income and status of the
farmer and so make the mirage of an office job in the cit-
y less alluring to the famers' sons. 1In all this there

is an important place for co-operatives of various kinds
but not, in the early stages, for co-operatives especial-

ly concerned with housing.

4, Co-OPERATIVE HOUSING IN THE INTERNATIONAL FIELD

For many years countries with advanced co-operative housing
programmes have acted as hosts to enquirers from other coun-
tries, and have been generous in providing information of all
kinds likely to help with new developments.

The International Co-operative Alliance, a voluntary organi-
sation respresenting co-operatives of all types in almost ev-
ery country of the world, has set up an Auxiliary Committee
on Housing, with its own secretary, which meets at regular in-
tervals and includes senior officers of all the more important
co-operative housing movements. Its object i$ to provide for
the collection of information and the exchange of experience.
It publishes a co-operative housing bulletin. It seeks to in-
fluence intergovernmental agencies in matters related to hous-—
ing, and in particular to aid the growth of housing co-opera-

tives in developing countries.

The Co-operative Division of the International Labour Organi-
sation has for many years included housing among its interests.

It held a seminar on this topic in Kuala Lumpur in December,
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1964, and in the same year published a survey of existing
housing co-operation.®

Co-operative housing has engaged the attention of the Economic
and Social Council. of the United Nations and a former director
of the United States Housing Co-operative Training Institute
has been appointed Chief of the Housing Section of the Council.
The subject has also been discussed in the Economic Commission
for Europe.

Co-operative housing is one of the fields of activity in which
developing countries have begun to ask for expert advice and
advisors from those with longer experience. Such advisors may
not be easy to find. Co-operative housing, even in developed
countries, is still in a phase of fairly rapid growth and has
room for all its trained staff at home. The release of men for
overseas appointments lasting any length of time may be diffi-
cult and may cut across promising careers. Brief visits from
men of eminence and experience may not be of great value in view
of the complexity and novelty of the housing problems in many
developing countries and the social as well as the economic and
technical factors involved. An adequate study, preferably by a
team, of all these factors, in the developing countries of more
than one continent might be of considerable value if made in the
light of knowledge already gained elsewhere. It would provide
housing and co-operative authorities in the developing countries
chosen, as well as in similar neighbouring countries with a firm
starting point from which their own solution could be evolved.

Another method of technical aid is to bring those concerned with
co-operative housing in developing countries to take up assign-
ments or study tours in countries where the system is already
well advanced. In some countries, such as Sweden and the United
States, some formal training institutions for co-operative hous-
ing already exist, though it is not known whether they receive

* Ruiz Lujan, Samuel. Housing Co-operatives/ Geneva, I.L.O.

1964. (Studies and Reports, new series, No. 66).
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overseas students or even have courses specially suited to
their needs. An alternative to formal courses is the trainee
attachment, often equally, perhaps more valuable, but involv-
ing the host organisation in the sacrifice of valuable time
by senior members of its staff, who have not been appointed to
undertake teaching duties and may not wish to assume them. An
obstacle found at all levels is, naturally, that of language.
In view of the highly technical subject it requires special

efforts to overcome this obstacle.

In the last ten years contacts between housing co~operatives in
different countries and different stages of development have be-
come more important. A number of organisations have been set
up designed to popularise the movement, widen knowledge and pro-
vide guidance in practical matters. Some of these have been i-
nitiated in the international field by one country with experi-
ence to offer and perhaps with a chosen -field in which to ope-
rate. Others are fully international, seeking to collect, win-
now and redisseminate information as well as to initiate and
guide new projects. Much of this international activity has
had its origin in the USA among those who established co-opera-
tive housing in that country, and through the international de-
velopment of FCH (Federation of Co~operative Housing) since
1962. Germany, Finland, France and Sweden have all been ac=
tive; in the Federal Republic of Germany non-profit housing en-
terprises and their federations have set up a special organisa-
tion called DESWOS (German Development Assistance for Social
Housing) for assistance especially for co-operative housing.

The United Nations has played its part through the Environment
Programme, through the UN Centre for Human Settlements (HABITAT),
through agencies such as the ILO, UNIDO, as well as through the
use of UNDP funds to finance housing projects. Denmark has
given an example of one country giving its technical assistance

in close collaboration with the ILO.

The International Co-operative Alliance has taken increasing
interest in the subject. 1In September 1966 at the ICA Congress
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in Vienna, ICHDA (International Co-operative Housing Develop-
ment Association) was founded with a membership of six nation-
al co-operative housing orxganisations of which five were in
Eurépe. A memorandum of understanding was entered into with
the United Nations and soon after with the two Economic Commis-
sions for Africa and South East Asia which permitted ICHDA to
undertake investigative and practical work on contract for UN
and its agencies. By 1979 membership had risen to 18 organi-
sations of which 12 were in Europe and the rest in Asia, the
Middle East and North and South America. Work has covered

a study of sources of finance for co-operative housing, a pi-
lot project in Tanzania and studies on jobs and building mate-
rials and on housing through integrated construction and hous-
ing co-operatives. A housing project on the Ivory Coast has
been initiated with the assistance of French and US housing co-
operatives and the ILO; the UN Co-operative Development Fund
project in Lesotho has been launched with financial and techni-
cal assistance; a survey of 7 countries in West Africa was
made and others on slums and squatters in Bangladesh and Latin
America, followed up by a programme of low cost self-help hous-
ing in Bangladesh, aided by the USA organisations of CARE and
AID which have been instrumental in assisting co-operative
housing in a number of other countries. For its first decade
ICHDA has had offices in Washington but has now moved to London.

Another new approach has been through the "Minimum Shelter"
technique, especially in Latin America where recent earth-
guakes (as in Managua) have made the need especially urgent,

in Bangladesh and in some parts of India and Africa. The em-
phasis is away from immediate adoption of fully accepted stan-
dards and towards starting with bare essentials and progressing
by stages and by self-build methods to acceptable family hous-
ing. This has been extended into a search for sources of cred-
it and tends to emphasise the use of local skills and local

building materials.
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Recently, the subject of housing for the lowest paid has been ta-
ken up by the International Confederation of Free Trade Unions
though not with any special emphasis on co-operative associ-

ations.

Whatever the method of planning and communication chosen, there
is no doubt that the co-operative housing movement is capable
of extension to more countries, and that it may have as bril-
liant a future there as it has already had in countries with
longer experience in co-operative methods. Even in these coun-
tries there is still scope for its extension, for the fruitful
exchange of ideas and for the introduction of co-operative
housing into new areas and new social groups. Housing may be
regarded as one of the most promising growing points of the co-
operative movement, a point at which old and tested co-opera-
tive techniques can be applied to meeting one more fundamental

human need.
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PART 11

CO-OPERATIVE HOUSING BY COUNTRIES

In the following directory, countries are listed in their alpha-
betical order. 1In each case, basic information regarding co-op-
erative housing is summarised in the same subject order, wher-
ever possible, under twelve headings:-

1. Formation and Summary of Development
2. Legislation

3. Type of Housing

4. Financial Structure

5. Methods of Building

6. Rights and Duties of Members

7. Aid from National and Local Governments
8. Aid from Other Sources

9. National Housing Organisations

10. Technical Services

11. Educational Services

12, Publications

The object of this arrangement is to enable anyone wishing to
form a housing co-operative to look up what, in outline, has
already taken place in his own country. If the results of his
search are negative or not sufficiently informative, he can
then turn to other countries where similar social conditions

appear to exist and draw ideas from them.
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ARGENTINA

FORMATION AND SUMMARY OF DEVELOPMENT

The first housing co-operative, E1l Hogar Obrero (The Workers'
Home), was formed in 1905 by 19 members, with the objects of
(a) lending on mortgage to members wishing to build or improve
a house, and (b) buying or building dwellings for letting to
members .

LEGISLATION

The position of co-operatives in general is regulated by the
law on co-operative societies of 10th December 1926, and by a
law of the same year authorising the National Bank and the
Mortgage Bank to lend to co~operatives, and exempting them
from national taxation. A law was drafted in the 1960's with
the object of directly stimulating co-operative housing, in-
cluding "self-build" projects.

Type oF HousING PrRovIDED

Early experiments proved too costly for working class housing
and were transferred to members in higher income groups. Later,
schemes for blocks of flats or groups of houses were success-

fully adapted to the needs of working class families.

FINaNCIAL STRUCTURE

Members taking individual loans must provide 20% of total cost,
or the plot on which the house will be built. The maximum pe-
riod of the loan is 25 years, and this is reduced by 50% for
people over 50 years of age. Repayment is made monthly at a
rate of 5 per thousand interest and 3 3/4 per thousand amorti-
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sation. The actual rates may be changed according to market
demands, high today due to inflation. No system for readjust-

ment of rates exists.

MeTHODS OF BUILDING

The society does not build on behalf of members, nor recommend

contractors, but is prepared to give technical advice.

RigHTS AND DUTIES oF MEMBERS

Members who wish to leave may transfer their house and mortgage
with permission from the society, but may not sublet at a prof-
it.

A1p FROM GOVERNMENTAL OR OTHER SOURCES

Apart from the right of all co-operatives to borrow from the
National and Mortgage Banks, no special assistance seems to
have been provided until the passing of the recent Act.

NATIONAL HousiNG ORGANISATIONS

None appear to have been formed apart from El Hogar Obrero,
which is also interested in consumer co-operatives. Primary
co-operatives number 196 with 120,622 members and total assets
of MgN 1,932,946.

TeEcHNICAL, EDUCATION AND PUBLICATION SERVICES

These are provided by El Hogar Obrero, but do not refer ex-

clusively to housing co-operatives.
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AUSTRALIA

ForRMATION AND DEVELOPMENT

Co-operative building societies have been active at least since
1901, and have been responsible for building large numbers of
houses in every State in the Commonwealth. They are particular-
ly strong in New South Wales, where, in addition to carrying out
their specific task, they have proved a starting point for cred-
it, house-building and community development co-operatives.
Rapid development followed the slump of 1929/30 and the crash in
real estate values which retarded private building for many
years. Under the protection of legislation of 1934 and 1936,
fresh development of co-operative building and housing societies
took place. By 1968 there were 2,352 building societies of var-
ious types, with 83,249 members, and loans issued to a value of
$415,037,429 in New South Wales alone. Co-operative Community
Advancement Societies and community housing schemes, most of
them established after the Second World War, have also been ac-

tive, though their number and scale of operation is smaller.

LEGISLATION

In Australia, all corporate legislation relating to co-opera-
tives, including building societies, is a State rather than a
Federal function. 1In one State of Australia ~ New South Wales -
Co-operative Building Societies were originally registered under
the Friendly Societies Legislation Act of 1873. Subsequently,
the Building and Co-operative Societies Act of 1901 was intro-
duced and building societies previously registered were incorpo-

rated under that legislation.

This Act was replaced by the Co-operation Act 1923, which made
provision, amongst other things, for the formation, registration
and management of Community Settlement Societies, Community Ad-
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vancement Societies and building societies as well as other
types of co-operative society. In 1967 the Permanent Building
Societies were removed from the provisions of that Act and new
legislation entitled "The Permanent Building Societies Act" was
passed in New South Wales. Terminating Building Societies con-
tinue to be registered under the Co-operation Act. In the field
of house and home unit construction there has been some involve~
ment by Community Advancement Societies incorporated under the
Co-operation Acts of New South Wales, Victoria and the Australi-
an Capital Territory, but participation has been fairly limited.

TypE oF Housine

There are two types of building societies in Australia, but both
operate with the same basic objective of promoting home owner-
ship. They are the permanent society and the terminating socie-
ty.

1. The permanent building society, in fulfilling its objective,

has two distinct functions:

(a) It accepts money from the public, pays interest on it
and allows it to be withdrawn.

(b) It makes loans on the security of freehold or leasehold
property.

It offers a safe and convenient investment service while

lending at competitive market rates.

2. Terminating building societies obtain funds under the Com-
monwealth/State Housing Agreement at subsidised interest
rates and also from major private financial institutions.
Eligibility for lower interest terminating loans is con-
fined to persons on low incomes. These societies are wound
up after their loans are repaid. Loans are generally over

a 30 year period.
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Permanent building societies are incorporated and regulated by
State laws and in the Australian Capital Territory by ordi-
nance. These laws establish the basis of co-operation and
control. The powers and objectives are defined and as such
these laws are the prime legislative source of reference for
the relationship between a society, its members and the public

generally.

In each State and the A.C.T. a Registrar, appointed in the
terms of the appropriate legislation, supervises the adminis-
tration of societies. It is his responsibility that the pro-
visions of the Act and Regulations are observed. In some
States he is assisted by a separate advisory committee, the
members of which are appointed for a fixed term by the State

Government.

At the national level there are a number of laws which affect
permanent societies. 1In 1974 the Commonwealth Government
passed the Financial Corporations Act. The Act provides for
the collection of information about and,.as necessary, the
regulation of activities in the non-bank financial sector in
the interest of more effective management of the economy. In
this setting, the general objectives are stated as monetary
policy rather than the stability of the institutions subject
to the Act or the protection of depositor/investor.

In total there are ten categories under the Act. Besides per-
manent building societies, other categories are credit unions,
finance companies, merchant banks and pastoral companies.
Permanent building societies are represented on an Advisory

Committee - a provision of the Act.

Other acts affecting them are the Trade Practices Act and the
Income Tax Assessment Act, whence the definition of co-opera-
tive status is derived. Classification as a co~operative un-
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der Division 9 of the Act is only available to a building soci-
ety which lends not less than 90% of its total loans each year
"to its own members for the purpose of those members acquiring a
residential property. The méjority of permanent societies are

classed as co-operatives,

FinancIAL Basis oF PERMANENT BuiLbDING SoCIETIES

Permanent building societies lend only on the security of
mortgage on real or leasehold property. Most state laws re-
quire that if loans are made in excess of certdin ratios of
loan to valuation (around 70%), prescribed additional forms of
security such as mortgage insurance must be taken. Approxi-
mately 70% of all lending by permanent societies is mortgage

insured.

L1QUIDITY: The need to hold appropriate liquid funds is a
function of management. In most states there is a gtatutory
requirement that a society shall not approve a loan if total
liquid funds are less than 10% of total withdrawable funds.

RESERVES: State laws specify reserve requirements in all

mainland states.

TAXATION: Most societies are taxed as co-operatives, i.e. at
normal company rates on the assessed surplus after distribution
to shareholders but before making allocations to reserves. In-
terest paid or credited to members is taxable in their hands.

ConTROL:

DIRECTORS Control is vested in the members who appoint a
Board of Directors to supervise the management of the so-
ciety's affairs. Directors usually retire by rotation
each year and may be re-elected or replaced.
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MANAGEMENT It is usual for Directors to appoint a Secre-
tary or Manager to attend to the organization of the so-
ciety and he is responsible to the Directors and must en-
sure that the affairs are properly managed in conformity
with the Act, Ordinance, Regulations or Rules.

INVESTORS

FORMS OF INVESTMENT Permanent building societies raise

funds primarily in two forms - the shares and deposits,

state laws determining the relationship between the two.
The types avéilable include subscription shares, paid-up
shares, fixed term deposits and call deposits. Invest-

ments are accepted from the public and institutions.

Type of Investment Investor Total % of
funds available *

Shares Public & Institutions 76%
Unsecured Deposits Public & Institutions 22%
Secured Deposits Savings Banks, Insur-— 3%

ance Companies etc.
Total Funds Available Ag5,623 m

* as at November 1976

METHOD OF BUILDING

This would appear to be through private contractors employed
either by the individual recipient of a loan or by the socie-
ty, especially in the case of community housing schemes. Both

flats and family houses are built.
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RiGHTS AND DuTiES OF MEMBERS

On completion of repayment,'the house or flat is the unfettered
property of the member. Members have the usual co-operative
right of attendance and voting at general meetings and of elec-

tion to committees.

BORROWING

Permanent societies lend on the security of mortgages and will
generally lend 90-95% of valuation. High ratio loans must be
mortgage insured. Lending is mostly confined to first mortgage
advances on new or used single unit dwellings for owner-occupa-
tion. Permanent societies are generally permitted to advance a
small percentage of their funds other than to owner-occupiers
including loans on multiple unit dwellings. The most common
loan period is 25-30 years with the precise term usually de-
termined by age and condition of the security and the borrow-
er's capacity to service loan repayments. As a guide, repay-
ments do not exceed 25% of gross income.

LENDING DEVELOPMENTS

A number of societies have entered new fields in mortgage
lending in recent years. The developments listed below have
been introduced by some individual societies throughout Aus-

tralia.

(a) Income Geared Loans: Repayments are kept as low as

possible in the early years of the loan but adjusted
progressively as the income of the home buyer rises.

(b) High Start Loans: Repayments are high in the initial

years of the loan (e.g. when both husband and wife are
working) and are adjusted down in the later term of the

loan.
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(c) Front End Finance: - This is lending for housing from
the development stage. The financing of a complete
project aiming to reduce the costs to both home pur-

chaser and the developer.

Other developments have been the combining of family incomes
when determining eligibility for mortgages and the relaxation
of the 25% repayments/income ratio for young buyers in appro-

priate cases.

AID FROM GOVERNMENT AND OTHER SOURCES

In New South Wales the Government has played an important part
in the development of co-operative housing. In 1936 a guaran-
teed building society scheme was prepared by the Registrar of
Co-operative Building Societies and his officers with the ob-
ject of promoting wide-spread home ownership. This resulted
in the passing of the Government Guarantee Act of 1934 and the
Housing Improvement Act of 1936 already noted. (Legisiation,
above) :

NaTioNAL HousinG ORGANISATION ADVISORY SERVICES AND
PuBLICATIONS

Building societies in New South Wales have their own Associa-

tion, which provides advisory services and publishes a journal.

Statistics relating to all Building Societies in Australia for
the years 1970-71 and 1974-75 are as follows:

1970-71 1974-75
Number of Registered Societies 5,429 6,418
Number of Shareholders 862,617 2,282,331
Loans Paid over During Year (g'000) 453,038 834,604

Administrative Expenses for
- Year ($'000) 27,139 82,047
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LIABILITIES (g'000)

Investing members' funds 1,132,556
Borrowing members' funds 165,747
Deposits 195,776
Loans due to Government 348,959
Bank Overdraft and Other

Liabilities 457,272
Total 2,300,311

ASSETS ($'000)

Advances on Mortgages 2,038,305
Other Assets 262,005
Total 2,300,311
Australian Population June 1971

12,908,241

Source Authority: Australian Bureau of Statistics

3,220,145
151,488
711,145
592,587

523,977
5,199,342

4,172,964
1,026,378
5,199,342

June 1975

13,502,317
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AUSTRIA

FORMATION AND SUMMARY OF DEVELOPMENT

The formation of housing co-operation was provided for under
the law of 1873 and was encouraged by tax reduction and facil-
ities for borrowing, especially during the periods immediate=-
ly following the First and Second World Wars, when housing
shortages were acute. By 1978 there were 138 housing co-ope-
ratives with a membership of 210,616. Since 1940 there have
also been non-profit housing companies attached to the same

Auditing Union.

LEGISLATION

The Co-operative Law of 1873 provides a legal framework for
co-operatives of all types and lays dowh the principles on
which they should be conducted, including democratic control,
limited liability, limited interest on share capital and the
use for a public purpose of any assets remaining on the dis-
solution of a co-operative. Control is carried on through
an Annual General Meeting, an elected Supervisory Committee
and an elected Board, usually unpaid except in the case of

large organisations.

Along with the Non-Profit Housing Act, the Co-operative Law con-
fers legal personality, the right to own property, buy and

sell, sue and be sued. It also lays down in some detail the
democratic control and non-profit making character of a co-
operative, and establishes the obligation to belong to an
Auditing Union and to undergo regularly, at least every two
years, an officially recognised form of audit regarding finan-

cial status and regularity of management.

Housing co-operatives were recognised and received certain
privileges under the Non-Profit Housing Acts of 1940 and 1979,
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'and the Housing Acts of 1954 and 1968. These acts govern state
assistance to housing and lay down the operation and control of
housing co-operatives and other non-profit housing agencies in
the field of public subsidised housing.

TyPE OF HOUSING PROVIDED

Nearly all co-operative housing takes the form of blocks of flats
in which a minimum of 80% of the floor space must be devoted to
dwellings or to services of direct benefit to the tenants, in-
cluding heating plant and social services such as kindergartens,
reading rooms and laundries. Shops may be included in the pro-
ject. A co-operative may sell a building only under strict con-
ditions which exclude any element of profit due to a rise in

property values.

In the majority of cases, the block of flats is owned by the co-
operative; the members are tenants, paying rents which cover the
service and amortisation of loans, depreciation, upkeep, manage-
ment and a contribution to reserve. Under the laws of 1948 and
1975, however, each member may own his flat and will also be the

joint owner of all parts of the building in communal use.

Immediately after the First and also the Second World War "self-
build" housing projects were popular. Today this method is
used only by the private sector.

FINANCIAL STRUCTURE

Members themselves raise a certain part of the estimated con-
struction costs of their own dwellings either in the form of
shares or other contributions. The co-operative must borrow

the remainder.

Until the end of 1967 the main source was the Federal Housing
and Homestead Fund (law of 1908, converted immediately after
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the First World War). This has been built up from budgetary
allocations and from a levy of 10% on all social insurance pay-
ments both of workers and employers. In addition, there was

a Housing Reconstruction Fund established after the Second
World War in 1948, which makes loans without interest up to

the total building cost of dwellings destroyed in the war.

The federal and provincial governments also make loans from
revenue for - housing purposes. European Recovery Program funds

were used to a small extent for rehousing purposes.

The Federal Housing and Homestead Fund lent funds only to lo-
cal authorities and non-profit housing organisations, about
88% of the fund going to the latter. A housing co-operative
received a direct loan from the fund or borrowed from other
sources with a guarantee from the fund, which might also make
a contribution to the payment of interest. The initial con-
tribution was 10% of the building costs. On direct loans the
interest was 1% per annum with 1% amortisation.

Rising construction costs caused new housing, under the exist-
ing form of assistance, to become increasingly difficult for
poorer population groups to afford. Also, it was not possible
to relieve the housing shortage sufficiently. Therefore, in
1954, a housing assistance law was passed which made new funds
available for housing construction. The aséistance was allo-
cated in such a way that one fourth went to the replacement of
barrack dwellings by communities and non-profit housing associ-
ations, one fourth to the construction of low-cost dwellings by
communities (whereby the builders could also be non-profit
housing associations), one fourth to non-profit housing associ-
ations, and one fourth to the construction of private housing
and privately owned apartments. To a limited extent, assist-
ance was also made available for the construction of business

space.

For the most part, loans were granted which were not to exceed
90% of the total comstruction costs. Accordingly, the propor-
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tion of the builders' own resources amounted to at least 10%
and not more than 20%. Interest on loans was fixed at 1% per
annum and the repayment period at 70 or 40 years, respective-
ly. During the ‘last years of this law's effectivity, loans
were increasingly replaced by subsidies toward interest and
repayment on mortgage loans taken out to finance building
plans. This had the effect that for 25 years the remaining
payments on loans amounted to 3% per annum.

On January 1,'1968, public assistance for housing construction
in Austria became re-organised under a new Law of 1968 for the
Promotion of Housing Construction. All assistance measures
enacted up to that time (Federal Housing and Homestead Fund,
Housing Reconstruction Fund, and the housing assistance of
1954) went out of effect, and a uniform federal assistance
program was instituted in their place. After numerous subse-
quent changes, public assistance for housing construction in

Austria took on the shape it has today:

1. The granting of loans which cover at least 45% but at the
most 70% of total construction costs, the level of which
loans is determined by the individual federal states.

In the case of dwellings erected for rent or use by non-~
profit housing associations, the minimum loan is 50% cov-
erage of costs. The loans carry 1/2% interest per annum;
during the first 20 years the interest and repayment a-
mount to 1%, during the remaining 27 years 3 1/2%.

2. The granting of subsidies toward pajments on mortgage loans
which have been taken out to finance building, which have
a repayment period of at least 20 years and do not exceed
45% of total construction costs. The subsidies are calcu-
lated at 50% of interest and repayment and, after a period

of five years, decrease annually by 10%.

3. The granting of a loan in lieu of the builder's own capital
to young families and hardship cases (the builder's re-
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sources must amount to at least 10% of total construction
costs; but in the case of housing for rent erected by non-
profit building associations, the builder's resources must
comprise 5% of total construction costs). The loan carries
no interest and must be repaid at the rate of 5% per annum.

4. The granting of an individual housing subsidy, when the
burden of housing expenditure exceeds what the family, ac-

cording to its income, could be expected to bear.

5. The provision of a guarantee for mortgage loans, which may
not exceed 90% of total construction costs.

The financial assistance mentioned above is granted for the
construction of housing and also, under certain conditions, of
space for small business. Every natural or legal person may
apply for this assistance, but the dwellings (or business space)
may be rented or sold only to "eligible" persons, those whose
incomes do not exceed certain limits set down by law. Marriage
partners and children are taken into due consideration when

these limits are determined.

METHODS OF BUILDING

A new co-operative begins by looking for a building site. This
is often made available by the local authority, which does not
transfer the freehold but grants a “building right" for 80 years,
after which the land and building revert to the ground landlord
on payment of compensation to the co-operative. The local au-
thorities do not as a rule develop land for building, but in ur-
ban areas the main services, water, sewerage and electricity, are
already available. The co-operative next draws up a financial
plan accompanied by architects' plans, specifications, estimates,
and a statement of proposed rent levels which must be approved

by the provincial government, should application be made for a
“loan. Building may not begin until these plans have been approved.
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The co-operative itself is not allowed to undertake building
but concludes a contract with a recognised building firm.

It does, however, draw up plans, negotiate the contract, super-
vise its execution and check the costs. It may do this on be-
half of another housing organisation. It may also buy build-
ing materials wholesale.

RIGHTS AND DUTIES OF MEMBERS

Membership of co-operatives must be open. Independence of the
building industry must be assured. Before beginning operations
a housing co-operative must have its non-profit character rec-
ognised by the provincial government. Public subsidised hous-
ing is concerned only with dwellings which are defined as not
exceeding 130-150 square metres of floor space, though the av-

erage is in practice lower. Members have complete responsibil
ity for the running of their co-operative subject to the obli-
gation to belong to an auditing union and accept the recommen-
dation of the auditor. In most co-operatives members are ten-

ants, with a right of occupation.

Leases on publicly subsidised housing may be dissolved only for
important reasons (paragraph 19 of the Lease Law) and transfer-—
red only under certain conditions (paragraph 20 of the Law of
1979 on Non-Profit Housing Assgociations). More and more, co-
operatives are also erecting housing in the form of privately
owned houses and apartments (proportion in 1977: 41% housing
for rent, 59% privately owned dwellings).

AID AVAILABLE FROM NATIONAL AND LOCAL GOVERNMENTS

This has already been described. It consists chiefly in the al-
location of sites and building rights and in long term loans at
low rates of interest. These may come direct from national
funds or from local authorities.
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AID FROM OTHER SOURCES

Employing firms are sometimes prepared to make loans to hous-

ing co—-operatives formed by their workers.

NATIONAL HOUSING ORGANISATION

The Austrian Federation of Non-Profit Housing and Homestead
Associations has a membership of 254 organisations, of which
138 are co-operatives and the rest non-profit companies (1978).

For important information to members and for a discussion of
current questions on housing, the Federation issues a monthly
journal "Wohnen und Siedeln". 1In addition, a series of publi-
cations issued from time to time, "Die gemeinniitzige Wohnungs-
wirtschaft", deals with important laws and special topics in

monographs.
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BELGIUM

FORMATION AND SUMMARY OF DEVELOPMENT

Public encouragement of non-profit housing dates from a com-
mission which studied working class conditions in 1887. As

a result of its recommendations, loans on mortgage were made
available for house building by the General Savings and Pen-
sions Bank through non-profit societies formed for that pur-
pose. The houses were nearly all for individual ownership

and occupation. In 1919 the National Housing Society was
formed to act as the central financing organisation for soci-
eties established to build and either let or sell family
houses and flats for people of modest means. This is the key
organisation in Belgian housing development. It was seét up

as a limited company and approved by royal decree. A paral-
lel organisation, the National Smallholding Society, covers
rural housing. A third organisation, the League of Large
Families, exists to protect the interests of families with
four or more children, and to provide house-building loans for
them. There are between 300 and 400 societies affiliated to
the two national organisations, most of them local or regional
in character, and they have built over 220,000 dwellings.
Housing and smallholding societies may be registered either as
co-operatives or as companies, but the majority, though non-
profit making, are not self-governing organisations of tenants
or house-owners. Membership and capital are provided by the
State, the provincial authorities, the communes or public as-
sistance boards. A limited number of industrial housing com-
panies have also been formed by firms to house their employees,
and some specialised welfare organisations have promoted
schemes to house special classes such as the disabled. There
are a limited number of housing societies formed on recognised
co-operative principles and managed by individuals requiring
houses, usually on a tenancy basis. Even in these, the State
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and the local authorities are represented and the National
Housing Society and the public authorities exercise a fairly

close control.

There is no special legislation applicable to housing co-op-
eratives, but they are largely controlled under the Act of
1919 by the National Housing Society, with wide powers over
all corporate bodies engaging in building, letting or selling

low-cost family housing.

TyPE OF HOUSING PROVIDED

The original object of most, if not all, housing societies was
to provide accomodation for people of modest means, on long
lease, and to retain control of the estate as a whole. During
the inter-war period, however, they came under pressure from
public authorities, taking the form of threatened withdrawal of
credit facilities, to sell the property to their tenants and so
release capital. Societies were at this time refused permission
to build, except for sale, and for a time obstacles were placed
in the way of any further registration of housing societies.

It is said that local housing societies which succeeded in re-
taining control of their houses had better‘results technically,
financially and socially, than those which were obliged to sell
them to the occupiers. It is admitted, however, that many in
this group were coping with difficult problems of slum clearance
or large families. Since the Second World War, the pressure to
sell has been relaxed, and many dwellings are now once more
leased to the occupiers. Societies of this type sometimes in-
clude honorary, i.e. philanthropic members, as well as intending

occupiers.

FINANCIAL STRUCTURE

Members of tenancy co-operatives originally subscribed shares
of 3,000 francs, 10-20% paid up. Shares are now subscribed on
the basis of 5% of the anticipated cost of the dwelling. Of
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these shares, 35% are paid up on entry, and the balance is de-
ducted by monthly instalments added to the rent. The National
Housing Society was at first prepared to lend up to five times
the subscribed capital, either in tenancy co-operatives or in
societies of which the members are local authorities. This
limit has now been removed. Loans are drawn on the general
savings bank and pension fund, private savings banks, state
controlled institutions, insurance companies and ordinary banks.

The government, which is responsible for more than half the to-
tal expenditure on new housing, lends to the National Housing
Society and the Smallholding Society for a maximum of thirty
years, although tenancy co-operatives are allowed to repay in .
66 annual instalments. The State also underwrites the diffe-
rence between the rates of interest paid and received by the
National Housing Society. Local societies pay 2.5% interest
to the National Housing Society, covering 1.5% interest, 0.9%
amortisation and 0.1% costs. Additional loans required come
mainly from local authorities. The State guarantees the bor-
rowings .of the National Housing Society, the National Small-
holding Society and the League of Large Families. The primary
housing societies pay 1-5% interest and refund the loans to
the National Society in 66 annual instalments.

METHODS OF BUILDING

Not much information is available regarding the methods of
building, but it would seem that contractors are ordinarily
employed. Housing schemes sponsored by the National Housing
Society (all non-profit as well as a limited number truly co-
operative) have a reputation for the quality of their build-
ings. Standards of accomodation have been steadily raised

and include modern amenities with an increasing provision for
_central heating, lifts and built-in equipment. Housing pro-
jects also include civiq amenities such as shops, post offices,
-infant welfare and community centres, meeting halls, libraries,
playgrounds, etc.
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LEGISLATION

Co-operatives of all kinds are regulated by the Commercial
Code, Boék I, Section IX of 1873, last consolidated in 1935.
The Code distinguishes seven types of commercial societies,

f which co-operatives are one. Co-operatives are defined
js societies composed of members whose number and contribu-
tions are variable, and whose shares can never be transferred
to others. Minimum membership is seven. Members may be joint-
ly and severally liable or individually liable to an unlimited
degree or up to a fixed amount. The use of the word co-opera-
- tive is compulsory. The society is free to make its own rules
on most points except that the life of the society may not ex-
ceed thirty years. Failing special rules on the point, the

following provisions apply:
(1) the society shall continue for ten yeérs
(2) members may not withdraw
(3) all members have equal voting rights
(4) profits and losses are to be divided annually
among the members, half in equal proportidn and

half in proportion to shares.

The formation of a reserve fund is compulsory, as is an annual
audit and the submission of the balance sheet to the Registrar

of Societies.

RIGHTS AND DUTIES OF MEMBERS

As already noted, the majority of housing societies in Belgium
are companies formed and controlled by local authorities or
philanthropic bodies. 1In the co-operatives which are genuine-

ly self-governing, the ordinary members have a majority in the
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annual general meetings, though state and local authorities are
also represented. The National Housing Society checks all

plans and contracts, as well as the acquisition of building
plots, and the letting and sale of dwellings. Admission to
tenancy is limitéd'by income, weighted by the number of child-
ren in the family. Priority is given to large families, slum
dwellers, miners and fishermen. In the case of societies

formed by local authorities and others, the tenant has no

rights in respect of his dwelling if he decides to leave. 1In
tenancy co-operatives he receives back his original payment.

In case of death, the dwelling may be left to the members' heirs
within certain limits. Rents are between 3.25% and 4.25% of
.building costs and are related to the income of the tenant. All
major repairs, external and internal, are carried out by the so-~
ciety and only minor repairs are left to the tenant. ©No society
can operate unless registration has been recognised by the Na-
tional Housing Society. If recognition is for any reason for-
feited, the N.H.S. provides for liquidation and decides the use

of any assets remaining after the repayment of shares.

NATIONAL HOUSING ORGANISATIONS, TECHNICAL AND OTHER SERVICES

The National Housing Society, of which the only shareholders are
the State and provincial authorities, the National Smallholdings
Society, and the League of Large Families provide advisory and
supervisory services. All housing societies whether co-opera-
tive or not, must compulsorily take up membership in them. The
National Housing Society in particular is a powerful and experi-
enced organisation, which gives its members services in matters
of planning, design, choice of materials and costings. It has
also followed a policy of buying up suitable building sites and
holding them in anticipation of future needs. It has power to
buy up or expropriate slum property.

Since its foundation in 1919, the National Housing Society has
recognised 20 tenants' co~operatives and 243 building co-opera-
tives. It should be stressed, however, that the co-operative
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building societies which are recognised by the National Housing
Society merely take on the legal form of co-operative societies
as they are defined by the law on commercial companies and that,
from an economic point of view, these societies should rather
be classified among the limited companies.

! ;
Indeed, the tenants of dwellings belonging to these building
co-operatives are usually not shareholders and the shares of
these societies are usually subscribed to by public authorities,
such as the provinces, the communes or the public centres for
social welfare. On the other hand, the capital of these soci-
eties remains, as a rule and in fact, fixed, whereas one of the
main characteristics of co-operative societies under Belgian
law is that their capital is essentially variable.

As to the tenants' co-operatives, these are, from an economic
point of view, real co-operative societies, but their activi-
ties are nowadays very limited and they are controlled by the
same laws and regulations as the other approved societies.

Moreover, the National Housing Society has the same rights of

supervision over both types of societies.

The system adopted in Belgium though interesting and effective,
can perhaps hardly be classified as co-operative, except to a

very marginal degree. .
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BRAZIL

The central and provincial governments provide assistance for
the clearance of slums and shanty towns, as well as for the
rebuilding of rural houses by their owners. None of this,
however, seems so far to have been effected thrbugh co-opera-

tives.

A number of housing co-operatives are active in providing
houses to members; they contribute finance amounting to 5-10%
of the value, in addition to loans by the National Housing
Bank. Assistance is given by public Institutes for the Pro-

motion of Housing Co-operatives.
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CANADA

SUMMARY OF DEVELOPMENT

The Co-operative Housing Foundation of Canada, popularly known
as CHF, had its beginnings in March 1968. The first Directors’
report begins with the following statement:

"The Co-operative Housing Foundation was formed in Ottawa
on March 27, 1968 by the Canadian Labour Congress, the Co-
operative Union of Canada and the Canadian Union of Stu-

dents. The main purpose of CHF is to promote Canada-wide
initiative, sponsorship and co-ordination of various types

of co-operative housing."

Before 1968 an organisation called the National Labour-Co-oper-
ative Committee (NLCC) had a co-operative housing programme
which had been attracting increasing attention among its con-
stituents. The NLCC was a committee sponsored jointly by the
Canadian Labour Congress and the Co-operative Union of Canada,
one of its objectives being the encouragement of better under-
standing and joint action programmes between labour unions and
co-operatives. Co-operative housing was only one of many NLCC
programmes but one which began to demand a disporportionate
amount of the Committee's time and energy. By 1968 it had be-
come quite apparent that a specialised organisation would be
needed when the Committee's efforts began to produce results.

Except for the pioneering and significant development of "build-
ing" co-operatives in Nova Scotia and Quebec and the completion
of the Willow Park "continuing" housing co-operative in Winni-
peg, co-operative housing had made relatively little impact on

the Canadian housing scene prior to 1968.
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The building co-operatives, whereby a group of_people work co-
operatively to build their own individual homes, had been quite
successful in the mid-1930's, especially in the smaller communi-
ties where municipal services were minimal and land costs were
not high. As the country became more urbanised, however, it be-
came apparent that building co-operatives would not work so well
in the cities. The increasing concentration of people, greater
requirements for educational and municipal services, and the
higher land costs required a different method of providing af-
fordable housing. As the cities, so did the proportion of Ca-
nadians who were renters. It was natural that some of these
people should look to the co-operative method to satisfy their

need for this new type of housing.

The Co-operative Union of Canada recognised the need and decid-
ed to do some research into how it had been satisfied by co-oper-
atives elsewhere. With the financial assistance of the Central
Mortgage & Housing Corporation, they commissioned a study to in-
vestigate the experience of housing co-operatives in various
countries and to make recommendations applicable to the Canadian
situation. It was published as the "Report on Co-operative

Housing" in 1962.

In the meantime, the Co-operative Housing Association of Mani-
toba was incorporated in January 1960, for the purpose of pro-
moting and constructing housing co-operatives. The original
membership consisted of ten individuals and six organisations:
Federated Co-operatives, Manitoba Pool Elevators, United Grain
Growers, Co-operative Life Insurance Company, Co-operative Fire
& Casualty Company, and the Winnipeg and District Labour Coun-
cil. These were the pioneers of the continuing, non~-profit
housing co-operatives in Canada. They knew that this type of
continuing co-operative housing had enjoyed great success in
many other countries, and they decided that it should be tried
here. The result of their efforts was the first Canadian ven~
ture of its kind: the 200-home Willow Park housing co-operative

in Winnipeg.
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Even the finest new idea is not always immediately accepted,
and Willow Park was no exception. It was a struggle from the
very beginning. The City Council was against it and the Cen-
tral Mortgage & Housing Corporation insisted that 80% of the
Willow Park homes must be occupied before they would advance
any mortgage money. At the official opening in August 1966,
only one quarter of the 200 fine new homes were occupied. To
pay for the construction, the Co-operative Credit Society of
Manitoba loaned about two million dollars, guaranteed by Fed-

erated Co-operatives.

Eventually, Willow Park was recognised as a good idea, and by
February of the next year it was fully occupied. Since then
they have waiting lists of people wanting to move in, as it be-
comes increasingly apparent that it was indeed a great idea.

No doubt the inspiration provided by the Winnipeg experience
was one of the reasons which prompted the organisation of the
Co-operative Housing Foundation in 1968. Co-operative and la-
bour union activists had seen Willow Park, liked what they saw,
and wanted to propagate the idea across Canada. One of the
first actions of this new organisation was to present a sub-
mission to the "Hellyer Task Force on Housing“'in December
1968. The submission made many recommendations to facilitate
the production of non-profit, continuing housing co-operatives

in Canada.

The Winnipeg inspiration spread west to British Columbia and
east to Ontario, resulting in a small co-operative being spon-
sored by a credit union in Abbotsford, B.C. and a large one
being sponsored by a labour union in Windsor, Ontario. Both
of these projects were under construction in 1969 and each of
them was patterned after the Willow Park concept. These early
housing co-operatives have absolutely none of the legislative
benefits that are available to housing co-operatives today -
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no start-up funds, no capital grants, no reduced interest rate,
no subsidies for low-income members. The Co-operative Housing
Foundation had been lobbying for such legislative benefits, but
they were yet to come.

In 1970 the federal government announced a 200 million dollar

“innovative fund" for social housing. This fund provided CMHC
mortgage money at about two percentage points below the market
rate. The Co-operative Housing Foundation negotiated with the
head office of CMHC to have housing co-operatives financed by

this fund, and approval was obtained for housing co-operatives
in Calgary, Winnipeg, Vancouver, Toronto and London.

One of these co-operatives wanted to try a further innovation
by including as members people of low income who would othexr-
wise be in public housing. This would require rental supple-
ments and a rent-geared-to-income plan for a percentage of the
co-operative's members, with governments paying the difference.
It was agreed by the different levels of government that this
should be tried on a test basis. This plan is a common fea-
ture of housing co-operatives today.

Another innovation requested by the housing co-operatives was

a surcharge for higher-income members so they would not have to
leave the co-operative. The reduced interest rate had been de-
signed to provide housing for moderate-income people, but the
co-operatives did not want to compel members to leave once they
reached a certain income, so they suggested that theése members
be charged a little more for their housing and the extra funds
be used to reduce the charges for some lower-income members.
Here were people voluntarily assuming a social responsibility,
instead of just waiting for the government to do something.
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LEGISLATION

The position of co-operative legislation in Canada was for

many years somewhat confused. 1In the four Western Provinces,
Alberta, British Columbia, Manitoba and Saskatchewan, as well
as in Newfoundland, general Co-operative Associations Acts pro-
vided for all types of co-operative and for the usual privi-
leges and safeguards: incorporation, limited liability, demo-
cratic control, equitable distribution of profit. In Ontario,
Quebec and the Maritime Provinces, the choice for incorporation
for many years lay between the Agricultural Co-operative Acts
and the Companies Acts, which included co-operative sections.

Federal Housing Acts were passed in 1935, 1938, 1944 and 1954,
and a Central Mortgage and Housing Corporation was established
by the Federal Government in 1954. Housing Commission Acts
have also been passed in some of the Provinces (in Nova Scotia
as early as 1932) and provincial housing commissions set up.
Several of the provincial governments in Canada have set up
housing corporations to take over responsibility of the prov-
inces in the field of housing. The Ontario Housing Corpora-
tion is by far the largest and best developed. It is now the
largest landlord in Canada, owning many thousands of subsidised

housing units for low-income families.

Non-profit co-operative housing was beginning to become recog-
nised as a responsible form of social housing - neither private
nor public nor charitable - but owned and operated by the peo-
ple who livé in it. The time had come to legalise some of the
innovations which they had initiated, so a conference was or-
ganised in Winnipeg in 1972 to decide what legislation was re-
quired and to instruct the Co-operative Housing Foundation to
work toward getting the necessary changes to the National Hous-

ing Act.
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Submissions were made to Central Mortgage & Housing Corpora-
tion and to the Minister of State for Urban Affairs. They
were accepted, and Parliament amended the National Housing

Act in June of 1973. The legislation co-operatives had been
advocating and the innovation they had initiated now became
explicitly available: start-up funding to help a co-operative
get going; a reduced mortgage interest rate; mortgages for
100% of the project cost; a longer mortgage repayment period;
a 10% capital grant; and rent supplements for low-income mem~

bers.

Prior to 1973 there were less than a dozen of the continuing
non-profit housing co-operatives in Canada (again with the ex-
ception of Quebec as previously mentioned). The 1973 legisla-
tion provided the impetus and housing co-operatives really be-
gan to get going in 1974. The process of organising, member
recruitment, planning, locating land, selecting architects,
working with engineers and contractors, untangling municipal
red tape, negotiating with three levels of government, member-
ship education, starting and completing construction, and fi-
nally moving in, can be a long process. It is difficult enough
for the professional developer with years of experience, even
more so for a group of people doing it for the first time.
Still, in just four years, the number of housing co-operatives
increased to about 180 throughout Canada, representing just un-
der ten thousand homes in various stages from planning through
to construction with the majority of them completed and occu-

pied.
POTENTIAL

The potential for co-operative housing in Canada is practically
unlimited. Some people who have witnessed the growth of credit
unions and other co-operatives since the 1930's have said that
co-operative housing is at about the same stage of development
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now as credit unions were 30 or 40 years ago. As it was ap-
parent then that people could form their own organisations

to handle their financial needs, so it is apparent now that
people can form their own organisations to handle their hous-

ing needs.

What is needed to realise this potential is the duplication,

on a much larger scale, of all the elements that got together
to build Willow Park. Unlike a credit union, which could serve
a hundred families during its first few years with a minimum of
assets, while operating from the treasurer's kitchen and being
able to grow gradually as the members' needs increased, a hous-
ing co-operative serving a hundred families requires assets of
at least four million dollars from its first day of operation.

Assuming the need is there and people can be got together as
members and residents, there is still the need for a resource
group to act as the developer for the local housing co-oper-
ative. Such resource groups are now operating in almost every
major city in Canada. Perhaps none of them operate precisely
the same as the original model, but they are all variations of
the same theme. All of them are able to draw.from the pool of
experience accumulated over the past decade and more. All of
them are able to produce good guality housing on behalf of their

members.

So what more is needed? More resources. The greater the po-
tential to be developed, the greater are the resources required
for its realisation. Money is required in the form of risk
capital, and for the purchase of land. The buying of land could
hardly be a losing proposition, but sometimes risk capital might
be lost. One organisation which has already responded to re-
‘quests for risk capital has been the United Church of Canada.
They have established a $200,000 fund for this purpose. This
revolving fund has already provided $500,000 in risk financing
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to a dozen housing co-operatives, the security often being not
much more than faith and a promise to repay. Many loans have
already been repaid, and none are in default. The co-opera-
tives which have benefited from this fund all say that they

could not have succeeded without it.

NEW PROGRAM

In April of 1978, the Canadian Government announced a new non-
profit housing program into which the co-operatives would be
fitted. Members of the Co-operative Housing Foundation ana-
lysed the new program and found that many of its features would

be detrimental to housing co-operatives.

Negotiations began with the Canadian Government on a program
which would be more beneficial both to housing co-operatives
and to government. The negotiations were successful and a new

co-operative housing program became operational in 1979.

Co-operative Trust Company of. Canada will be the mortgage lend-
er to the housing co-ops. Funds can be provided to the trust
‘company by credit union centrals, insurance co-operatives and

labour union pension funds.
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CHILE

FORMATION AND SUMMARY OF DEVELOPMENT

As long ago as 1955, the housing deficit in Chile was put at
320,000 dwellings. Since then, a disastrous earthquake has
taken place and population has increased. OQfficial housing
funds have been set up and insurance companies are legally
obliged to invest part of their premium income in the bonds

of the Housing Bank. No special encouragement has been given
to housing co-operatives, but there has been a substantial
spontaneous development based on members' thrift, sometimes
supported by private firms. One group was prompted by a Ger-
man Catholic mission. The housing provided by co-operatives
up to about 1965 appears to have been entirely urban and main-
ly intended for people of middle incomes. In 1941, provision
was made for support from the Housing Bank for workers' hous-
ing on the outskirts of towns, each house to be provided with
a garden and an opportunity for home industry, including the
rearing of small livestock. The intention was to form group
settlements, and existing co-operatives were .to be given pref-
erence. No progress was made for some years, and the resources
of the Housing Bank continued to be used for urban projects.
Later, a number of workers' housing co-operatives were formed
under the Technical Agricultural Section of the Bank. The co-
operative law of 1963 helped to promote fresh development, and
by 1967 some 5,000 co-operative housing units had been built.
There are, however, some 50,000 members of housing co-opera-

tives who still await houses.

LEGISLATION

An act of 1924 provides for the incorporation of co-operative
societies and allows them to acquire property for all purposes.
It was amended in 1930. In 1931, labour legislation was codi-
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fied, including articles permitting trade unions to organise
co-operative societies. Certain types of co-operatives were
brought under the control of the Inspectorate of Labour, and
regulations were made regarding the balance sheets of consum-
ers' and building co-operatives. The Housing Bank places them
on its register, but does not audit, advise, or actively as-
sist them, though it has power to make loans to them on the
same terms as to other housing agencies. A decree of 1954
lays down regulations for housing co-operatives. The most im-
portant change introduced by the Co-operative Law of 1963 in
relation to housing has been in making more detailed provision
for the security of mortgage loans and the readjustment of
savings and loans so as to give some protection against infla-

tion.

Type oF Housing PRoOVIDED

One type of housing project which appears to have been success-
ful is the block of flats in a town centre, of which the ground
floor is let as shops to non-members. The building is then
mortgaged and the shop rents appropriated to the service of the
loan. The flats on the other three floors are rented to mem-
bers, chosen by lot, for terms of five, ten, fifteen or twenty
years, and the society proceeds to build further blocks, using
the same method of finance in each case. It is hoped by these
means to accumulate reserves which will make possible housing
projects with no element of non-member tenancy. The most usual
type of housing co-operative is, however, based oﬁ a jointly
owned building site on which individual or semi-detached houses
are built and transferred to members for permanent occupation
on contract with the co-operative, which continues to adminis-
ter the estate as a whole. This type of construction is fa-
voured for social reasons and because it requires less capital
than apartment blocks.
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COLOMBIA

INTRODUCTION

In 1931, the first law on co-operatives, law No. 134, was passed
in Colombia. At this time, no single co-operative existed in
Colombia. The first was established in Bogotd in 1933 and the
next in 1934 in Medellin., Both of them were using public as
well as private staff. The two co-operatives had multiple func-
tions and various sections, one of them for housing. The Bogotéa
co-operative started a project called "Ciudad Jardin", the Me-

dellin section started the "Los Laureles" project.

In 1939, the housing section of the Cooperativa de Empleados de
Medellin was changed into a specialised co-operative named Co-
operativa de Empleados de Antioquia. After this date, many oth-
er housing co-operatives were established in the main towns of
Colombia, for instance in Bogot&4, Medellin, Cali and Bucaramanga.

In 1961 a study of the housing co-operatives operating in the
country was conducted showing that there were a total of 18 spe~
cialised co-operatives and 36 operating as ﬁousing sections of
co-operatives set up for various purposes. The most important
fact revealed by this study was that in 1959, date of the study,
these co-operatives had built more than 50 thousand housing u-
nits. Another rather important fact revealed was that in the
same period the Savings and Credit Co-operatives had granted
loans for buying housing, improving housing or for reducing

mortgages exceeding 50 million.

The great failure

Unfortunately, however, the results of these efforts did not, un-
der the circumstances, lead to the best model of housing co-ope-

ratives. The procedure worked as follows:
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The co-operative bought the premises for a certain number of
housing units, 450 in the case of the Los Laureles Co-operative.
These premises were developed correspondingly and a loan for
construction.was obtained. According to this system and via the
co-operative, the members of the co-operative society contrib-
uted an amount corresponding to generally 30 per cent of the
costs of the overall project, including houses, supermarkets,
schools, churches, sports facilities etc. External financing

amounted, therefore, to 70 per cent.

The shortcoming of this procedure was that banks, once the hous-
ing project was completed, requested the member of the co-opera-
tive society to take over the proprietory title of his housing

unit or apartment in form of a notary document, thus making him
the direct debtor of the respective bank. The member of the co-
operative society thus got practically separated from the co-op-
erative. And the result was that co-operatives served only as

midwives for housing constyxuction.

Real housing co-operatives

The study carried out in 1962 was submitted to FCH, AID and the
Co-operative League of the USA. The objective was to obtain fi-
nancing support for special projects. AID sent a commission of
experts of FCH; at this time, the Federation of Housing Co-opera-
tives of Colombia ( FEDECOOP ), direct partner for the FCH com-
mission, was already in operation and a decision was taken to
examine co-operatives for self-owned and single mortgage housing
in general. This was the reason for setting up three units, one
in Bogot&, another one in Medellin, and a third one in Cali.

The ones in Medellin and Cali proved to be rather successful.
The one in Bogot& had to be dissolved and there are plans to re-
place it by one under the auspices of PROVICOOP, a construction
and service organisation.
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Later on, the Instituto de Crédito Territorial, institution in
charge of financing social housing in Colombia by way of self-
help construction, sponsored the foundation of a co-operative
called Cooperativa de Vivienda de Girardota. This co-operative
comprises 92 workers, who live in a small town near Medellin.

Co-operative housing in Colombia has since then continued on
the basis of two principles of the societies, one consisting in
the single mortgage and the other in self-help construction.

LEGISLATION

The law of 1931 was updated in 1963. The present law is of gen-
eral character. No reference is made to any type of co-opera-
tive; therefore studies are carried out to set up a special code.
This code has been formulated already and has been submitted to
the Government for consideration. It contains a special chapter
on housing co-operatives and, in a rather broad sense, the co-
operative on the basis of property and single mortgage is defined

in this code.

For lack of a special law on housing co-operatives, the statutes
of each society contain very clear clauses, especially on the

rights and obligations of the members.

TyrPE oF Co-OPERATIVES

As has been pointed out, there are co-operatives based on prop-
erty and single mortgage and also co-operatives based on self-
help construction in Colombia. And there are a great number of
them in this country. Also, there are co-operatives dedicated
exclusively to housing, as well as many multi-purpose co-opera-—
tives, maintaining just a housing section within their organi-

sation.
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There is the Federation of Housing Co-operatives of Colombia
(FEDECOOP), which comprises not only the co-operatives working
for property based on single mortgages but also co-operatives
engaged in construction. The Federation sees its main objec-
tive in défining the policy of co-operative housing in the
country and in providing technical, educational and financial

assistance to members.

It has been suggested to support particularly the co-operative
based on single mortgage and to establish systems which provide

social housing to the general public.

At present, a development plan for the decade 1980 to 1990 is

under study.

Parallel to FEDECOOP, the Promotora de Vivienda Cooperativa
(PROVICOOP) is active in this field. PROVICOOP is an auxili=~
ary organism and is engaged mainly in the field of housing con-
struction and in the provision of other services for the co-op-
eratives, safeguarding their social as well as economic inter-

ests.

FINANCING

It has been mentioned already that fhe most widely applied sys-
tem consists in the co-operative's contributing 30 per cent
of the financing costs of the project, with the remaining 70
per cent coming from external financing. The latter is granted

particularly by the following organisations:

INSTITUTO DE CREDITO TERRITORIAL
A national organism dedicated to resolving problems of housing
for the general public. Financing in favour of co-operatives

will therefore be possible only for social housing.
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BANCO CENTRAL HIPOTECARIO

This bank is predominantly in public ownership and has so far
focussed on the development of housing for the middle classes
of the population. It has granted most of the loans to co-op-

eratives.

FONDO NACIONAL DE AHORRO
A state owned fund, dedicated to financing housing only for

public servants.

INSTITUTO COLOMBIANO DE FINANCIAMIENTO Y DESARROLLO COOPERATIVO
An institution which is owned by the co-operatives with the ob-
jective of financing all sorts of societies. Within its activi-
ties for housing co-operatives, it is dedicated particularly to

short-term loans for urban projects.

CORPORACIONES DE AHORRO Y VIVIENDA

These are financing organisations operating for an improvement
of interest rates for saving. Use of their credits is almost
impossible for social housing. However, attractive loans have
been granted to co-operatives, providing housing for middle

classes with a certain economic standing.

ConsTRUCTION METHODS

In principle, co-operatives are using three different methods or

systems of construction.

1. They award contracts for the overall projects to general con-
tractors. This system is generally not very recommendable,
as costs are increasing to the extent to which contractors
charge their profits on the value of the housing unit or

building.

2. The co-operative controls construction or has construction
controlled on the basis of partial contracts as for instance

contracts for foundations, tile laying, metal construction,
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water systems, electric installations, decoration etc.
This system saves much mbney for the co-operative, partic-
ularly with regard to construction materials which are
bought on the market with bulk discounts.

3. Very few co-operatives. are directly engaged in construction.
A prerequisite is that they have their own sections of ar-
chitects, sections for calculations, cost estimates and
technical matters, controlling directly and on behalf of
the institution all activities involved. This is really
the ideal system, as the costs in Colombia are about 40
per cent lower than in the case of private construction.

RiGHTS AND OBLIGATIONS OF THE MEMBERS OF THE CO-OPERATIVE

In the case of co-operatives for housing construction, the mem-
bers undertake to make initial contributions. These contribu-
tions entitle them to certain housing units according to the
stipulations of each individual case which also contain the
prior agreement on the specification of the project, such as
details of completion and terms of payment for the credit which
has been granted in the individual case.

In the case of co-operatives on the basis of property and sin-
gle mortgages, the member has the right to use his apartment or
housing unit permanently together with his family, provided he
- conforms strictly to the internal regulations of the society.
Provision is made also in special cases for the transfer of
rights, for providing for measures of improvement and for let-

ting in certain cases.

GOVERNMENT SUPPORT

There is no special support on the part of the Government for
housing co-operatives in Colombia which is not likewise given
to all other types of co-operatives. Such supporting measures
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include preferential treatment with regard to tax exemption
for income tax, property tax, stamp and stationery taxes.

OTHER SuPPORT

The most important support worthwhile mentioning here is the
support given by AID, which in 1963 granted to FEDECOOP a re-
volving fund amounting to 1.5 million dollars, dedicated to
testing co-operatives based on property and single mortgage.
This fund was increased by contributions made by ICT and the
co-operatives, which in turn are beneficiaries of the amounts
of this fund.

NAaTIONAL ORGANISATIONS

The organisations of housing co-operatives, the Federacidn de
Cooperativas de Habitaciones de Colombia (FEDECOOP) and the
Promotora de Vivienda Cooperative (PROVICOOP), have been men-
tioned already. These two organisations are preparing at pres-~
ent a seminar with the objective of defining some solutions and
policies tailored to the present situation of Colombia, a task
which appears rather difficult in the light of the inflation
rate prevailing in the country. Construction materials and la-
bour are growing more expensive every day, which of course has

effects on housing costs.

Early in 1980, the Fourth Interamerican Congress‘of Housing Co-
operatives sponsored by OCA will take place in Cali, Colombia,
the two national organisations being responsible for its organ-

isation.

TeEcHNICAL SERVICES

Housing co-operatives do not count on any technical assistance
either by Government or by private initiative. Some years ago,
FCH of the United States co-operated in some studies of special

‘importance.
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EDUCATION

FEDECOOP and PROVICOOP organise special seminars at least twice
a year to study the social and economic aspects of the housing
co-operatives. Each and any member of the co-operative society
has to attend a course of co-operative education of not less
than 20 hours of duration before he is admitted to the co-opera-
tive. Each co-operative in Colombia is legally bound to pro-
vide for an educational committee and to allocate to it 20 per
cent of any co-operative surplus appearing in the annual bal-

ance sheet.

PUBLICATIONS

There are only very few publications on housing co-operatives
in Colombia. Provision is made for one publication comprising
the papers and conclusions of the seminars organised by FEDECOOP.
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COSTA RICA

FORMATION AND DEVELOPMENT

Relatively few housing co-operatives exist, but they appear

to have met with some success.

LEGISLATION

Co-operatives were originally subject to the Commercial Code;
from 1929 they came under the Associations Act and from 1943
under a special section of the Labour Code, on the grounds
that co-operation is a means of raising working class stan-
dards. The Code refers to co-operatives of all types. The
Ministry of Labour and Social Welfare is responsible for co-

operative development and supervision.

TypE oF Housine

Co-operatives appear in many cases to have multiple functions
and may begin as savings and loan societies with the object of
providing housing and other services such as consumers' stores
and transport. 1In one case at least, members were divided in-

to three classes:

(a) full members prepared to acquire a house;
(b} associate members in process of saving, but
entitled to use other services offered;

(c) firms and individuals investing in order to

house their employees.

Houses were originally allotted to full members in the order
in which they joined the co-operative. Later, out of every
ten houses, seven were allotted by seniority and three by lot
to members, who were not allowed to transfer at a profit.
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FINANCIAL STRUCTURE

Public - housing projects are financed, in part at least, from
the Costa Rican Social Security Fund, which lends to housing
co-operatives. The contribution expected of participants, and
the rate of interest chargéd on loans are, however, both fair-
ly high. As soon as a member acquires a house, or even a site,
he ceases to make regular contributions and usually takes up a
fifteen year mortgage loan, on which he makes monthly payments
at the rate of 6% per annum. He must also take out fire and
life insurance, the latter in favour of the co~operative. He
also makes a monthly contribution for maintenance. It has
been found that the borrowing power of the co-operative, both
from the Social Security Fund and other sources, rises with its

ownership of houses and of undeveloped sites.

MeTHODS oF BUILDING

The co-operative is responsible for basic services, but after
experience with the direct employment of labour and the supply
of materials, it was found preferable to contract with existing

firms for actual building.

R16HTS AND DUTIES oF MEMBERS

Considerable choice in the design of his house is left to the
member, though a series of models are made available. A mem-
ber wishing to dispose of his house within ten years must first
offer it to the co~operative. 1If he sells to a third party,
any profit in the transaction accrues to the co-operative.
During a temporary absence, he must place the letting of the
house in the hands of the co-operative.
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A1D ForR Co-oPERATIVE HousiNg

Apart from rather limited loans, there does not appear to be
any aid from the state. Employers in some cases invest in co-

operative housing.

NaT1oNAL HousING ORGANISATION

There does not appear to be such an organisation, at least of

a co-operative character.
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CZECHOSLOVAKIA

1. DEVELOPMENT OF HOUSING CO-OPERATIVES

Sources which are no longer available indicate that housing co-
operatives appeared in the Czech lands for the first time in
1875, while actual documentation concerning the activity of a
co-operative housing society is dated 1898. The first con-
gress of building and housing associations was held in Prague
in 1911. The total number of housing co-operatives in exist-

ence in 1914 is quoted as being 248.

After 1918, many co-operatives came into being every year;
their number reached a climax in 1934, when 1,633 co-opera-
tive housing associations were registered; of these, 1,297
were recognised as working for public benefit, as a result of
which they were entitled to various advantages made available
by the state.

The activities and further development of housing co-operatives
were restricted by the world economic crisis in the 1930's and
completely stopped by the German occupation of Czechoslovakia
between 1939 and 1945. After 1945, there were 442 housing co-
operatives in action. A characteristic feature of housing co-
operatives up to the end of World War Two was that they had to
operate under conditions of fierce struggle against competition
and that, through joint efforts, they sought to provide housing
at acceptable cost, in particular, for the socially weaker sec-

tions of the population.

A new expansion of co-operative housing started after World War
Two. By 1948, the number of housing co-operatives had increased to
942; of these, however, only about a quarter were engaged in

actual building. During the period of the Two-Year Plan of
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National Economic Reconstruction (1947-48), these co-operatives
built two-thirds of the total planned volume of new housing
construction in Czechoslovakia. Then, up to about the mid-fif-
ties, the activities of housing co-operatives were influenced

by the need to concentrate on making good the after-effects of the
war, by which part of the buildings had been destroyed, while re-
pairs and maintenance of the others had been severely neglected.

The greatest expansion of housing co-operatives took place in
Czechoslovakia after 1959, when they became directly involved

in the nationwide efforts to solve the country's housing prob-
lem. Ensuring adequate housing for all inhabitants was anchored
in the Constitution of the Czechoslovak Socialist Republic as
one of the main tasks of the state and society as a whole, which
had embarked upon the road of building socialism. In this con-
text, housing co-operatives were assigned very important tasks.

2. LEGISLATIVE BASIS OF HOUSING CO-OPERATIVES

The legal pattern, constitution and legislative basis of housing
co-operatives underwent numerous changes influenced by the actu-
al situation during the different stages of development.

At present, all co-operatives, including housing societies, have
to observe the Economic Law Code (No. 109/64 of the Law Gazette),
which lays down, in chapter three, the basic principles concern-
ing the activities and organisation of co-operatives. It also
regulates the position, rights and obligations of co-operative
authorities and members. Furthermore, the entitlement of hous-
ing co-operatives to state grants for building is also regulated

by law.

Citizens' rights and their obligations arising from the use of
housing are laid down by the Civil Law Code. The appropriate
provisions of this law, concerning the use of co-operative homes
(flats), have been incorporated in the rules of housing co-ope-

ratives.
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Housing co-operatives are entitled to various advantages which
are ensured by legislation. These advantages include

especially fiscal exemptions, the right to be assigned building
sites free of charge, free connection to the network of public

utilities, sewage, water and gas supply, electricity etc.

3, ORGANISATION

The organisation and activities of a co-operative housing soci-
ety are laid down by the rules, the model of which is issued

by the national co-operative union concerned and approved by

the government. The rules consistently apply principles of co-
operative democracy in the members' participation in the man-
agement of their societies. The highest authority of a co-ope-
rative housing society is the members' meeting; in co-opera-
tives with a large number of members and homes (flats) - usual-
ly over 300 - the highest authority is the delegate assembly.
The highest authority of each co-operative housing society

meets twice every year and decides all matters of principle con-
cerning the society's activities. It elects for a term of office
of 4 years the management board (which has 5 to 15 members) and
the control commission (with 3 to 9 members), considers and ap-

proves reports on economic operation, economic plans etc.

The management board is the society's executive body; it decides
all matters reserved to it by the rules and implements the tasks
set by the highest authority. The control commission checks,
supervises and audits all the business of the society.

The organisational and economic links of a co-operative housing
society are units known as self-administrations, each of which
is formed by the inhabitants of several adjoining blocks of flats,
or by a group of non-resident members. In the self-administra-
tions, the members exercise their rights of direct participation;
at members' meetings of the self-administrations, they consider

not only matters concerning the area of the self-administration
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itself, but also those relevant to the co-operative society as
a whole. They also elect - for a term of office of 2 years -
the committee of the self-administration, as well as delegates
to the co-operative society's highest authority (the delegate

assembly).

In the individual blocks of flats, members elect the block stew-
ard or a block commission, which is an intermediary between the
members resident in the block and the committee of the self-ad-
ministration (or, where appropriate, also between the members

and the management board); the commission also organises activi-
ties as regards care for the block and relations among the resi-

dent members.

All the homes (flats) remain the property of the co-operative
society; the member is the owner of his membership share, which
accounts for approximately 30% of the budgeted building cost,
and has the right to use the flat.

Housing co-operatives are associated in national unions. Czecho-
slovakia is a federation formed by two republics, Czech and Slovak.
Consequently, there are two national unions of housing co-opera-
tives in existence - the Czech Union and the Slovak Union. Both
are affiliated to the Central Co-operative Council, which also
includes similar national unions of consumer and producer co-ope-
ratives and exercises the function of a federal-level authority.
The highest authorities of the national co-operative unions are
their congresses; each congress elects (for a term of office of

5 years) the central committee of the union and the control com-
mission. The central committee elects from among its members the
management board. Delegates to the congress are elected at re-
gional conferences of housing co-operatives, where regional com-
mittees are also elected, as the executive bodies of the nation-

al unions for the territory of the region concerned.
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4, DEVELOPMENT OF CO-OPERATIVE HOUSING CONSTRUCTION

Co-operative housing construction has made a substantial con-
tribution towards the solution of the country's housing problem
and is continuing to do so in keeping with the good reputation
it has earned itself in the course of its development.

Between 1919 and 1938 (according to the statistical figures of
the former Ministry of Social Welfare), housing co-operatives
built 42,451 houses of various types and sizes; of these, 35,552
were family houses with 130,003 homes (flats) which contained
313,422 inhabitable rooms (i.e. excluding kitchens and conveni-

ences).

Between 1947 and 1949, housing co-operatives completed the con-
struction of more than 15,000 flats.

Most successful results have been achieved by housing co—-opera-
tives since 1959. At the end of 1978, there were in Czecho-
slovakia, all told, 770 co-operative housing societies with
873,368 members, owning 637,655 flats.

In recent years, housing co-operatives have been successful not
only in the construction of new homes and in helping to solve
the shortage of housing, but also in their endeavours to educate
their members for socialist, friendly and neighbourly relations,
in protecting and improving the environment, in taking care of
children's out-of-school activities in residential areas and
housing estates, etc. Thus housing co-operatives have also be-
come actively involved in the public life of the communities

where they operate.

5. FINANCING

At present, the financing of housing co-operatives and of co-op-

erative housing construction is governed by the decree of the
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Ministry of Finance No. 160/76 of the Law Gazette. According
to this decree, 54 to 58% of the building costs is defrayed by a
non-repayable grant which is provided by the state and is cal-
culated as follows: the basic state contribution is 7,100
crowns for eachflat regardless of its size, plus 740 crowns

for each square metre of the floor space of the flat up to 85
sq. metres. In certain areas and localities specified by the
government, this contribution is increased by 20%. Besides
that, housing co—operativés may receive another contribution
from the state - an additional 70 crowns per sq. metre of floor
space in the construction of 3 - 4 storey blocks, or 180 crowns
per sq. metre if they build 9 - 12 storey blocks. In rural ar-
eas, where it is not possible to build multi-storey blocks, co-
operatives receive a special contribution of 500 crowns per sq.
metre of the floor space of the flats. Approximately 28 - 30%
of the building cost is paid in cash by the co-operator himself,
and this amount represents his membership share. In certain
instances, members can get this amount reduced by contributing
part of it in the form of their own work on the building site.
The remainder required for covering the'building costs can be
obtained by the co~operative society in the form of credit made
available by the State Bank, repayable within 30 years at the
rate of interest of 1% in respect of floor space up to 85 sq.
metres per flat. The rate of interest for floor space in ex-

cess of this size is 3%.

The above-mentioned decree also makes other advantages avail~
able to housing co-operatives, in the form of help they can get
from local government authorities, which are obliged to hand o-
ver to co-operatives free of charge building sites in a condi-
tion allowing for construction to be started, as well as to de-
fray the costs of basic technical equipment and the connection
of the co-operative houses (blocks) to the public networks of
communications, electricity, water piping, sewage, gas supply,
heating etc. 1In cases of co-operative housing construction on



a major scale, the local authority also provides the physical
planning for the co-operatives free of charge. The actual con-
struction is carried out by national enterprises, which charge
prices fixed by the state at a uniform level.

Housing co-operatives do not receive any contribution towards
their operational costs. Consequently, they must operate on
the basis of a balanced budget, the costs being covered by in-
come from members. The costs include, in particular, instal-
ments towards the repayment of credit obtained from the State
Bank, allocations to the repair and maintenance fund, contri-
bution towards the administrative costs of the co-operative
society, as well as payment for services provided by the so-
ciety, i.e. supply of heating and hot water, for the water sup-
ply and trash collection, for the 1lift, for the use of laundry

equipment etc.

6. SOME FACTORS WHICH PROMOTE OR IMPEDE DEVELOPMENT; PROBLEMS

A major problem in the harmonious development of co-operative hous-
ing construction and in the structural pattern of the network of
housing co-operatives is the size of the existing societies and
their internal organisation. In small co-operatives, it is not
possible to introduce modern forms of management, to use automa-
tion and to employ highly qualified technicians and other spe-
cialists. On the other hand, they do allow for members' direct
participation in the management and administration of the co-op-
erative society. Integration has led to the creation of housing
co-operative societies with a large number of flats (from 5 to
15 thousand). Their operation is highly demanding as regards
organisation and methods of management, where a high profession-
al standard is required. This, however, tends to reduce the in-
fluence of rank-and-file members on the management and adminis-
tration of the co-operative affairs, and a weakening of their
contacts with the co-operative officers can be another undesir-
able effect.
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Another field requiring considerable attention is the education
and training of personnel for work in housing co-operatives; it
represents a wide and specific problem area, different from oth-

er organisations in several respects.

A factor of great importance for the successful operation of
housing co-operatives is efficient organisation of the overall
care, repairs and maintenance of the buildings and premises, in
order that the members should feel satisfied in their co-opera-
tively owned homes. The system of maintenance and repairs en-
tails numerous problems of a technical, economic and organisa-

tional character.
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DENMARK

Non-profit housing in Denmark at the present time (January 1st,
1979) comprises approximately 655 housing associations with a
total of about 325,000 completed dwelling units. This corre-
sponds to approximately 15% of Denmark's 2.11 million dwellings
and around one-third of the country's 980,000 rented dwellings.
About 58,500 (18%) of the 325,00 dwellings owned by non-profit
housing associations are single-family properties (individual,
terrace, semi-detached and atrium-type houses), the remaining
266,500 (82%) being apartments in multi-~storey blocks, for the
most part three-storey buildings. Of the remainder of Denmark's
housing, 4% is owned by central and local authorities and 81%
is privately owned (i.e. there are just over one million owner-
occupied single-family houses, and half a million privately
owned rented dwellings in multi-storey blocks).

DEVELOPMENT OF NON-PROFIT HOUSING ENTERPRISES

Naturally the country's 325,000 non-profit dwelling units were
not built overnight. We obtain an idea of the rate of con-
struction when we study the numbers of dwellings owned by mem-
bers of the Federation of Non-profit Housing Societies at var-
ious times. The Federation was founded in 1919 when it was re-
corded that members owned a total of 2,500 dwellings. The
first two modern non-profit housing associations, Arbejdernes
Andels-Boligforening and Arbejdernas Kooperative Byggeforening,
were established in 1912 and 1913 respectively.

Denmark had its first co-operative housing association as long
ago as the 1860's, and others followed the enactment in 1887 of
the first Housing (Subsidy) Act. For the most part, however,
these were groups of people who admittedly built houses but who
failed to keep the property in the ownership of their associa-
tions. When dwellings changed hands on a completely free basis,
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they lost their social value. One noteworthy exception was
the houses built by the Danish Medical Association after a
cholera epidemic in 1853; the association set up at that time,
Laegeforeningens Boliger, exists to this day as an independent
institution which continues to own the property. These dwell-
ings are badly in need of internal renovation but constitute

externally an agreeable open housing scheme in Copenhagen.

During World War One and in the immediate post-war period, pri-
. vate commercial interests considered it an excessive risk to
engage in building activities. An effort to cope with the cur-
rent housing and unemployment problems was therefore made by
granting statute-backed government loans to non-profit housing
associations for the construction of homes. The two associa-
tions started in Copenhagen in 1912 and 1913 gained rapidly in
strength under the new loan scheme, and additional housing as~
sociations were set up in the capital and in the provinces.
Some still exist today as non-profit associations. But as
happened with so many organisations in the early days of indus-
trialism, many of the so-called non-profit associations guick-
ly ceased operating and permitted members to sell their houses
and apartments whenever they wished. Partly with a view to re-
versing this tendency, a number of farsighted association offi- -
cers (representing several housing co-operatives) met in 1919
to form the Federation of Non-profit Housing in Denmark. This
organisation is still vigorously active today and faithful to
its original objective: to provide a forum for Denmark's
housing associations, to safeguard the interests of associa-
tions and their members, and generally to exert an influence

on housing development. From the outset it has been an unbend-
ing condition of membership that through their statutes and
professional practice the housing associations eleminate all
forms of speculation in housing on the part of themselves and

individual member tenants.
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For several years after 1927 Denmark had no legislation to sup-
port house-building activities. The wave of unemployment re-
sulting from the depression, however, swept a new Act through
the Danish Folketing (Parliament) in 1933, authorising govern-
~ment loans to finance housing by housing associations and lim-
ited-profit joint—étock companies. Under the 1933 Act, gov-
ernment loans were available only to those housing organisa-
tions whose statutes were approved by the Minister for Home
Affairs. This in turn provided a means of laying down rules
excluding financial speculation. The main features of these
rules are still operative, e.g. any profit made must be reserved
exclusively for building purposes, and in the event of ligquida-~
tion, the individual housing association must transfer its
properties and other assets to the local authorities. Rents
must be fixed - individually for each separate building pro-
ject - at a level that covers operating costs.

On repayment of a mortgage, rents are not however reduced by an
amount corresponding to what was previously paid in interest
and capital repayments on the loan, unless the general level of
rents makes a reduction desirable. Instead, the amount former-
ly used to service the debt is transferred to a building fund
held by the individual housing association. This fund is used
to modernise older housing and finance new housing projects.
Although building funds have been a statutory requirement since
1933, only minor sums have accrued to them, chiefly because the
loans used to finance housing from that period are repayable o-
ver 45-60 years. Another factor is that non-profit housing e-
rected in the 1930's was rather limited in extent and built at

much lower cost than nowadays.

A tenant taking up a lease in a new non-profit housing scheme
is required to contribute the proportion of the dwelling's con-
struction cost for which finance has not been available in the
form of a mortgage or government loan, i.e. 3% at the present
"time. On vacating the dwelling, the tenant returns the latter
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to the housing association and his original deposit is repaid
to him. The association then allocates the dwelling to a new
tenant, who pays the same amount of deposit as the outgoing

tenant receives.

From 1965 to April 1975 the amount of deposit was requlated
according to the net consumer price index: the outgoing ten-
ant is repaid his original deposit which is for the period men-
tioned above adjusted upward in accordance with the appropri-~
ate rise in the index, and the incoming tenant pays the same

amount in deposit.

When wartime conditions once more undermined the earning pros-
pects of the private landlord, who was thus reluctant to ven-
ture on new construction (owing partly to rent control), the
rate of government lending for the financing of new housing

rose substantially in relation to the modest sums set aside for
this purpose in the 1930's.” The decade 1940-50 consequently
emerged as a period of unprecedented expansion for non-profit
housing. 1In collaboration with a numbei of trade unions and
other sections of the labour movement, the Federation in 1941
formed a new body, Arbejderbo, to set up housing associations

in areas where these were needed and to assist them with their
house-building plans. Utilising to the full its contacts with
local trade union representatives and representatives of the
labour movement on local councils, Arbejderbo helped establish
many housing associations during the 1940's, and up to the pres-
ent time has contributed toward the construction of 80,000 dwell-

ings..

Several parent companies were formed in the Copenhagen area to
set new construction schemes in motion and also to administer
completed projects on behalf of subsidiary companies, both in
Greater Copenhagen and throughout the rest of the country. One

independent association assisted in this manner was Lejernes
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Landsorganisation (National Tenants' Federations). One of the
founding members of the Federation of Non-profit Housing in
Denmark had formed Kgbenhavns Almindelige Boligselskab in 1920

as a limited-profit joint-stock parent company operating through
a number of subsidiaries. During the 1930's the company worked
independently of housing legislation but in the 1940's and 1950's
it set up non-profit housing associations in accordance with le-
gislation throughout the metropolitan area. With its subsidia-
ries and its administration of 30,000 dwellings K.A.B. is now
the largest non-profit housing concern in Denmark.

Throughout the 1950's new housing constructed by non-profit as-
sociations was more extensive than anything witnessed before or
since. They were responsible for 40-50% of all dwelling units
completed in towns and urban areas. But in 1959 third mortgages,
which had hitherto taken the form of direct government loans

were replaced by mortgages issued by newly established mortgage-
credit institutes on the private capital market. 1In order to
hold tenants' deposits in non-profit housing at a socially ac-
ceptable level, this category of building was granted govern-
ment guarantees for third mortgages, bringing the total mortgaged
loan in non-profit properties to 94% of construction costs. In-
terest was payable at open-market rates but to reduce operating
expenditure during the early years of the scheme the State grant-
ed subsidies (a flat rate according to floor area) in respect of
rented property built by non-profit and private investors.

The rate of private, unsubsidised house-building increased dra-
matically from 1959 onward. New rented property built without
government subsidy was exempt from any form of rent control.

And the construction of private, single-family houses, no longer
eligible for government subsidy under housing legislation, re-
ceived in Denmark ~ as in a number of other countries - increas-
ingly favourable treatment under income-tax regulations govern-

ing the value of owner-occupied homes.
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As a consequence of a fluctuating level of building activity

and the fact that there was no control of land and construction
costs in as much as 60-70% of the building industry not subsi-
dised under the housing legislation, house-building costs soared.
Interest rates also climbed from 6% in 1959-60 to 8-9% in 1965-66.
Private landlords hat difficulty in finding tenants and there

was a distinct danger that the same situation could affect non-
profit housing. This risk, however, was averted when the Danish
Folketing passed new, improved housing subsidy legislation in
1967.

‘At the same time rents in older property were adjusted to some-
thing like the higher rents charged in new property. Follow-
ing a comprehensive programme of rent assessment, permission

was given for private landlords to make certain rent increases
in respect of properties built prior to 1963; a similar con-
cession was given to non-profit housing associations, except
that here the extra rent income had to be transferred to a spe-
cially formed fund, the National Fund of the Housing Associa-
tions of Denmark. The rent increases were graduated over a
period of eight years (1967-74) and the National Fund is making
loans available for the financing of new non-profit housing.

No repayment of capital or interest is required as long as the
association concerned is in receipt of housing subsidies from
the State; this system reduces the State's subsidy costs cor-
respondingly. The National Fund has accumulated a capital of
D.kr. 300 million over the first 8-year-period, and then

D.kr. 69 million each year. It shares offices and .some of its
administration with the Federation. In 1975 housing legislation
was changed whereby a new way of financing construction of non-
profit dwellings was provided. From April 1st, 1975 the Nation-
al Fund should raise D.kr. 130 million through a levy on dwell-
ings built before 1965, egqual to approximately 8% of construc-
tion costs of 8,000 dwellings, while the Government and the muni-
cipalities should provide 10% and 5% respectively. The tenant
was to contribute 3% and the remaining 74% should be obtained

as a mortgage loan.
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Due to increases in construction costs, the means of the Nation~
als Fund did not suffice; in 1977 the share of the Fund was re-
duced from 8% to 7%, and the number of dwellings to be financed
under the new system was cut back from 8,000 to 7,000 units.

The contribution from the municipalities was accordingly raised

to 6% of construction costs.

Today, three types of non-profit housing organisations are ope-
rating in Denmark. Of the 325,000 completed dwellings, 44% are
owned by housing co-operatives, their supervisory boards being

elected exclusively by tenants and housing applicant members;
45% of the completed dwellings are owned by self-governing
housing associations in which the majority of the supervisory
board is nominated by the local authorities, while tenants are

entitled to elect one or more members but not the majority;
11% are owned by joint-stock companies (limited dividends).

The majority of the board of directors are elected by the share-~
holders and one or more, but always a minority of the directors,
by the tenants. Tenants, however, are secured extensive rights
of self-determination in local matters as occurs also in self-
governing associations and joint-stock companies. Irrespective
of the manner in which the association's supervisory board may
be appointed, all organisations are subject to the same rules as
regards the fixing of rents, payment of deposits, building fund
management and social obligations. One of these is that a cer-
tain proportion of homes in the older, cheaper category should
be reserved for families with minimum incomes and for families

made homeless by re-development activity.

It is a general rule that the dwellings are to be let to people
with ordinary incomes (as precisely defined in the legislation)
to the extent they wish or are able to rent them, and that house-
holds with children have priority in respect of homes with three
or more rooms (excluding kitchens). 1In the case of equal rights
between several applicants, the housing co-operatives must give
preference to the one who has the longest member seniority.
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It follows that for the user there is only a modest difference
between living in a flat owned by a non-profit housing co-ope-
rative, and occupying the property of a self-governing housing
association or joint-stock company. The rent is fixed accord-
ing to exactly the same principles - so that each housing es-
tate constitutes a separate economic unit that has to pay its
expenses, through the rent, for interest and repayments of
mortgage loans (initially reduced by the Government interest
guarantee) which will be completely fixed for many years, and
for the remaining operating costs (property taxes, insurance,
cleaning, maintenance and reserves for renewals) which will
normally increase in step with the prices and wages develop-
ment, and also be influenced by the standards determined by the
tenants for the maintenance and the extent of improvements of
the estate. The tenants' right to participate in decisions re-
lating to the use of the estate is primarily independent of the

form of organisation of the company.

The tenants' participation in the planning of new housing con-
struction takes place only through the company management.

Who the tenants of a new housing estate will be is not known -
and it is very difficult to find out - until the housing is
ready to be let. Some of the reasons for this are that the
planning period is long and the terms of construction and the

‘subsidy provisions of the housing laws are often altered.

In order to obtain a home in a non-profit housing complex it
may, as mentioned above, be a condition that the applicant's
income is below a certain level. 1In a housing co-operative he
is also required to be a member. Membership is obtained by the
payment of a registration fee of 20-100 kr. 1In certain cases

there is an additional very small annual payment - maybe 10 kr.

The table shows the relative importance of the three forms of
companies existing within non-profit housing in Denmark - in
respect of new housing construction as well as housing stock.
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Of the total housing in Denmark less than half was built be-
fore 1941. Of the 325,000 flats owned by non-profit housing
companies in Denmark, only a little more than 14,000, or 4-5%,
were built before 1941, and out of these only 7,000 - 8,000 be-
fore 1934. Consequently it is a very modest proportion of the
325,000 flats which are not equipped with modern technical in-
stallations - such as central heating, hot water, laundering
machines, etc. From a quality point of view, there is no dif-
ference between flats built by housing co-operatives and those
built by self-governing housing societies and joint-stock com-

panies.

NATIONAL HOUSING ORGANISATIONS

Denmark is particularly rich in this field. Nearly all non=-
profit housing associations are members of the Federation of
Non-profit Housing Societies. This is governed by a Triennial
Congress, to which each association sends up to ten delegates.
It is divided into ten regions, each under a manager. A re-
gional chairman and vice-chairman, together with representa-
tives of societies with more than 10,000 dwellings and repre-
sentatives of the staff, the Tenants Association and the Danish
Council of Trade Unions, constitute the board of the Federation.

Its income is provided by subscription.

The general work of the Federation covers public relations, le-
gislation, agreements with trade unions and architects, legal,
technical and economic advice, co-ordination for building pro-
grammes so as to secure continuous use of labour and supply of
building materials, seminars and meetings for the education of

representatives of members' societies.

The Federation has set up a number of subsidiary organisations,
including a wholesale society for the supply of building materi-
als, depots from which building equipment can be hired, a build-
ing centre providing technical research and information, a cred-
it fund, established under the Act of 1958, which provides
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third mortgage loans and underwrites mortgage loans from other
sources, and an undertaking called "The Danish Kitchen Set",
which produces standardised furniture components. In 1945, the
Federation set up the Independent Institute of Building Accoun-
tancy, which calculates costs of material and labour, criticises
projects, checks tenders and contracts, and studies general
technical and economic problems. It publishes a monthly maga-— ..

zine.

A second national organisation, Workers' Housing (Arbejderbo),
founded in 1941, is concerned mainly with housing projects car-
ried out by workers' productive or consumer co-operatives rather
than by prospective tenants. It has, however, the object of
promoting and advising on non-profit housing of all kinds. The
founder members were the National Federation of Non-profit Hous-
ing Societies, the Trade Council of the Labour Movement, the
National Federation of Building Trades, the Trade Union Con-
gress, and the Central Union of Urban Co-operative Societies.

It also has subscribing members, including federations of build-
ing trade unions, some of the founder members, and the Co-opera-
tive Finance Fund of the Labour Movement. The third class of
members consists of non-profit housing associations, for which
Workers' Housing acts as manager. The organisation is governed
by a general meeting and elected committee, on which the Minis-
try of Housing and the local authorities are also represented.

The Ministry appoints a supervisor.

The original object of Workers' Housing was to provide manageri-
al services for affiliated societies during the period of con-
struction, and then hand back control. Some societies, however,
preferred continuous management by a qualified body, and in
1948, Workers' Housing established a subsidiary management soci-
ety, which now controls 10,000 dwellings (about one-third of
those built under its auspices).
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HouSING CONSTRUCTION: NUMBER OF DWELLINGS 1974-1978

1974 1975 1976 1977 1978
COMPLETED in Denmark - total 48,595 35,510 39,218 36,276 34,218

Of this:
Non-profit Housing . 11,436 8,673 9,041 6,405 5,501
Non-profit Housing $% 24 24 23 18 16
Municipalities and state 880 532 350 408 581
Municipalities and state % 2 / / / 2
BEGUN in Denmark - total 24,708 33,614 35,932 34,651 33,863
Oof this:
Non-profit Housing 8,603 8,971 4,933 3,808 6,622
Non-profit Housing $% 33 27 14 11 20
Municipalities and state 95 487 725 797 344
Municipalities and state % o] / 2 2 /

HOUSING CONSTRUCTION AND STOCK IN VARIOUS CATEGORIES
OF NON-PROFIT HOUSING

COMPLETED SToCK
1975-77 31.12,78
DWELLINGS in Denmark - total 111,004 2,083,000
Of this: % %
Members of BL* 20,711 100 299,899 100
Of this:
216 Housing co-operatives 10,344 50 132,400 44
269 Self-governing assocs. 8,879 43 133,590 45
35 Joint-stock companies 1,488 7 33,904 11

* The Federation of Non-profit Housing Societies



- 186 -

FEDERAL REPUBLIC OF
GERMANY

FORMATION AND SUMMARY OF DEVELOPMENT

The first experiments in co-operative housing took place in
1849. They were semi-philanthropic, organised in accordance
with the association and company law valid at that time, and
aimed at the welfare of skilled workers. They were financed
by membership dues, sweat equity and shares. The organisa-
tion soon ceased to be co-operative. The first genuine and
permanently successful housing co-operatives date from 1862.
They were established locally, and later came together to form
their own audit unions. By the 1920's they numbered over
3,500. Other non-profit housing organisations in the legal
form of -joint stock companies or companies with limited lia-
bility were carried on by public authorities, trade unions,
churches, and public and private enterprises. With the adop-
tion of the Non-Profit Housing Act in 1930, they received ad-
ditional recognition in the form of tax benefits.

In the course of the general policy of keeping the economy in
leading strings during the Nazi regime, the co-operative non-
profit housing societies were restricted in their activities
but have, since then, made a good recovery. The housing co-
operatives have been held back principally by their greater de-
pendence on their own members for funds, resulting in a slower
accumulation of capital than has been possible in non-profit
housing companies. Of the total number of 1871 non-profit
housing enterprises in the Federal Republic, however, 1235

are co-operatives. Within the group of non-profit housing en-
terprises co-operatives are responsible for about 29% of the
output of housing, which has been running at an annual total
of 40-60,000 in recent years.
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LEGISLATION

Housing co-operatives are incorporated under the general co-
operative law of 1889, which for the first time made possible
limited liability. It confers legal personality and the right
to own property, to own and sell, to sue and be sued. It also
lays down in some detail the democratic control and, along with
the Non-Profit Housing Act, the non-profit making character of
a co-operative, and establishesgs the obligation to belong to an
auditing union and to undergo regularly, at least every two
years, an officially recognised form of audit regarding finan-
cial status and regularity of management. Bigger co-operatives
undergo this form of audit every year.

Housing co-operatives were recognised and received certain

rights under the Non-Profit Housing Acts of 1930 and 1940, and
the Acts on Housing Construction of 1950 and 1956. These acts
lay down some details on the operation and control of housing

enterprises and govern state loans and subsidies.

TYPE OF HOUSING

The objects of a housing co-operative are to build and adminis-
ter dwellings, to be let at reasonable cost to low income and
middle income groups. They may build on behalf of individuals
and other non-profit housing organisations, but not as a com-
mercial speculation. If a housing co-operative is wound up,
all assets must pass to a similar organisation and be used for
a similar purpose. Any sale of property must be at the cost of
construction. Housing projects built by building trade workers
are not classified as co-operatives. Most co-operative housing
projects take the form of blocks of flats. In recent years,
the Act on Housing Construction has favoured the building of in-

dividual houses for private ownership.
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FINANCIAL STRUCTURE

Each member is obliged to take up one share of at least

DM 300. In addition, according to financial reguirements,
members have to take up more shares, if this is prescribed in
the bye-law. More than one person from the same family may
become a member. The share may not be repaid unless the mem-
ber leaves the co-operative, nor may it be transferred nor
pledged as security for a loan. Most housing co-operatives
also expect the member to assume an obligatory liability equal

to the share.

Sources for the financing of co-operative housing are

- financial institutions (mortéage banks, saving banks,
life insurance funds, etc.)

~ public funds

- own resources

- other sources {(e.g. employer's loans, etc.).

The table below shows the new construction of co-operative ten-
ancy housing between 1960 and 1978 and the amount of capital

coming from the various sources:

Costs per Financial Public own re- Other
Housing Institutions Funds Sources Sources
Unit
1960 27,200 12,000 8,200 2,300 4,700
1978 109,600 45,300 37,700 22,100 4,500

In 1979 the number of tenancy units built by co-operatives was
increased again to about 5,000. The most important conclusion

which can be drawn from these figures is that the increase in



- 189 -

building costs is reflected particularly in the increase of
capital from the co-operatives' own resources:

Housing Total Ex- - Financial Public Funds Own Resources Other Sources
Units penditure Institutions
mio. DM mic.DM % mio.DM % mio.DM % mio.DM %
1960 35,707 972.2 429.3 44.2 291.3 30 82.1 8.4 169.5 17.4
1978 3,755 414.4 169.9 41.3 141.4 34.4 83.1 20.4 17.0 4.1

For the co-operatives this means that they are - more than in
former times - depending on their own capacity and the willing-
ness of their members.

METHODS OF BUILDING

Social housing, whether private or public, is subject to the
instruction of the public authorities in respect of planning,
construction, social amenities, renting and rent levels. Co-
operatives do not undertake actual construction, but seek ten-
ders by public competition, and allot contracts. Like other
building contracts, they are bound by statutory provisions.

RIGHTS AND DUTIES OF [MEMBERS

In co-operatives with up to 3,000 members, all members are en-
titled to attend the annual general meeting. As a rule, each
member has one vote; proxy voting is permitted only in exception-
al cases. 1In large co-operatives (from 1,501 members optional,
from 3,001 members imperative) members elect delegates to at-

. tend the assembly of the delegates. The annual general meeting
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elects the supervisory board, which in turn elects the execu-
tive board of three or - depending on the provision in the bye-
laws - more members for a fixed period. Less than half of the
members of either the supervisory board or the executive board
may be members of the building trade. Construction, mainte-
nance or modernisation of houses for members of a co-operative
who are also members of the building trade need the approval

of a three-quarter majority of the supervisory board. Construc-
tion, maintenance and modernisation of houses for members of
the supervisory board or the executive board who are also mem-
bers of the building trade is permitted only‘if the Registra-
tion Office agrees after hearing the district auditing union

and after unanimous approval by the supervisory board.

Management and administration of the co-operative is the task
of the executive board. The supervisory board is a controlling
authority. Certain important decisions within the responsibil-
ity of the executive board can be bound to a previous approval
of the supervisory board. However, this has to be laid down in
the bye-laws. The model bye-laws for housing co-operatives
published by the National Federation of Non-Profit Housing En-
terprises e.g. guotes the following tasks (abridged):

a) development of building programmes

b) principles for the transfer of flats to the tenants
and the use of the collective facilities

¢) principles for self-help building
d) principles for the sale of houses and building sites

e) principles for the administration of housing projects.

Occupation of a dwelling is tied strictly to membership of the
co-operative. On the death of a member, his widow, or another
relation already living in the dwelling, may take over the ten-

ancy.
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The acute need for housing led co-operatives to aim primarily
at economy and efficiency rather than at social values and
membership participation. " Interest has recently shifted to a
housing programme less heavily subsidised and controlled, and
more democratic in character. More people are in a position
to provide a substantial part of the capital required. In
rural areas they are ready to give labour instead of cash.
There is more interest in the type of housing required.

AID FROM NATIONAL AND LOCAL GOVERNMENT

This is mainly financial, and has been described in the sec-

tion on finance above.

NATIONAL HOUSING ORGANISATIONS

All housing co-operatives, as well as other non-profit housing
organisations, must be members of one of the ten auditing
unions, each covering a province (Bundesland). Their functions
go beyond that of financial audit. They provide consultative
and advisory services on legal, financial and economic gues-—
tions, represent the interests of housing co-operatives before
public authorities, and train their officials and staffs. The
housing co-operatives must furnish them with full information
on their activities and must accept the decisions of the union
on important aspects of their affairs. Representatives of au-
diting unions may attend all annual general meetings and must
be notified of changes in executive boards and management com-
mittees. The cost of running auditing unions is met out of

membership fees and auditing fees.

The National Federation of Non-Profit Housing Enterprises re-

presents the entire German non-profit housing movement. Mem-

bership consists of the auditing unions and the Federal Union

of German Homesteads, which is concerned with individual fami-
ly houses for resale, and is a member without voting rights.
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Housing co-operatives are not direct members of the Federation
but have recently been admitted to representation at the Annu-
al Council and on the Committee of the Federation. This con-
sists of 28 members. The president is elected at the congress
by the delegates of the auditing unions.

The National Federation is organised in departments concerned
with legal, economic, statistical, managerial, administrative
and technical matters. It deals with finance, public relations,
international contacts and contacts with housing institutiomns,
banks, insurance companies, tenants, private owners, trade u-
nions, employers' associations, members of parliament, and the

government.

PUBLICATIONS

The National Federation of Non-Profit Housing Enterprises pub-
lishes in German a monthly journal, Non-Profit Housing, and a
popular magazine, Good Housing, aimed at the occupier-member.
It also circulates weekly notes and'publishes relevant texts

and a Year Book.

In the last ten years, increasing interest has been shown by
German housing co-operatives and non-profit housing enterprises
in promoting similar organisations overseas. The organisation
in being, DESWOS (German Development Assistance Association for
Social Housing) endeavours to use the instrument of self-help
to create healthy housing conditions in developing countries
and is active in international work in Africa, Asia and Latin

America.
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FINLAND

FORMATION AND SUMMARY OF DEVELOPMENT

Co-operative housing is a comparatively late development in
Finland. The general Co-operative Law of 1901 did not fore-
see the special needs of co-operatives for house-building,

and the Law on Housing Companies providing for the building of
housing blocks, in which shares were owned either by the occu-
pants or by the investors of capital, was issued as late as
1926. Only a little government aid was forthcoming until 1950.
The initiative came from the "Progressive" Co-operative Union
Kulutusosuuskuntien Keskusliitto (KK), hitherto principally in-
terested in consumers' co-operatives and insurance. In 1939,
KK with its associated wholesale society (OTK), the Insurance
Society (Kansa) and the Helsinki Retail Co-operative Society
(Elanto), formed, under the Co-operative Law, the Helsinki Co-
operative Building Society (Haka), with the specific object of
building the Olympic Village for the Games which should have
been held in 1940. A year later, KK set up an advisory housing
council, the members of which were co-operative experts, archi-

tects and representatives of banks.

KK formed a number of local societies, also called Haka, in
large and small towns. Their membership consisted of local con-
sumer co-operatives, KK, OTK, Kansa, the local authorities and
in some cases private firms. Development was accelerated by the
housing shortage after the Second World War, caused by war de-
struction and the need to rehouse refugees, which led to much
more government aid of various kinds being made available for
co-operative and other types of housing. By 1978, the Haka or-
ganisation had 13 regional, 8 local and 2 building societies and
had completed more than 89,000 dwellings.
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LEGISLATION

The larger Hakas, which may expect to have scope for continuous
development, are registered as co-operatives. The smaller,
self-~contained projects with a limited number of owners, are

registered as companies.

In 1949 the government set up a State Housing Board known as
Arava (renamed National Housing Board in 1966), with power to
provide loans on mortgage for new housing, and today also for
basic repairs. Aid to house building is also provided under the
Rural Areas Land Procurement Act, although its main cbjectives
are agricultural. These Acts were to improve the volume and
standards of housing and at the same time increase employment
in the building trade and spread it more evenly over the year.

TYPe OF HOUSING

Haka societies build almost exclusively blocks of flats. The
completed block is transferred to the occupiers (under the Law
on Housing Companies), or to the tenants (under the Law on Real

Estate Companies).

FINANCIAL STRUCTURE

The Haka organisations have to compete with other housing pro-
jects, including those of private builders, for state loans,
and their schemes must stand up to economic and social scrutiny.
They are expected to be able to provide considerable capital
from other sources, including (a) shares of prospective owners
amounting to 10-30% of the total value of the property; (b)
first mortgage loans covering 30-50% of total value. Of these,
30~-60% are from local credit institutions. Capital from these
sources must not exceed 90% of total value in the case of
owners' houses, and 95% in the case of rented houses. The
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state loan is made on second mortgage, and may cover 30-60% of
total value. It may be for up to 25 years,and the interest is
1-3% per annum, in old houses close to the rate of interest on
bank loans. No amortisation is required for the first two

years, sometimes not for the first 8 years.

METHODS OF CONSTRUCTION

With the exception of two Haka societies, which do their own
building work, contractors are employed. They are chosen by

tender.

RiGHTs AND DUTIES OF MEMBERS

The owners of a housing company in Finland and the members of
a housing co-operative in other countries have approximately
the same rights from the point of view of administration:

they elect the board. The aim is to grant tenants, too, cer-
tain administrative rights,and experiments are being made in

this respect.

AID FROM NATIONAL AND LOCAL GOVERNMENTS

The parts played by local authorities as members of local Hakas
has already been described, as have the loan facilities offered
by the National Housing Board. The state will subsidise the
rents of rented and owner-occupied dwellings in the case of

families with children, pensioners and students.

NATIONAL HOUSING ORGANISATION

The work of Haka and the Housing Council has already been de-
scribed. The Haka Department of Co-operative Union KK serves
as the unofficial central organ of the nationwide Haka organi-
sation; the Department of Housing Policy is in charge of ques-
tions related to housing policy within the Finnish Co-operative
Movement; and the Planning Department undertakes designing and
planning.
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FRANCE

FORMATION AND SUMMARY OF DEVELOPMENT

Some housing societies were formed "on Rochdale principles" by
1860, but were experimental in character. Housing Acts were
passed from 1894, of which the most influential was the Act on
Low Cost Housing, of 1919, completed by the Law of 1922. A
number of public offices for low rent housing were established
by departments or municipalities, which provided basic re-
sources in the form of land, subsidies or capital funds, and
were eligible for state loans. Public offices also received
contributions in land and capital from industries anxious to
provide housing for their workers. The housing to be assisted
was not necessarily co-operative, but it was left open to pri-
vate persons to form housing societies which would be eligible
for loans and for housing societies already in existence to

take advantage of the new facilities.

In spite of‘some development of co-operative housing between
the wars, the general housing position in France deteriorated,
due in part to rent control acts, which made house building

and repairs equally unprofitable, but even more to the destruc-
‘tion of the Second World War, shifts of population, an increas-
ed birth rate, a general decline in the building industry, es-
pecially in the skilled men at its disposal, and in the sup-
plies of building materials and éapital.

Since then, much development has taken place, promoted by Low
Cost Housing Agencies known as H L M (Habitations d Loyer
Modéré), not all of them being co-operatives. In 1960 there
were 88,575 dwellings completed by H L M co-operatives, then
numbering 250. In 1977, the number of dwellings built by the
H L M co~operatives was estimaged at 350,000, of which 280,500
will have passed into ownership.
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_ Besides the HLM co-operative sector, which depends on the meth-
ods of funding and administration laid down in the laws affect-
ing HLM, an important co-operative movement, the "Beaver Move-
ment", developed spontaneously during the 1950's, with "invest-
ment of labour" as its key-note.  As state assistance has de-
veloped, this co-operative housing sector, referred to as "or-
dinary", has made its impact upon the private building sector
during the last 25 years. Dwellings constructed by housing co-
operatives other than HLM are estimated at 150,000.

Since 1978, HLM housing co-operatives have significantly slowed
down the extent of their activities as a result of particularly

restrictive regulations which now affect them.

In 1978 there were 100 HLM co-operatives actively engaged in
production; 7,000 dwellings were completed during that year.
The officers of the co-operatives have made great efforts to a-
dapt to the situation in order to enlarge and diversify their

capabilities.

There has been no irreversible defeat, but public authorities
by their policy of disengagement are adding yet more difficul-
ties to the position of newly-founded co-operatives, who must
contend with a competitive market despite a serious structural
handicap. They rely to a very large extent on their partici-
pation structure, standing closer to the occupants and thus

better able to respond to their needs. They also possess man-
agement systems and a network of financial guarantees which

should protect them from financial hazards and ensure more ef-

fective services for the co-operative members.

LEGISLATION

The functioning of HLM co-operatives was completely reorgan-
ised by legislation in 1971. Since then all housing co-opera-
- tives, whether HLM or not, have been subject to very similar

regulations.
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In particular, new legislation of 1977, aimed at the reforming
of housing aid, has changed the conditions under which state

aid is given.

TYPE OF HOUSING

During the inter-war period, the HLM co-operatives built mainly
single family houses, and the system was based on "tenancy allo-
Jcation", which ended in full ownership as soon as the debt had
been paid off. Some housing was, however, built for permanent
letting. In 1947 the system was revised. Explicit provision
was made for the retention by the co-operative of the ownership
and management of the building. Dwellings might be let to ten-
ants in the ordinary way, or there might be a new form of ten-
ancy allocation, carrying with it the right to permanent occu-

pation. Three forms were thus available:

(a) co-operative building for future private ownership
(b) co-operative "privileged tenancy"
(c) ordinary letting to members of the co-operatives.

Since the Decrees of 22nd November, 1965, establishing the mod-
el rules for HLM co-operatives, only forms (a) and (b) have ex-~
isted, and co-operatives must adopt either (a) leasing termi-
nating in ownership ("allocation leases") or (b) co-operative

tenancy.
The sections of the Law of 16th July 1971 are as follows:

1. Suppression of co-operative tenancy and co-operative ten-—
ancy societies. Dwellings built on this system are either
sold to the occupants on conditions fixed by decree, or
transformed into simple tenancy, the occupiers being‘re-
imbursed for. any contributions paid.

The societies for co-operative tenancy must become simple joint

" stock companies and abandon their co-operative features.
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2. Exclusion in the future of allocated tenancy; this formu-
la remains valid for dwellings already built.

3. Creation of a new category of co-operative - co-operatives
for the production of HLM housing. The object of these so-

cieties is

(a) to offer services to building co-operatives in order
to acquire property, as laid down in Clause III of the
Law of 16th July 1971;

(b) to offer services to individuals who hope to build
houses, combined with the provision of loans;

(c}) to sell individual houses under certain conditions;

(d) to provide services in the field of older dwellings.

The building co-~operatives (SCC) brought into being by the HLM
production co-operatives are private societies with no fixed
capital, known as "allocation societies”, that is, the rights
of the members are represented by the sums they subscribe to
the capital. This entitles them to the allocation of a desig-
nated dwelling, at first with occupants rights but later in
freehold, the price being strictly the cost price.

The objective is limited to a single programme. Before com-
mencement of work a general meeting of the members must ap-
prove all technical and financial aspects of the programme,
the bases on which the cost price as foreseen is to be shared,
the scaling of payments to be made by the members, and the co-
ownership regulation.

When the completion of the building work and its conformity
with the project plan have been established, the accounts must
be finalised by a general meeting of the members and costs
shared among the contributors in accordance with the bases ini-
tially laid down.
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A supervisory board, consisting of two members elected annual-
ly by secret ballot, must exercise surveillance.

The co~operative system thus enables those who will occupy the
property to take part in working out their building programme
and also, in a géneral way, their social life, to safeguard

their personal and collective interests and to build strictly

at cost,

SCC building co-operatives other than HLM are governed by the
same basic regulations and function under the same conditions.

SOURCES OF FINANCE FOR HLM Co-OPERATIVES

THE REFORM OF AID FOR HOUSING INTRODUCED BY THE LAW
OF 3rd JANUARY 1977

This act sets forth a basic re-organisation of the conditions
of state intervention in the financing of housing for rent

and for acquisition as property.

The following description concerns only the section of the Law
regarding acquisition of property, which involves HLM and oth-
er co~operatives. Its essential characteristics are limita-

tion of assistance to investment and emphasis of assistance to

the individual.

PERSONAL AID FOR ACCOMODATION (APL)

Personal Aid for Accomodation is adapted not to the dwelling
financed but to the situation of the beneficiary, and to the
way in which it is expected to develop. It is paid to the
lending institution which credits the borrower of the APL loan.

LOANS ON ACQUIRING PROPERTY

Agreed loans (PC) are made by banks under an agreement with
the Crédit Foncier de France. They are subject to technical
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and selling-price standards varying with the geographical re-
gion. There is no ceiling to the financial resources of the
beneficiaries, and they may amount to as much as 80% of the

selling price. PC loans do not carry any state aid but con-

fer a right to APL assistance.

Assisted loans for acquisition of property (PAP) are extended
by Crédit Foncier de France, Crédit Agricole, Caisse de Préts
aux organismes HLM (only HLM organisations), and by Caisse
d'Epargne. They are granted for a maximum duration of 20
years. The interest rates are at present 8.10% for the first
9 years and 10.90% for subsequent years, with a two-year
grace period on capital redemption. From the fourth year on-
wards the annual repayment rises by 3.5%. The amount is de-
termined by the size of the dwelling, its geographic location,
its cost and the resources of the occupants, loans being in-
creased if the resources of the beneficiaries are less than

60% of the ceiling imposed.

SPECIALISED BANKING ESTABLISHMENTS

The HLM co-operative may also, in certain circumstances, use

specialised banking institutions.:

Housing Credit, affiliated to the central co-operative Credit
Bank, was set up in 1964 by the HLM movement. It helps to fi-
nance the acquisition of land by co-operatives. 1In conjuction
with the auditing association A.RE.COOP, it provides security
under the regulations laid down since 1971 for co-operative

building societies.

Co-op Housing (Interprofessional and Interco-operative Council
for Housing) founded by the HLM co-operatives and the workers'
productive co-operatives, is an institution which collects the
obligatory employer's contribution for housing. 1Its activity
is essentially directed towards the HLM sector.
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METHODS OF BUILDING

Construction is carried out by contractors who submit tenders
in open competition. They may include building workers' co-
operatives. The choice of architects is free and need not be
subnitted to competition. Planning, checking of estimates and
tenders, with supervision of actual building, is carried out
by housing co-operatives. It is inspected by several govern-

‘ment and municipal departments.

The HLM and workers' co-operatives have come to occupy an im-
portant place in the realms of technical skills, materials and
new building methods. 1In particular, the first achievements

in utilising solar energy were the result of a concerted opera-
tion by the Federation of HLM Co-operatives. Co-operative
housing estates have been designed and built to obtain their
hot water from solar boilers, while other houses and small
blocks of flats enjoy solar heating and air éonditioning.

Co~operatives also make their presence felt in the societies
for applied research and with large industrial and chemical
firms, utilising advanced findings for their own programmes.
They thus avoid being excluded by the profit-motivated compa-
nies from future developments and held back at the level of
inferior technology. The Federation of HLM Co—oﬁeratives and
the Federation of Workers' Co-operative Societies for Building
and Public Works are sponsoring a joint project: The "Coop”
pavilion, designed by the HLM production co-operatives with the
help of their architects and based on a system of construction
developed by the SCOP (Buildings). Its funding will be partly
guaranteed by co-operative financial organisations and pre?
sented to the public with the support of the consumer co-opera-

tives.

The "Coop" pavilion has been based on construction elements

which permit:
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- A guarantee of increased insulation and economies in

energy consumption.

- A guarantee of availability within a maximum period

of two months after the order is placed.

- Provision of a dwelling ready for use after the finish-
ing touches have been made at the request of the occu-
pant, who will thus be able to adapt it to his person-

al taste.

R1IGHTS AND DUTIES OF MEMBERS

Allocation of dwellings is controlled by legal provisions.
Prospective owners must not have an income above the level

fixed for each district. They must not be owners of another
house. The nationals of a number of European countries may be
admitted, as well as French nationals, refugees and stateless
persons. Members of liberal professions are accepted, provid-
ed their income does not exceed the prescribed level, and ar-
rangements may be made to let a consulting room to a doctor of
medicine, whose presence will be of benefit to other members

of the co-operative. Independent craftsmen, registered as such,

may be admitted, but not, as a rule, shopkeepers.

Under the terms of Article 14 of the Decree of 22nd November
1965, "no one need subscribe more than one share". It was the
contract of the lease or co-operative tenancy combined with the
corresponding legally established shares (minimum 20%) which
determined the mutual obligations of co-operative and co-opera-
tor. 1In the case of transfer or cancellation of the contract
of allocation lease, the co-operator could claim only repay-
ment of a sum equal to his contribution, modified by a coeffi-
cient for revaluation (Article 18, Decree of 22nd November
1965).
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Within the terms of the 1971 regulations, each member of the
building co-operative is obliged to make a contribution of

50 francs. The shares underwritten by the members of the HLM
production co—-operatives represent 100 francs. Non-corporate
persons and the private building societies which deal with
them must underwrite one share. Especially in the HLM sector,
the new arrangement imposes further responsibilities on mem-
bers of building co-operatives, while ensuring absolutely safe
firancial guarantees. Building work is under the direct con-
trol of the future occupants, notably through the activity of

the supervisory board.

Profits realised by housing co-operatives after an obligatory
payment of 5% to reserve, may be ploughed back into fresh
bulding projects, distributed as interest on shares at a rate
of not more than 5%, allocated to social welfare and capital
equipment, or, at the decision of the general meeting, placed
in a solidarity fund and used to make loans to members in dif-
ficulties. On the dissolution of a housing co-operative, any
remaining assets must be applied to objects,éimilar to those

of the co-operative.

All HLM co-operatives have devoted much attention to common
services for domestic, educational and recreational purposes.
All housing units have a shopping centre, playgrounds and
meeting hall. Many provide a créche where shopping mothers
can leave their children. Care has been taken to open as
many of these amenities as possible to other people living in
the neighbourhood, so as to link older inhabitants with the
members of housing co-operatives.

AID FROM THE NATIONAL GOVERNMENT

State and local governmént aid is mostly financial and has al-
ready been described. It includes an element of supervision
which appears to have been of value; local authorities have
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helped with the allocation of building sites. The 1971 legis-
lation has been regarded by co-operative members as a restric-
tion imposed by the public authoritie; on the activity of the
co-operatives in the field of housing. They are now develop-

ing in a less tense and more strictly neutral atmosphere.

NATIONAL HOUSING ORGANISATIONS

These present a somewhat complex picture. The National Union
of Federations of Low Cost Housing Agencies includes co-opera-
tives as well as three other organisations which provide low

cost housing but are not co-operative.

The National Federation of HLM Co-operatives, formed in 1908,
is a member of the Union. It is made up of 21 regional unions,
the objects of which are to give the co-operatives formed in
their areas the opportunity of jointly examining their prob-
lems, so that small and new co-operatives may benefit from

the experience gained by the larger co-operatives which are in
‘a position to attend meetings of the National Federation.
Technical advice is thus channelled through the Unions and
helps to train co-operative managers and administrators.

The National Federation represents housing co—operativesvin
their dealings with public authorities and on national and
international bodies, where it promotes and defends their in-
terests. It has a national secretariat. It does not engage

in building or supply materials.

The co-operatives other than HLM are affiliated either to the
National Centre of Co-operative Builders or to the Confedera-
tion of Building and Housing Co-operatives. The three co-op-
erative organisations have set up a Liaison Committee for Co-
operative Housing, with the object of organising the inter-
change among its members of all information regarding their

co-operative activity at the technical, legal and commercial
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levels and to ensure the representation and promotion of the
qo-operative housing movement.

TECHNICAL SERVICES

The HLM National Centre for Technical Studies (CNET HLM) en-
sures the provision of technical help and advice to all the
HLM organisations, and hence to the HLM co-operatives, for

their building operations.

This help can assume the most diverse forms:

- Aid in negotiating business deals.
- Aid in designing products.
- Scrutiny of technical and economic plans.

- Provision of experimental programmes involving archi-
tecture, heat insulation and new sources of enérgy.

The HLM Co-operatives can also call for assistance upon the
Centre for Planning, Lay-out and Environment (QREPAH), set up
at the instance of the National Union of Federations of HLM

Organisations for projects in lay-out and programming.

EDUCATIONAL SERVICES

The HLM co-operatives come within the scope of the "Uniformation
Fund to Ensure Training” set up for the co-operative and mutual
aid sector, responsible for collecting the funds earmarked for

professional training and employees.

They are also members of the Association for Professional Train-
ing in Social Housing Organisations (AFPOLS), especially de-—
signed to train the staff of the HLM organisations.
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HONG KONG

FORMATION AND SUMMARY OF DEVELOPMENT

Hong Kong, a densely populated territory, has a number of hous-
ing problems, of which the most serious, that of refugees, is
handled directly by government. Of the two which have been dealt
with by co-operative action, the most important, in terms of re-
sources engaged and number of people benefiting, is the housing
of civil servants. A smaller but interesting development is the

rehousing of fishermen and small farmers.

The first civil servants' housing society was registered in 1954,
As at 31 March 1977, they numbered 236 with 5,042 members, and
$167,033,161.82 on loan from government. Housing for fishermen
and farmers was approached through co-operative Better Living So-
cieties. Fishermen up till then had lived in their boats, accom-
panied by their families and livestock. This has made education-
al and medical services hard to provide and has also taken up
space on vessels now needed for engines, fuel tanks and larger
fishholds. The more enterprising fishermen have begun to move
their families ashore, and are building houses co-operatively.
Some farmers and market gardeners are following their example.

'LEGISLATION

There is a co-operative societies ordinance (1951) which provides
for the incorporation of co-operatives for a wide variety of pur-
poses, including housing. It confers the ordinary rights of a
corporate body, including borrowing powers and the ownership of
property. It lays down co-operative methods of control and ad-

ministration, and provides for supervision and audit.
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Type oF Housine

This takes the form of blocks of flats, large in the case of
civil servants, usually not accommodating more than twelve
families in the case of fishermen or farmers. Crown land is
made available by govermment, on a 75 year lease, at half the
set price to a co-operative of not less than ten members de-
siring houses for themselves. Plans are submitted by an ar-
chitect, and if approved, tenders are called for, which are
considered by a representative of the government, the archi-
tect, and the committee of the co-operative. The type of
housing must be such that no member pays more than 25% of his

income in rent.

FINANCIAL STRUCTURE

In the case of a civil servants' co-operative, the government

has made loans for the total cost of the buildings. The rate

of interest ranges from 3 1/2 to 5% per annum and loans are re-
payable over twenty years. Loans are secured by a mortgage on
the buildings, which musgt be insured against fire.

In fishermen's better 1living co-operatives, with housing as
their major objective, members pay an entrance fee, take up at
least one share of five dollars value, and accept liability of
twenty to fifty times the value of the share subscribed. Mem-
bers agree to make a monthly deposit at a maximum of g4, of
which g3 are placed to his personal account, and may be with-
drawn for purposes of house improvement or ceremonial expen~
‘diture. The remaining g1 is placed in a revolving fund, to be
used for the general "better living" purposes of the co-opera-
tive. Before house building can be undertaken} each member
requiring a house must have accumulated g500 in deposits.

As the population of some fishermen's villages administered
by these fishermen's better living co-operatives had in-
creased gradually, two of them were successful in building

additional houses for their members, of which building
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costs were paid by members themselves from their special de-
posits; two other fishermen's better living co-operatives are

also planning extension housing projects.

The farmers' better living co-operatives have the objects of
improving living conditions and fostering community spirit a-
mong neighbouring members. The members exerted joint efforts
to improve the sanitation conditions of the village, to main-
tain their own water supply schemes. Members have to pay an
entrance fee, take up at least one share of capital ranging from
#10 to 50 in value, and accept liability of ten to twenty
times the value of the share subscribed. 1In addition, mem-
bers are required to pay monthly subscriptions of amounts
varying from g1 to $11, depending on the size of the socie-~
ties, for maintenanée and general improvement purposes.
Members do not have to deposit any money for the building of
the houses as the costs of building are donated by religious

or other philanthropic organisations.

METHODS OF BUILDING

Building contracts are put out to tender, and the tenure is

checked, as explained above.

RieHTS AND DuTiES oF MEMBERS

As in all co-operatives, members elect a committee at the an-
nual general meeting, and the committee accepts general re-
sponsibility for running the co-operative and seeing that all
its obligations are met. The co-operative holds the lease for
the building land, and members under-lease their dwellings,
which they cannot mortgage or even sublet until the government
loan is paid off.

The under-lease provides that the dwelling may be occupied by
the tenant and his immediate family; that while the loan is
outstanding, the dwelling may not be assigned or sublet with-
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out permission; that if the tenant fails to pay his rent he may
be dispossessed, and the co-operative may resume possession; and
that when he has repaid his full share of the government loan,
whether in twenty years or earlier, he becomes the corporate
owner, rent free, of his dwelling for the remainder of the

leasehold.

Rules provide for tenant responsibilities and forbid action
(such as the use of radios at night) likely to disturb other

tenants.

NaTioNaL HousING ORGANISATIONS

No co-operative housing organisation at the national level has
been formed at present. However, the Hong Kong Housing Author-
ity, a statutory body established in 1973, is responsible for
housing all categories of people eligible for public housing.
Its functions are, amongst other things, to plan, build and
manage public housing estates throughout Hong Kong. 1In these
housing estates and other multi-storey buildings, the Mutual Aid
Committee Scheme, a simple form of building-based organisation,
was introduced by government in June 1973 with the object of
promoting a spirit of neighbourly co-operation in management and
providing opportunities for owners and tenants to get together
to improve security and cleanliness. The scheme has also proved
to be successfull in fostering tenants' participation in social
and recreational activities in multi-storey buildings and es-

tates.

Besides assistance from government in providing housing for its
people, private philanthropic organisations also play a part in

making available houses for farmers and fishermen.
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HUNGARY

FORMATION AND SUMMARY OF DEVELOPMENT

There are examples of housing co-operatives dating from the
turn of the century, and a housing co-operative formed in
1907 is still operating today. The formation of housing co-
operatives was stagnant between the two World Wars; between
1950 and 1955 more co-operatives were formed, from 1959 co-
operatives were being formed continuously, and since 1971 they

have been formed on a larger scale.

At the beginning of 1977, 944 flat maintenance and 322 flat
building co-operatives were in operation. The number of units
administered by flat maintenance co-operatives was 170,000;
the flat building co-operatives organised the construction of
26,000 units.

In Hungary 17-19% of the flats built annually belong to co-op-

eratives.

LEGISLATION

Since 1977 the functioning of housing co-operatives has been
regulated by a law decree (law decree 12/1977). The co-opera-
tives set up statutes observing the principles of co-operation

adopted on the international level.

In the housing co-operatives the flats are personal property,
but the parts of the house serving common purposes (staircase,
cellar, attic and rooms for servicing) as well as the structur-
al elements of the building are joint co-operative property.
The buildings are at least split-~level and form a contiguous

settlement.
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The co-operatives have various funds for carrying out their

responsibilities for management, repairs and safety.

The co-operatives are independent legal entities.

TyPE OF HOUSING

Members joining the flat maintenance co-operatives can purchase
flats from various building organisations: local councils, flat

building co-operatives or other building organisations.

(a)

(b)

Some flats are built by non-profit making building or-
ganisations at the order of town and local councils.
When selling these flats, the councils take social con-
siderations into account. About 60% of the price of
the land is met by the state. The selling price cov-
ers about 40% of the real cost of production. This
sum may be reduced by allowances (for children and oth-
er dependents). The buyers of flats méke initial pay-
ments of 12% of the selling price and take up bank
loans at 1% interest over 35 years to pay the remain-
ing 88%. The credit contract is made individually.
After that the flat maintenance co-operative iS estab-
lished for the joint care and maintenance.

The average size of flats built by councils is 53.5 sq.
metres. All units are equipped with modern conveniences,
and a considerable part are heated from a central power

station.

The membership of the second part of flat maintenance
co—~operatives is composed of persons who have their flats
built by flat building co-operatives.

Up to the beginning of 1979 those co-operatives operating

since 1971 had built 23,000 flats which now belong to
flat maintenance co-operatives. Flat building co-opera-
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tives receive state aid for about one-third of the build-
ing costs (through provision of public utilities as well
as through social support). The workers in state fac-
tories can receive a further 20% state subsidy toward

the building costs. Members of flat building co-opera-
tives pay 15-25% of the state-subsidised building costs
in cash before the starting of construction, and they

can have credit for 35 years at 1-2% of interest for the
remaining 75%. The companies also support their workers'
building of flats with loans of 10-20%. 1In certain cases

subsidies are granted.

Members of the flat building co-operatives may contrib-
bute to the construction with their own work. The com-
panies employing them may also give support, building
materials, machines, etc. for the construction.

The size of flats built by flat building co~operatives
is between 60 and 90 square metres; the units are equipped

with every modern convenience, too.

The third part of the membership of flat maintenance co-
operatives are proprietors whose units were built and
sold by various non-profit making housing organisations
or by savings banks and factories. The conditions for
loans for these flats are harder than for the ones built
by flat building co-operatives, both with respect to
termination and to the rate of interest.

According to the same principles applied in housing co-operatives
there were 161 garage and 10 rest-house co-operatives in opera-
tion at the beginning of 1979.

The local authorities provide for establishing schools, parks
and shops, as well as various services in collaboration with the

consumer and industrial co-operatives in the settlements.
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NATIONAL HOUSING ORGANISATIONS

The national representative organ of the Hungarian housing co-
operative is the SZ&V0SZ (National Council of Consumer Co-ope-

rative Societies) in Budapest.

SZ0VOSZ has established a national enterprise for designing
and investment which is at the disposal of the housing co-op-

eratives.

The county federations give technical, financial and legal ser-~
vices to co-operatives, with the co-ordination of SZ{V0SZ.

The activities of co-operatives are checked by the supervisory
bureaus at least once in two years. Similarly, these federa-
tions provide for the organisation of education both for the so-

cial and the professional employees.

Sz0V0SZ publishes a yearbook dealing with the most important
questions of housing co-operatives. 8zZ0VOSZ publishes a weekly
information bulletin dealing with up-to-date questions which
promotes the spreading of good and well-proven methods.
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INDIA

FORMATION AND SUMMARY OF DEVELOPMENT

In this country the co-operative housing movement was initi-
ated nearly 70 years ago. Mysore State was the first to take
the lead in forming the first housing co-operative society in
1909 known as the Bangalore Building Co-operative Society Ltd.
This society served as a model and inspiration for future co-
operatives. Bombay also took the initiative in the matter by
forming a non-official body in 1913 for the purpose of carry-
ing on propaganda in favour of the co-operative housing move-
ment. This association did much useful work and published doc-
uments on various aspects of the housing co-operatives. It al-
so framed a set of model bye-laws for forming primary co-opera-
tive housing societies. The societies formed during the first
quarter of the present century were mainly urban oriented and
attracted people from the middle class. Though government as-
sistance was available, the co-operative housing movement could
not make much headway during the pre-independence period. Af-
ter national independence there was a revival of interest in
co-operative housing and it began to develop under the influ-
ence of five year plans. An apex housing finance society was
set up in Bombay and another in Mysore in 1950. Several co-
operative housing mortgage banks were also functioning in Ma-
dras. In other states housing loans were made available through
central or State co-operative banks. The general progress of
the housing co-operatives between 1959-60 and 1975-76 is indi-
cated below:
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Nears No. of Member- Working Houses Cost of
Societies ship Capital con-~ houses

(Million) (Rs. in structed (Rs. in

Million)} Million)
1959-60 5,564 0.32 550 45,675 384.1
1963-64 9,896 0.62 1,140 43,053 487.1
1967-68 13,834 0.90 2,070 33,555 318.4
1971-72 20,234 1.30 5,870 51,788 677.2
1975-76 27,646 1.74 9,430 53,166 678.7

LEGISLATION

General co~operative laws, amended from time to time, have ex-
isted in India since 1904 and cover all forms of co-operatives
including housing. They confer all the usual rights of co-ope-
rative bodies, including the power to own land and other prop-
erty, lend and borrow, buy and sell, sue and be sued. They al-
so provide for the democratic control and administration of the
institution, for the formation of reserves and the use of sur-
plus, for the amendment of rules and the winding up of the co-
operatives. They allow for the formation of "secondary" co-
operatives, of which the members are other co—operativés. Su-
pervision and audit of all co-operatives is carried out by gov-
ernment departments attached to state governments.

Types oF HousinNg CO-OPERATIVES

Co-operative Housing Societies at the primary level can be
broadly classified into the following four groups:

(a) Tenant Ownership Housing Societies

Under this category, the land is held either on lease-
hold or free-hold basis by societies, and houses are
owned by members. In this type the tenant member holds
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the plot from the society as a lease holder and the lease
stipulates strict conditions against sub-letting, trans-
fer or other forms of profiteering. This is a type of so-
ciety in which separate houses are built to suit the tastes
and requirements of the individual tenant-member. A mem-
ber may construct his house on the plot allotted to him as
per the plan and design approved by the society or may re-
quest the society to undertake construction on his behalf.
When the construction of the house is undertaken by the so-
ciety, the member is at liberty either to pay the full cost
of the house on occupation,in which case he has only a nom-
inal rent to pay as a lease holder, or he may pay for the
value of the house by instalments as the co-partnership
tenant does, At the end of a specified period, after having
fully paid up the cost, he obtains the lease on a nominal

rent.

Tenant Co=-partnership Housing Societies

These housing societies hold both land and building either
on lease-hold or free-hold basis and allot them to their
members. In this type of housing society each member ob-
tains the occupancy under limitations. The essential fea-
ture of every such society is that its houses form one set-
tlement in one compact area and that the regulation of the
settlement rests in the hands of the managing committee of
the society. The property in the whole estate remains ab-
solutely with the society as a whole. The members con-
tribute first through shares and then through rent on their
tenements or houses so calculated as to cover not only
their economic rent but also an amortisation or sinking
fund payment which at the end of the period for which the
society has borrowed repays the whole value of the build-
ing. Most of the societies formed in Bombay conform to

this type.
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House Mortgage Societies

In this type the society lends money to its members for

construction of houses. The members have to make their

own arrangements for building their houses. This type of
society is really a credit society distinguished from oth=-
er credit societies by the objects for which it lends, the
duration of the loan and the security it demands. It ex-~
ists in order to provide individuals separately with their

loan requirements for housing.

House Construction or House Building Societies

In this type the society builds the houses and spends mon=-
ey on behalf of the members as a loan. The houses are
handed over to them when ready and the money spent is re-

covered from the members.

FINANCIAL STRUCTURE OF PRIMARY CO-OPERATIVES

Housing co-operatives have various sources of finance which are

generally provided for in the bye-laws:

(a)

Shares

Every society has to raise part of the required capital by

‘issuing share capital. The sources are rather limited,

since the members of a co-operative housing society, de-
pending upon the society for arrangement of required fi-
nance to meet the cost of construction of their own dwell-
ings, can hardly assist the society in raising enough cap-
ital by way of shares. Provisions of the Co-operative So-
cieties Act also prescribe a limit for individuals' share-

holding in a co-operative housing society.
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The capacity of a society to borrow is governed by the
provisions of the Co-operative Societies Act and Rules

and by the provisions of its own bye-laws. The provisions
of the Maharashtra, Gujarat and Karnataka Co-operative So-
cieties Rules prohibit a society from raising its funds

by way of loans and deposits exceeding ten times its share
capital, reserve fund and building fund, minus accumulated
losses. All the co-operative housing societies have,
therefore, to raise their funds by way of share capital at
least to the extent of 10 per cent of their capital re-

quirement.

Contribution by Members towards Cost of Construction

Another way for a co-operative housing society to raise
required capital is deposits from members. These deposits
are generally known as contribution towards the cost of a
member's flat or tenement or as down payments. The funds
that a co-operative housing society generally can raise

by this method amount to 25 to 30 per cent of its total
capital requirement. The amount that a member has to de-
posit as a building fund contribution will depend upon the
amount that can be borrowed by the societies for such a
member. Where a member does not desire to avail himself
of any loan facility, he will have to deposit an amount
equal to the cost of his flat or tenement as his building
fund contribution. Where the society can get a loan for
its member, the amount to be deposited will be equal to
the difference between the cost of the flat or tenement

and the amount of loan to be obtained.

Fixed Deposits

Co-operative housing societies are empowered under their
bye-laws to accept fixed deposits from their members. How-

ever, very few housing co-operatives can make use of this
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source for raising funds. In view of the Reserve Bank's
restrictions, housing co-operatives are not authorised to
raise their funds by accepting deposits from the members
of the public who are not members of the co-operatives.

Loans from the Apex Housing Finance Societies

The major source of funds to the primary societies is
loans from the apex housing finance societies. At pres-
ent there are 10 apex housing finance societies function-
ing in India which provide financial accomodation to hous-

ing co-operatives in their respective jurisdiction.

These apex societies provide long-term credit of 15-20
years at 9 1/2 per cent rate of interest. A differential
interest rates pattern suggested by the Government of In-
dia for providing cheap credit to economically weaker sec-—
tions and lower income group people is under the active

consideration of the apex societies.

SOURCES OF FINANCE FOR APEX SOCIETIES

There are three sources of finance for apex housing finance so-

cieties:

(n:

Share Capital

Shares are subscribed by the primary societies. According
to the provision in the bye-laws of the apex housing fi-
nance societies, a minimum of one share is required to be
purchased by a primary society at the time of its enrol-
ment. At the time of borrowing funds it is required to
invest in the share capital depending upon the quantum of
loan requirements which varies from 4 per cent to 8 per

cent.
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The state governments also subscribe to the share capital
of apex organisations so as to strengthen their financial

base.

Loans by State and Central Governments

The cost of the co-operative housing schemes in India is
also met by financial aid from the central government un-
der its various schemes meant for assisting house construc-
tion. Some state governments also have formulated special
schemes to help particular sections of the population.

The main schemes by which co-operatives can benefit under
the Government of India's housing policy are:

S.No. Name of the Scheme - Year of Commence-
ment of the Scheme

1. Integrated subsidised housing
scheme for industrial workers
and economically weaker sec-

tions of the community ' 1952
2. Low income group housing scheme 1954
3. Subsidised housing scheme for

plantation workers 1956
4. Middle income group housing

scheme 1959
5. Rental housing scheme for state

government employees 1959
6. Slum clearance improvement

scheme 1956
7. Village housing projects scheme 1957
8. Land acquisition and development

scheme (Acres) 1959
9. Provision of house-sites to land-

_less workers in rural areas 1971
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In some states the state governments have placed funds
received by them from the central government under lower
and middle income group housing schemes at the disposal

of the apex housing finance societies for granting loans
to the primary co-operative housing societies, while in
dertain other states these funds are utilised by the state

housing board.

Some states have their own housing schemes, which are
mainly meant to assist the backward classes to construct
their houses or for the rehabilitation of persons affected
by natural calamities like flood.

Loans by the Life Insurance Corporation of India

Though there are other sources of funds available for apex
societies such as the Housing & Urban Develbpment Corpora-
tion and co-operative banks, it is the Life Insurance Cor-
poration of India which is the main source of finance to

the apex housing finance societies.

The Life Insurance Corporation has been providing finance
to the apex housing finance societies on the basis of 12
times the paid up share capital, reserve fund and building
fund of the apex societies. The loans advanced by the LIC
are to be guaranteed by the state government concerned.

All the loans advanced by the LIC to the apex housing fi-
nance societies are to be used for the purpose of construc-
tion of new houses only, and the rate of interest should be
charged at the rate prescribed by the Corporation which is
generally 2 per cent above the LIC rate charged to the apex
society. All the loans advanced by the apex societies to
the primary borrowing societies should be covered by the
group life insurance scheme of the LIC. The LIC is also
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financing the co~operative housing societies formed by the
employees of the Corporation and co-operative housing soci-
eties formed by the employees of the public limited compa-

nies.

RiGHTS AND DuTiES OF MEMBERS

Members control the co-operatives by the usual method of gene-
ral meetings and the election of committees. The co-operative
is responsible as a corporate body for the repayment of loans.
As the great majority of houses are in the course of passing in-
to the full possession of the members, questions regarding the
succession rights and general discipline of tenants do not in

general arise.

A1Dp FrRoM NATIONAL AND LOCAL GOVERNMENT

Apart from the financial aid already mentioned, in some states
loans from co-operative house mortgage banks are available for
repairs and extension of existing houses. Elsewhere, arrange-
ments are made for joint procurement of building materials and
for advice on plans, estimates and valuations. Other aids are:

(a) priority allocations of state controlled building mate-
rials;

(b) in the case of subsidised housing, the services of tech-
nical and managerial staff, provided free in the initial

period;

(c) secondment, against payment, of technical staff from the

co-operative and engineering departments of government;

(d) supply, on loan, of the services of a land acquisition

officer from the Co-operative Department.
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NationaL Co-oPERATIVE Housing FEDERATION LTD,

The Government of India in the Ministry of Works, Housing and
Rehabilitation appointed a working group on "co-operative hous-
ing" in 1962. The group recommended among other things the
formation of a national level organisation in the co-operative
housing sector to promote, guide and co-ordinate the activities
of housing co-operatives in the country. The recommendation
was also endorsed by the Fifth Indian Co-operative Congress con-
vened by the National Co-operative Union of India. The NCHF
thus was registered in 1969 under the Multi State Co-operative
Societies Act of 1942 as a national organisation of the entire

co~operative housing movement in the country.
The main objects of the Federation are:

1. To provide a common forum for dealing with ﬁechnical, fi-
nancial and practical problems relating to co-operative
housing and to devise ways and means of solving these prob-

lems.

2. To organise apex housing finance societies in those states

where such organisations do not exist.

3. To organise conferences, conventions, seminars, working
groups etc. on the subjects connected with co-operative

housing and allied matters.

4. To carry on propaganda of the co-operative housing move-
ment and to arrange for the publication of periodicals,

news bulletins and journals.

5. To collect basic data on the working of housing co-opera-
tives in the country and abroad and gradually build up an

“information bank"™ for housing co-operatives.

6. To build up an expertise for rendering services to the in-

stitutions dealing with housing co-operatives.
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During the short span of its experience, the NCHF has undertaken
several activities in fulfilment of its expected role. Thirteen
state level apex housing societies have been formed in the coun-
try after the registration of NCHF. Various conferences and sem—
inars have been orgénised. A number of books have been published.
Research studies have been made. Working groups on legal, techni-
cal and rural matters have been created in NCHF to provide ser-

vices to housing co-operatives at apex and primary level.
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IRELAND

ForMATION OF HousiNg Co-OPERATIVES

The demand for modest family housing at reasonable prices dur-
ing the 1960s and 1970s resulted in the adoption by many peo-
ple with limited incomes of self-help co-operative methods as
the only means by which housing of a good standard could be ob-
tained at a price within their financial capability.

Self help and joint effort by people in need of housing is not
new in Ireland, as for many years there have been small hous-
ing schemes built by self-help groups, legally incorporated as
public utility societies and utilising building sites made a-
vailable by the local statutory housing authorities or pur-

chased privately.

These small co-operatives have been formed by groups of people
wishing to solve their own housing problems. When their houses
were built, either by themselves using self-build and direct
labour methods or local contractors, with few exceptions, the
new householders simply ceased co-operative house-building op-
erations. The experience gained by such groups in building
houses on a co-operative basis was lost. Although the example
may have been followed in other areas, there was no organisa-
tional structure or system for passing on information, experi-~
ence and guidance to other new self-help co-operative groups.

NATIONAL ASSOCIATION

The interest of a number of the members of housing co-opera- -
tives formed during the late 1960s in the possibility of de-
veloping ah ongoing co-operative housing movement, with a
central organising promotional and representative body, led
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to the formation of the National Association of Building Co-
operatives (N.A.B.Co.) in 1970 which has since pléyed a lead-
ing role in the encouragement and formation of co-operative

housing groups.

Apart from acting as a representative body, N.A.B.Co. has es-
tablished various services, including an Educational & Advi-
sory Service, to assist local housing co-operatives and also
provide a means for the experience of successful housing co-

operatives to be passed on to new co-operative groups.

While the total output of co-operative housing at an annual

average of several hundred housing units is relatively small
in terms of national housing output, the activities of hous-
ing co-operatives at local level, particularly in the provin-
cial towns, have been significant in terms of increasing the
range and sources of housing available for people at the low-

er end of the housing market.

The role of the co-operative housing movement as a means of
organising demand and as a sort of third arm alongside the
statutory public housing programmes and private speculative

house-building is receiving wider attention.

A1p FroM NATIONAL AND LocaL GOVERNMENTS

State recognition for the role of co-operative housing has
been forthcoming through financial grant aid to the National
Association of Building Co-operatives as the representative
and promotional body for co-operative housing groups under
section 3 of the Housing (Miscellaneous Provisions) Act 1979.
In addition, local statutory housing authorities have been
requested by the State Department of the Environment to adopt
a positive attitude to housing co-operatives in the provision
of building sites and financial assistance such as loans and

grants.
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Type oF Housine

The strong aspiration for home-ownership in Ireland has re-
sulted in the formation of housing co-operatives to organise
the building of family houses which the members intend to
purchase. The momentum for growth of the output of co-opera-
‘tive housing has come from young engaged and married couples
‘working together to provide homes for themselves of a good
standard at reasonable prices. A portion of the families
housed in this way were already on the local statutory au~
thorities' housing waiting lists or, because of limited in-
comes, would eventually have to be housed by the local au-
thorities but for the opportunities to solve their own hous-
ing problem through self-help co-operative activity.

Apart from the joint effort of individuals in need of housing,
community associations have also encouraged the formation of
housing co-operatives as a means of developing housing re-
sources and improving opportunities for young coupies to set-

tle in their home areas.

Generally, therefore, housing co-operatives provide a means of
encouraging more self-reliance and less social dependence as
well as a practical method for building communities.

QuTLooK

While other forms of tenure and the participation of different
income groups in housing co-operatives are not ruled out, the
principle factor inhibiting the growth of co-operative house-
building towards its full economic and social potential has
been the borrowing capability of members with limited incomes,
particularly the financial threshold problems presented by
loan repayments taking too high a proportion of earnings at
the early stages of repayment periods.
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Future strategy for the development of the co-operative hous-
ing movement in Ireland must envisage a solution to the prob-
lem of limited financial resources through the availability of
more adequate and sensitive loan schemes including the possi-
bility of developing other forms of tenure without compro-
mising the social aspirations of members, the creation of bet-
ter integrated partnerships with the statutory local housing
authorities and the formation of more secondary organising

and services co-operatives to facilitate the growth of a re-
liable co-operative housing movement in each part of the coun-

try.
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ISRAEL

FORMATION AND SUMMARY OF DEVELOPMENT

Israel as a country of rapid immigration has suffered from an
acute housing crisis for many years. Much housing has been
provided either by co-operatives or‘by public housing companies,
some of which form housing co~operatives to which projects are
transferred on completion. The agricultural settlements, in-
cluding both the communal Kibbutzim and the Moshavim with their
~individual holdings and co-operative services, have always pro-

vided housing for their members.

The course of development has been (1) localised efforts up to
about 1925; (2) the establishment of large public housing com-
panies, many of them with subsidiary local co-operatives; (3)
government intervention after independence in 1948, in order to
provide housing for new immigrants, although the public housing
companies continued to build about half the annual volume of
new housing. Most of these are non-profit making, state-aided,
and linked with a political or ideological organisation. The
most important is the Histadrut (Jewish Confederation of La-
bour). It has its own central economic organisation, a build-
ing company, a housing centre, and a company formed to acquire
land, develop it, plan and finance projects and organise and
represent occupants. By 1965, the Histadrut had completed
80,000 housing units, which accommodated 300,000 people, or
one third of the Israeli population. Other housing companies
have been formed by middle class, religious and ex-service

groups.

LEGISLATION

A Co-operative Ordinance of 1933 covers all types of co-oper-

ative action including housing.
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TYPE OF HOUSING

Most of the Histadrut projects are grouped in garden cities or
neighbourhood schemes, and take the form of blocks of flats,
often with communal amenities or services. No private shops
are allowed, but consumer co-operatives, schools and cultural
centres are provided. The average number of rooms is 2 1/2 -~

3 1/2. Housing in the Moshavim consists usually of single-fam-
ily houses and in the Kibbutzim of flats or single rooms with

communal kitchens, dining rooms, and laundries.

FINANCIAL STRUCTURE

Prospective occupants usually provide from 20-40% of the re-
quired capital in cash; a government loan, on mortgage, can be
obtained for a further 40-50%. For the remainder, the housing
companies have recourse to the Housing Mortgage Bank, estab-
lished in 1951 by the housing companies and the Workers' Bank.
Interest rates are from 7-9%. The usual rate of interest on
mortgage loans for members or trade unions is 8% and is linked
to the cost of living index for a period of 8-15 years. Loans
from this source cover from 25-50% of the value of the house,
at 5% for 30-35 years.

METHODS OF BUILDING

This is carried out by building firms, of which the most im-
portant is the building subsidiary of the Histadrut, Solel
Boneh.

RIGHTS AND DUTIES OF MEMBERS

Housing co-operatives are only formed when a project is com-
pleted and ready to transfer to the occupants, although the
latter are registered before building begins. The co-opera-
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tive is registered under the Co-operative Law, with a minimum
membership of seven. It is provided, however, that "decisive
influence" must remain with Hevrat Ovdim, the central economic
organisation of the Histadrut, which holds all founder and or-
dinary shares and is a third party to all subletting and sales
contracts. 1In practice, no houses have been rented since the
rent freeze, established by law in 1940. Ownership will there-
fore eventually pass to each occupant when repayment of bor-

rowed capital is completed.

The allocation of dwellings to members in the Histadrut group
of co-operatives takes place when (a) the co-opefative has been
 approved by the Central Co-operative Committee, and (b) a Man-
agement Committee has been nominated by the Hevrat Ovdim and
the members of the co-operative have signed a power of attorney
to this organisation authorising it to represent themn.

For the first year of occupation, the building company is re-
sponsible for any repairs necessitated by bad workmanship or
faulty materials, but after this period the management commit-
tee is responsible for the upkeep of the building as well as
for the collection of loan repayments from members. Social and
organisation control remains with the Housing Centre. No al-
teration may be made to a dwelling without permission, and
maximum rents, in the case of sub-letting, and maximum prices,

in the case of sale, are laid down.

NATIONAL HOUSING ORGANISATIONS

Apart from government loans, the Histadrut has drawn on the
Jewish National Fund for the acquisition of land, and from the
Jewish Workers' Fund to meet building costs. It authorises
loans from outside sources. It supervises and inspects build-
ing operations. Its various organs exercise an effective con-
trol over all the housing co-operatives which it has sponsored.
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The Audit Union of Housing Co-operatives has recently been dis-
solved and the Regiétrar of Co-operative Societies has taken
persconal control of all housing societies. In 1976 housing co-
operatives numbered 222 with 14 supplying services only.
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ITALY

FORMATION AND SUMMARY OF DEVELOPMENT

The first housing co-operatives were formed in the late nine-
teenth century by industrial workers in Lombardy, supported

by friendly societies. The first law providing for them was
passed in 1907-08. By 1915 there were 751 housing co-opera-
tives, by 1938 there. were 948 with 80,000 members and 38,000

housing units completed.

The destruction of the Second World War, the increase in pop-
ulation and the demand for modern standards caused an acute
housing crisis. A number of public institutions such as the
National Housing Institute for State Employees (INCIS), the
Autonomous Institute for Popular Housing, the Increase of Em-
ployment - Houses for Workers Plan of 1948 (known as INA-CASA
or the Fanfani Plan) were either set up or stimulated to in-
crease activity. Funds were contributed by deductions from
employees' wages and salaries and by appropriations by the
state. In 1954 an act was passed providing for state financ-

ing for slum clearance and urban renewal.

Provision was made under the Fanfani Plan for co-operatives
both of owners and tenants, and in the first five years some
13,500 dwellings were built by co-operatives. The Fanfani
Plan came to an end in 1963 and was replaced by a new national
authority, Workers Housing Administration (GESCAL). On 30th
April 1967, contracts for the building of 10,909 dwellings had

been taken up.

During the 1960's there was a private building boom based upon
speculations on building sites and on the income from commer-
cial sites, leading sometimes to chaotic conditions. Building
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chaos and incompatibility between production and demand have
dragged Italy into a long and severe building crisis in which

it has been immersed for the last 10 years.

There was a need for state action, but public intervention,
.which has consisted of legislative measures and public appro-
priations, has been considered insufficient to satisfy the
social needs of the country. Acts of 1965 and 1971 marked the
beginning of general programmes for housing construction with
public financial aid - full assistance for a very limited

group of needy families and partial assistance for families
within certain income limits. Then in 1978 a new act introduced
the principle of fair rent in the determination of rent levels.
In the same year provisions were made in the programme for part-
ly assisted housing construction that a major share of the funds
should be allocated to housing and building co-operatives.

LEGISLATION

Co-operative organisations in Italy have been legally recognised
since 1845; they are subject to the norms of the Civil Code and
to special co-operative laws. The present co-operative law

goes back to 1947. It has received modifications and amend-
ments and is at present discussed in a general reform move for

co-operative legislation.

The activity of co-operatives is supervised by the Ministry of
Labour and Social Security, but this applies mainly to some le-
gal aspects such as verification of the constituent assembly,
registration, publication of certain facts and also to a bian-
nual audit and the possibility of a compulsory administrative dis-

solution of the co-operative.

In addition, housing co-operatives are affected by specific hous-
ing legislation and, when they carry out programmes with public
subsidy, subject to a supervision of correct implementation and

administration which is exercised by the Ministry of Public Works.
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Tax legislation allows, moreover, generous terms in favour of
co-operative societies and their federations as long as the
co-operative statute adheres to principles of mutuality.

TyPE OF HOUSING

There are two types of housing co-operatives, one providing
housing under individual and the other under common ownership,
in other words divided or undivided property. The former is
more widespread; but in some places, such as Milan, the propor-

tion of undivided property is higher.

A co-operative with divided property is formed by the members
for the specific purpose of getting individual ownership of a
house, for which they provide their own finances, often exceed-
.ing 25% of the investment. The other part is obtained by a
mortgage loan for an average duration of 15 to 20 years. After
houses have been allotted, the loan is divided among the mem-
bers and the deeds of the houses are transferred to the members.

In this type the co-operative has a transitory and temporary
role, since once the programme has been finished, the houses
have been allotted and the aims for which the co-operative was
set up are achieved, it ends up by dissolving itself. Hence
the impossibility in Italy of speaking of a co-operative hous-
ing stock, since even though many houses ﬁave been built by
using the co-operative method, they have, in fact, become pri-

vate property.

Recently there has been a trend towards larger societies with
100~-200 members and large-scale building programmes at the
housing estate level, providing social and collective equipment
and services. Their character and function is thus changing;
and although they still assign flats to individual ownership,
they are taking on increasingly the tasks and aims which have
so far been a feature of the undivided property co-operatives.
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A co-operative with undivided property carries out a building
programme where the houses or apartments remain in the owner-
ship of the co-operative and are given for use to the member

at a monthly rent. This type of co-operative is ongoing in its
activity and forms a.co—operative housing stock as a factor in
the housing markef. It satisfies the members' need for housing
at a reasonable cost to them and lays more emphasis on the so-—
cial purpose and mutuality principle of the co-operative. Even
though this type has the longest tradition in the country, it
is not very widespread. The National League of Co-operatives
and Mutual Aid Societies to which many housing co-~operatives of
this type are affiliated feels that this is due mainly to a
‘lack of adequate recognition and political support, in addition
to certain inherent difficulties deriving from the social ob-

jectives of the co-operatives.

There is at present én ever-widening gap between the costs of
construction, that is, the capital invested by the co-operative
in order to construct the buildings, and the revenue derived
from the rents. This results in a deficit between the paying
off of the mortgage and the revenue from the tenant members.

A balancing of these two amounts would take the monthly rent
beyond the members' means and would disregard the social value
which derives from the use of the house and the relationship

between the co-operative and the member.

To bridge this difference and overcome this financial problem
in the co-operatives with undivided property, there developed
the widespread practice of collecting members' savings as de-
posits so that the co-operative acts as guardian of the member
as a saver and at the same time acquires financial resources

for investments to redress the balance of the mortgage payments.

Public subsidy programmes for housing offer very little incen-
tive to co-operatives with undivided property; in fact they pro-
vide obligations and conditions little different from those for

co-operatives with divided property.
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RIGHTS [AND DUTIES OF MEMBERS

The associate life in the two types of housing co-operatives
is regulated by the statute which defines the aims and goals,
the organs and their functions, and the rights and duties of
members. On top of this the co-operatives adopt rules which
among other things define the procedures and modalities for
allotting houses to members.

AID FROM NATIONAL AND LOCAL GOVERNMENTS

The present Ten-Year Plan for Housing Construction with Public
‘Assistance provides for the granting of loans to co-operatives
with divided property, guaranteed by the state, for a duration
of 25 years, with a maximum per house and subject to certain
building standards in design and technology. The reduced
rates of interest of 4.5, 6 and 9 per cent apply to three in-
come groups, the group with higher income paying the higher
rate, and are increased after four years of repayment year by
year until they reach the market rate of interest. The member
cannot sell the house within the first ten years, and then its

sale is regulated by certain norms.

In the case of the co-operatives with undivided property, a
25-year loan for the same maximum per house is offered, but the
member for whom housing is provided must stay within the lowest
of the three income groups; he benefits from a reduced interest
rate of 3% for the first 6 years; after that the rate is in-

creased in the same way as in the other type of co-operative.

NATIONAL HOUSING ORGANISATIONS

The affiliation of the co-operatives with the national organi-
sations is free and voluntary. Italian co-operative legisla-
tion provides for the legal recognition of national organisa-
tions which fulfill certain requirements. Legal recognition
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includes delegation, by the Ministry of Labour, to the nation-
al organisations of supervision over the affiliated co-opera-

tives.

There are three recognised national organisations:

- The National'League of Co-operatives and Mutual Aid Soci-
eties (L.N.C. and M.), the first unitary co-operative or-
ganisation which started in Italy in 1896 and to which
co-operatives of various sectors belong;

- The Italian Co-operative Confederations (C.C.I.) set up
in 1919 through the participation of Catholic orientated
co-operatives;

- The Italian General Association of Co-operatives (A.G.C.I.)
set up in 1952 by co-operatives which had left the Nation-
al League due to political differences.

Within these national organisations co-operatives are grouped
into specialised national associations according to their activ-
ity and characteristics.

These are the national associations of housing co-operatives
which are part of the three national organisations:

- The National Association of Housing Co-operatives affili-
ated to the L.N.C. and M. to which 4,117 co-operatives
are affiliated with 391,713 members (31st December, 1978);

- The National Federation of Housing Co-operatives affili-~
ated to the C.C.I. to which 3,070 co-operatives are affil-
iated (31st December, 1976)

- The National Association of Building Co-operatives affili-
ated to the A.G.C.I. to which 1,525 co-operatives are af-
filiated (31st December, 1976)

The total number of housing co-operatives entered in the nation-
al register of the Ministrx of Labour is 38,684 éo-operatives
(31st December, 1976) of which about a quarter are affiliated to
the three national organisations.
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It musk be added, however, that a large number of the co-ope~
ratives registered are inactive and have ceased their activi-
ties, without having notified the ministry. The same minis-
terial department is unable to check the operations of co-op-
eratives not affiliated to the national organisations.

The national associations of the various sectors have a similar
organisational structure. They are responsible for the represen-
tation, protection, and political and trade union orientation

of the associate groups. The affiliated co-operatives accept
their model bye-laws and follow their lead. The organisation

is maintained by yearly contributions according to the number

‘of members and of houses built during that year.

The three national associations of housing co-operatives are
subject ot a severe limitation, which is the lack of their own
financial assets. They at times use the finances of the na-
tional organisations, which are limited to short—term credit
and not able to offer long-term credit which is what is mostly
needed by the housing co-operatives. Loans have to be obtained
therefore from building societies and banks at market rates.

In addition to the national organisations and associations,
there are interprovincial and interregional structures to which
co-operatives are affilijated. Specific economic and technical
functions are transferred by the co-operatives to these organi-
sations. They perform services such as arranging for finances,
technical plans, contracts, work organisation, technical assist-
ance, fiscal matters and contributions, etc.

The costs of maintaining these structures are borne by the co-
operatives and divided among them according to services offered.
The regional organisations are also affiliated to the national
associations of housing co-operatives which function as general
co~ordinators of the activities in order to achieve more effec-
tive programmes in housing constructioq at a reasonable cost.
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JAPAN

Housing co-operatives have been established in Japan since
1958, and in 1968 the nation-wide network was completed with

. 48 co-operatives covering all prefectures. "In the period
1958-1967 housing co-operatives constructed 16,000 units of
houses throughout the country; however, these figures were not
sufficient to meet workers' vast demands.

In 1967 the Japanese Workers' Housing Association (JWHA) was
established under special legislation and provided with capi-
tal by labour banks, consumer co-operatives and other labour
organisations. JWHA itself is not a co-operative organisation
but plays the important role as the centre for promoting con-
struction of workers' houses. On the other hand, in 1969 the
National Federation of Housing Co-operatives (NFHC) was set up
by housing co-operatives aiming at promotion of the housing co~
operative movement by means of guidance, liaison and co—ordina-
tion. Hence, JWHA assists housing co-operatives in financial
and business aspects, whereas NFHC undertakes responsibility
for managerial and organisational guidance.

JWHA builds houses for sale using low-interest loans from the
Housing Financing Corporation (HFC) which was set up as the gov-
ernmental institution for the purpose of promoting housing con-
struction for the general public. Additional loans are obtained
from labour banks. Loans are first given to JVHA for building
the houses; then after sale of the houses to individuals, the
loans are shifted to them for repayment. In 1978 there were
58,655 dwellings built by JWHA in this manner. Of these, about
7,000 p.a. are built by JWHA together with housing co-operatives,
in large cities in the form of tall apartment buildings and in
small towns and villages as individual houses. 1In the ten years
since its formation, JWHA has achieved construction of approxi-

mateiy 60,000 units in collaboration with housing co-operatives.
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Under gnother, as yet much smaller programme (165 houses in
1978) ,! JWHA builds and sells houses to workers who are eligi-
ble under a property-formation system which was introduced in
1974, following the German example. For this, enterprises ac-
cumulate deposits with the Foundation for Acceleration of Em-
ployment (FAE). Housing loans are given to JWHA, which relends
them, in conjunction with the sale of a house or apartment, to
the worker. A majority of these building projects are entrust-
ed to housing co-operatives. The actual construction is done

by building companies.

At the same time, housing co-operatives build housing for their
individual members by making full use of low-interest loans
from the Welfare Pension Fund as well as labour banks.

Although housing co~operatives face increasing difficulty in
obtaining suitable land for houses, JWHA, NFHC and housing co-
operatives have the common policy to supply workers with qual-
ity houses in conformity with future changes of their. demand
structure and strive to develop the housing co—operative move-

ment in Japan.
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KENYA

LEGISLATION

Housing co-operatives are covered by the Kenya Co-operative
Ordinance of 1931, amended in 1966, which provides for regis-
tration, incorporation, with all the usual powers of corpo-
rate bodies, internal management and the use of profit in ac-
cordance with co-operative principles, supervision and audit.

TyPE oF Housing

As stated below, blocks of flats and detached and semi-de-
tached houses are built. The standard is urban middle class.
Co-operative housing in rural areas is also middle class.
African housing co-operatives have been initiated and can ob-
tain funds from the National Housing Corporation, the Housing
Finance Company of Kenya and the Bank of Kenya, and supervi-
sion and direction from the Co-operative Department and Min-

istry of Housing and Social Services.

FORMATION AND SUMMARY OF DEVELOPMENT

There has been a substantial development of co-operative hous-
ing among the Asian communities of Kenya, especially, though
not exclusively, in the Ismaili community, which owes loyalty
to the Aga Khan. When the late Aga Khan celebrated his Dia=-
mond Jubilee in 1946, he placed the gifts made to him by the
community in the Diamond Jubilee Investment Trust and Insur-
ance Company, two organisations controlling between them ap-
proximately & 5 1/2 million. It was one of the stated objects
of the Trust that every Ismaili should have a house of his
own. In pursuance of this object, housing co-operatives have
been formed throughout East Africa, though they appear to be

" most numerous in'Kenya, where 42 blocks of flats have been
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built ip Nairobi alone. Housing co-operatives have also been
formed in Mombasa and Nakru. Detached and semi-detached hous-
es grouped in estates have also been built.

FINANCIAL STRUCTURE

Building costs (including the cost of sites) are covered by

members' shares, together with loans from the Diamond Jubilee
Investment Trust. No government loans have been received or
sought except by the Kariobangi Society, formed by a low in-

come group of Africans.

NaT1ONAL HousSING ORGANISATIONS

Apart from the general supervision exercised by the lending
institutions and the Department of Co-operatives, no national

housing organisation exists.
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MALAYSIA

The co-operative movement was introduced into Malaysia in 1922
with the passing of the Co-operative Societies' Ordinance, but
the first housing co-~operative was not established until 1949.
There was at that time an acute shortage of housing as there
had been a great increase in population, building had been sus-
spended during the war, and the Emergency caused rural people
to be moved into the towns for security reasons. There was a
steep rise in rents as well as in illicit charges; the cost of
loans rose and the repayment period shortened, and thus there
was a move among salary earners to form housing co-operatives.
Many were already members of thrift and loan co-operatives.
They bought land, developed it and built houses more cheaply
than private developers. The number of housing co-operatives
in 1975 was B0 with 20,000 members, $10,000,000 share capital
and total resources of 286,073,345.

In addition, a number of multi-purpose and thrift and loan co-
operatives were encouraged to take up housing. _In 1975 their

position was as follows:

Multi-purpose Thrift & Loan

No. of co-operatives 485 170
Membership 195,847 261,726
Share capital 219,749,000 £243,058,000

Co-operative house‘building‘takes the following forms:

(1) Co-operatives carry out their own housing schemes and
sell houses to members.
(2) Co-operatives purchase large numbers of houses from
private and other builders and sell to members.
(3) Co-operatives make loans to members who buy their own
.houses or build on their own land.
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The advantages of co-operative housing are:

(a) The profit margin is minimal and houses can be sold
much more cheaply to members.
(b) The co-operative works out appropriate costing and plan-
' ning and represents the collective interest of members.
(J) Disputes with third parties can be settled by arbitration.

(d) Co-operative membership induces good community relations.

During the years 1971 to 1975 the total number of houses built
by co-operatives was 3,590 at a value of $79,520,000. The tar-
get number of houses to be built by co-operatives under the
Third Malaysian Plan is 12,000 units. One multi-purpose co-op-
erative alone, formed by unions of employees in the public and
civil service, has at present two housing projects under con-
struction with 873 units.

LEGISLATION

Housing co-operatives are registered under the General Co-ope-
rative Ordinance of 1922, which provides for incorporation and
cénfers the powers usual to corporate bodies, including the
right to own land and other property, to buy and sell, borrow
and lend. The Ordinance also determines the rights and obliga-
tions of members; establishes democratic control; lays down the
use of profits; and provides for the supervision and audit of
the co-operative by the Department of Co-operatives.

Within these confines a housing co-operative may draw up any
bye~laws which they consider useful.

OutLook

The main problems and difficulties of housing co-operatives

are:
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(1) They do not have full recognition and backing from the
government.

(2) They have difficulty in competing with private developers.

(3) There is an acute shortage of building land at a reason-
able price.

(4) Adequate finance is difficult: to obtain, both for bridg-
ing and end purposes on reasonable terms.

(5) Government planning and other regulations cause delays.

(6) Co-operatives are often left to bear the high costs of
infrastructure and technical advice.

(7) Supplies of building materials are limited and costly to
buy.

(8) Better qualified management is needed to ensure a good

quality of services.

To overcome the shortage of capital on terms suitable for fi-
nancing their projects, housing co-operatives could borrow
from the Co-operative Central Bank and the Malaysian Co-ope-

rative Insurance Society.

A Federation of Co-operative Housing Societies was formed in
1957, but has not proved very effective. The formation of a
new federation is advocated, and it should be recognised by
government in the same way as similar bodies, and receive the
same backing. 1In addition to advisoryband financial activi-
ties, it is suggested that the new federation might purchase
wholesale and possibly manufacture building materials.

The Co-operative Union of Malaysia in collaboration with the
Co-operative College is undertaking education and training
programmes for employees of housing co-operatives. This
should help them overcome the shortage of trained personnel
for management and also enhance membership education.
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MEXICO
Although co-operation in various forms has had a considerable
development in Mexico, there is no legal provision for the

t]
especially for public employees, have been built on community

formation of credit societies, and this seems to have hindered
Ee formation of housing co-operatives. Some housing schemes,

lines, but not by co-operatives. Community development organ-
isations are also giving support and technical assistance to
mutual aid housing construction.
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THE NETHERLANDS

FORMATION AND SUMMARY OF DEVELOPMENT

A limited numbef of housing associations, mainly philanthrop-
. ic, but some formed by workers to provide themselves with

homes, have existed since the mid-nineteenth century. Pro-
gress was slow until the Housing Act of 1901 provided a legal
framework and government finance. Thereafter, publicly sup-
ported housing, built either by housing associations or local
authorities, progressed rapidly, and in the years immediately
following both World Wars, public housing constituted 80% of
total annual building. During the inter-war period, housing
associations were responsible for one sixth of all new hous-
ing, but after the Second World War local authority housing
increased, and together with building activities of housing
associations, accounted for more than half of all new build-
ing. In recent years there were about 1,030 housing associ-
ations.

LEGISLATION

The Act of 1901 lays down that housing associations may have
no aims other than the provision of housing; members may not
make financial gains and interest on shares must be limited

to 4%; there must be no disposal or mortgage of property with-
out the approval of the local authority; in the event of lig-
uidation, all property must be offered to the local authority
before it can be disposed of in any other way. Associations
may not retain more than 30% of any profits realised. The re-
mainder must be used to accelerate the repayment of loans or
for the improvement of housing in general.

Co-operative housing associations are in general incorporated
under the Co-operative Associations Law of 1925.
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TypeE oF Housing

on formation, a housing association chooses an architect, and
when his plans have been approved by the local authority, the
contract for construction is put out to tender by private
bjiilding firms. There is no co-operative building nor joint
phrchase of materials. There has been a steady advance through
the years in the quality and equipment of housing provided, es-
pecially in the matter of hot water supplies, baths and showers.
Provision of communal amenities has been made more difficult by
the strict terms of the law of 1901, which envisages the build-
ing of dwellings only. Among the specialised undertakings of
recent years have been houses for elderly couples, included in
general housing estates; subsidised accommodation for large fam-
ilies; and blocks of flats for single people.

FINANCIAL STRUCTURE

All types of housing association are equally eligible for gov-
ernment aid. This is transmitted through the local authorities,
which carry the risk and are entitled to take over any buildings
on which the loan has not been repaid. Local authorities have
the power to acquire land at fixed valuation and transfer it to
the housing association, the cost being paid off-in annual in~
stalments over 75 years. Local authority loans are available

up to 100% of the cost of building non-profit housing. The loan
is for 50 years at an interest of 4 1/2% per annum, but since
1st January 1968 at the market rate of interest. As rents are
controlled and are considerably below what would be the market
level, subsidies are available to bridge the gap between the
capitalised value of the controlled rent and the actual building
costs., This may amount to half the total annual charge on the
building, especially in slum clearance schemes. An attempt is
being made to reduce this disparity, and with it the need for
subsidies, by raising gradually the level of all. controlled rent.
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Some tenants' co-operatives, anxious to escape the somewhat
strict regulations of the local authorities, try to reduce the
level of borrowing from public funds by stimulating their mem-
bers to invest their savings in the association.

RiGHTS AND DuTiES oF MEMBERS

Housing associations fall into three classes, according to the

source of authority:

(a) tenants' associations, which should perhaps be regarded

as the only genuine co-operatives

(b) associations managed by institutions, businesses, facto-
ries (for their employees), and, in a few rare cases, by

churches or trade unions

(c) foundations with limited interest on share capital, the
members of which have usually subscribed from philanthrop-

ic motives.

In type (a) management is elected by members in the usual way.
In type (b) it is appointed by the trade union or church, and
in type (c) by the shareholders, who have no direct connection
with the tenants. In each block of flats or group of houses in
(b) and (c¢) type associations, there is an elected tenants' com-
mittee which assists the board of management and arbitrates in
disputes between tenantg. Small projects may be administered
by honorary officials, but an inspector, appointed by the asso-
ciation, lives in each large housing group, collects rents
weekly and is responsible for minor repairs. In slum clear-
ance schemes the new housing is more closely supervised and a
social inspectress is appointed in addition to rent collectors.

Dwellings are allocated by municipal authorities on grounds
which vary according to local housing needs. Rents are re-
lated to the dwelling and are fixed by government in areas
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where lack of housing still exists, and have no relation to
the income of the member. The average number of rooms is
four. Monthly payments cover interest and repayment of loan,
administrative costs, repairs and heating. In general, the
housing association is responsible for external and the ten-
ant for internal repairs. Members leaving the co-operative
are repaid their original share but cannot assign their dwell-
ing to a member of their family nor leave it by will.

NaT1ONAL HousING ORGANISATIONS

The National Housing Council is a voluntary federation of
housing associations and local authorities for advisory pur-—
poses. No responsibility is taken for construction or for
bulk buying of materials. Assistance is given, when desired,
with architectural plans and with accountancy. These items
require specialists, whose work has to be remunerated. There
is also a Roman Catholic Housing Federation with similar ob-

jectives.
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NORWAY

FORMATION AND SUMMARY -OF DEVELOPMENT

Apart from some associations which wound up on the conclusion
of their projects, the first housing co-operative was organ-
ised in 1929. This was the Oslo Housing and Savings Society,
known by its Norwegian Initials as OBOS. Members paid a small
registration fee and opened a savings account, which could
later be used to make the first payment on a flat. During the
1930's, OBOS received a good deal of support from Oslc munici-
pality in interest and tax reliefs. The municipality had
previously undertaken housing schemes of its own, but found
the cost high and management difficult. Thenceforth it left
housing mainly in the hands of OBOS, to which it transferred
some of its existing housing schemes. Similar co-operatives
were formed in other Norwegian cities, but the Second World
War brought all building to a standstill.

The end of the war found Norway with a grave housing crisis,

due to the suspension of building, war devastation (principal-
ly in the North), rising population, an accelerated movement
from country to town, and a demand for higher housing standards.
At the same time there was a shortage of building materials

and equipment and competition from other types of construction.
Control was imposed at first through rationing of materials,

and later through the allocation of building loans by the

Norwegian State Housing Bank.

In 1946 OBOS and 27 other housing co-operatives formed a nation-
al federation, known by its initials as NBBL. This coincided
with the establishment of a government Housing Directorate,
which appointed architects throughout Norway with powers to ap-

_prove plans for all new housing before granting approval for a
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loan. This was coupled with facilities for loans for approved
projects, and led to a period of rapid growth and expansion of

housing co-operatives.

The functions of the Housing Directorate have later been trans-
ferred to a Housing Department in the Ministry of Local Govern-

ment and Labour.

Co-operative housing accounts for about 25% of all new housing
since the end of the Second World War, but for a much higher pro-
portion of urban housing, in Oslo about 50%. A considerable .
waiting list still exists in the membership of NBBL, including
young people waiting to get married and tenants who want a home

of their own.

LEGISLATION

No general co-operative law exists in Norway, and housing co-

operatives are registered as companies.

Legislation covering housing in general includes the establish-
ment of the Housing Directorate of 1946 and the Expropriation ‘
Act of the same year, giving the local authorities power to
acquire a building'site, clear it and lay on public services.
The  Norwegian Smallholders and Housing Bank, dating from 1915,
was reorganised in 1947 and a new institution, the Norwegian
State Housing Bank, was set up in 1946 to encourage urban build-
ing. Up to 1950 the Housing Bank was mainly financed by the
sale of state-guaranteed bonds, but since then the Bank has main-
ly been financed by repayments and loans from the Treasury.

This Bank now handles 95% of the state funds available for hous-
ing, and the two banks have between them financed 70% of post-
war building. The Housing Societies Act and the Housing Groups
Act were both passed in 1960 and contain rules for the running

of housing societies.
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TYPE OF HOUSING

OBOS has been principally concerned with building blocks of
flats, and this pattern has been followed by other housing co-
operatives to a certain extent. Of the total production a
little less than two-thirds are in blocks of flats and a lit-
tle more than one-third in row houses, terraced houses, single
houses etc. The relative number of dwellings in row houses,
terraced houses etc. has increased in later years at the ex-
pense of dwellings in blocks of flats. Housing for special
groups - problem families, the aged, students - is generally
still in government or municipal hands, but there has been a
trend in recent years to include flats for the able-bodied
aged in general housing projects. This is being taken up by
the housing co-operatives, as is the housing of students and

other single people.

A self-build co-operative housing movement initiated in 1948
began with the construction of one-family wooden houses, but
has largely transferred its activities to flats. The stan-
dard aimed at is that of the town house or flat, with three
rooms and a kitchen, but the number with four or more rooms

is increasing.
FINANCIAL STRUCTURE

Members of housing co-operatives take up a share of Xr.25-300.
As soon as building plans are approved by the district archi-
tect, the co-operative can apply for a loan, in practically all
cases to the Housing Bank. The Bank does not, however, finance
construction, but undertakes to convert short-term loans, which
may be obtained from savings banks or commercial banks. With
this assurance and with a cash investment of from 30-35% of
cost from members, the co-operative has no difficulty in get—
ting credits.
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When e project is ready for realisation, the "parent" housing
co-operative forms a subsidiary or "daughter" co-operative for
those who will be allocated dwellings in it. This subsidiary
co-operative, in which the members take up shares, assumes re-
Jponsibility for the loan, which is now transferred to the
ousing Bank. Loans from the Housing Bank are calculated on
the full mortgage value of the property, that is on the rent
value and administrative costs.

From 1st January 1973, a.new system has been established for
the financing of housing through the Norwegian State Housing
Bank. The borrowers may now choose between two alternative
loan systems - namely the nominal loan system and the levelling
loan system. The interest rate for 1979 was 6.5% in both sy-

stems.

The nominal loan system is based on ordinary nominal loan con-
ditions, where accumulated interest and part repayments are
paid from the first year. Part repayments are paid at a rate
of 1% per year in the first 10 years, and in the following 5

Years at a rate of 2% per year.

The levelling loan system was originally based on two main

principles:

(1) The current housing expenses for a new dwelling financed
by the Housing Bank must not exceed 20% of the average
yearly income of an adult male industrial worker.

(2) The payment of interest and part repayments is adjusted
according to the general development of incomes.

For national financial reasons, the principle of (1) above has
‘been suspended. The current expenses to-day represent approx-
imately 25%.

The levelling loan system means a ‘considerable reduction of the
payments to the Housing Bank during the first years. For the
time being, most new co-operative dwellings are financed by lev-

elling loans.
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Loans from the Housing Bank are allocated to people in all in-
come groups and meet approximately 70% of the total financing
demand in the housing sector. Since 1972 the Housing Bank has
practiced a system with loans towards down payments. The
Housing Bank gives these loans to the municipalities, which

in their turn allocate the loans to people with a special need

for cheap loans.

In addition to the above-mentioned loans, the Housing Bank gives
loans for improvement of dwellings owned by elderly or disabled
people and by families with a low income, e.g. families with
many children. The Bank also gives loans for projects planned
for the improvement of the environment.

In this connection it may be added that the Housing Bank ad-
ministers a system of direct subsidy of housing costs. This
subsidy is given as a current rent subsidy. The background for
this system is a general housing and social policy with the aim
of subsidising groups with low incomes and with special needs

for good and spacious dwellings.

Originally house-building was exempted from indirect taxes.
For administrative reasons an arrangement with compensation
replaced the exemption principle. This compensation was o-
riginally 100%, but is reduced to approximately 50% of the in-
direct taxes.

METHODS OF BUILDING

Housing co-operatives acquire land, usually from the local au-
thorities, plan the details of the building, arrange the con-
tract with the builders, who may in fact be a number of small
specialised firms, and supervise construction. They very rare-
ly undertake actual building. They may employ a private archi-
tect, or take advantage of the designing department of the Na-
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tional Federation, which has a large staff of architects and
engineers and has established a reputation for economical plan-
ning. It has, in fact, been commissioned by the government to
plag and design many government hous;ng schemes for the per-
lsonnel of railways, the armed forces and others. (Most of
these are later formed into owners' co-operatives.)

R1IGHTS AND DUTIES OF MEMBERS

These are closely linked with the two-tier form of organisa-
tion developed by Norwegian housing co-operatives. The first
co-operatives to be set up, of which OBOS was the prototype,
are permanent non-profit making societies situated in towns or
industrial areas where there is likely to be a continuous need
for new housing. A large organisation like OBOS is governed
by a meeting of delegates, each representing 100 members, which
elects 41 members of a Council. 1In addition, the employees e-
lect 6 members of the council, and the Municipality of Oslo
nominates 3 members. Accordingly the Council consists of 50
members. OBOS is ruled from day to day by a Board of 9, of
whom 5 are elected by the Council, 2 are elected by the ém—
ployees and 2 are nominated by the Municipality: Smaller co-
‘'operatives may be governed by a general meeting of all members.
Membership is open, and those who cannot be offered immediate

accomodation are placed on a waiting list.

Allocation of flats is usually made in strict relation to the
date of joining, but where there are families with special needs
known to the local authority, the housing co-operative may re-
serve a certain number of dwellings in each project. In some
cases the local authorities provide loans and guarantees to cov-
ér payments on their behalf. The average down payment made by
members before building begins is about 30-35% of the total
building cost. Usually the members finance the down-payments
paftly by their own savings and partly by private loans. Such
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loans are usually easy to obtain, and are given for a period
of approximately 10 years, at an interest of 10 - 10 1/2 %.

As soon as the project is ready for realisation and occupants
have been selected, they are formed into a subsidiary owners'
co-operative. They make their own regulations regarding the
use of the buildings and the responsibilities of occupants.
The business management of the undertaking, however, they del-
egate to the housing co-operative, for a fixed annual fee re-
lated to the total volume of the management work.

The monthly rent paid by each owner-occupier covers the manage-
ment fee, interest and amortisation of the loan, and exterior
maintenance. Interior maintenance is the responsibility of the

occupier.

The member of a housing co-operative is assured of his home as
long as he wishes to keep it. Should he wish to sell it, he
receives back his down-payment minus the cost of any internal
repairs deemed necessary, plus compensation for improvements,
for the repayment of the housing bank loan on the part of the
housing co-operative, and for the decline in the value of mon-
ey. His rent payments are not returnable. When a dwelling is
up for sale, the other members of the "daughter" co-operative
and also the members of the "parent" housing co-operative have
the right of pre-emption. However, tenants may sell to close
relatives or may arrange an exchange.

Housing co-operatives are fairly strictly controlled by the
Housing Bank. The purchase of shares entitles the member to

a dwelling. No shares may be purchased with a view to profit.
Collective members such as local authorities may be admitted.
Shares may not be sold apart from the dwelling, nor at more
than par. Each member has one vote only. Rules must be ac-
cording to the Housing Groups Act and must be approved by the
Housing Bank.
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NATIONAL HOUSING ORGANISATIONS

The National Federation of Norwegian Co-operative Housing So-
cieties (NBBL) is controlled by its member co-operatives through
a Congress of Representatives, which meets every three years and
elects a body of 25 representatives. In addition, the employees
of NBBL elect 6 representatives. This body of 31 representa-
tives in all meets annually and forms the governing body between
Congresses. The Congress also elects 7 members of a Board of
Directors. The employees may elect 2 members of the Board.

The Board carries on the daily work of the Federation. Member

co-operatives hold shares and pay annual fees.

From the beginning the Federation has been concerned with co-
ordination and advisory services, with the systemisation of meth-
ods, the exchange of ideas and experience and the presentation

to the government of the merits and opportunities of co-operative
housing. It has the right to inspect and audit member co-opera-

tives and to require standard methods of accountancy.

The Federation has increased its staff of architects and engi-
neers with a view to further rationalisation of construction and

the maintenance of building standards in a period of rising costs.

The Federation offers educational programmes for the staffs and
elected representatives of the member organisations. It also
produces various informative material to assist the housing co-
operatives in their daily work. It publishes a periodical, "BO",

appearing with approximately 5 issues per year.
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PAKISTAN

FORMATION AND SUMMARY oF DEVELOPMENT

A number of co—operative housing societies were formed in
what is now Pakistan between 1930 and 1947. In Karachi, 35
housing societies built 2,500 houses on land leased from the
municipality. These ultimately became the property of the

occupiers.

After independence, and the migration of more than one mil-
lion people from India, there was an acute housing shortage.
The population of Karachi rose rapidly from 300,000 to over
2,000,000. The government undertook housing for civil ser-—
vants and for some of the refugees and low income groups.

In 1951 it set up an Improvement Trust, later merged with
the Karachi Development Authority which, among other things,
allocated building sites. 1In this allocation, housing co-
operatives received preference over speculative builders.
The number of housing co-operatives increased. 1In order to
reduce costs and encourage planned development, the govern-—
ment decided not to allot land to individual societies, but
to a union which they were encouraged to form.

By 1961-62, there were in all 320 housing co-operatives in
Pakistan with 87,483 members and a total working capital of
Rs.60,700,000. More than half the total number of societies,
half the members and more than 80% of the capital are, in
fact, in Karachi. In Lahore a co-operative township is be-
ing built and there are projects elsewhere. Co~operative
housing was on a smaller scale in East Pakistan (now Bangla-
desh).
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LEGISLATION

This is basically the same as in India, so far as the forma-
tton of housing co-operatives is concerned; government mea-

stures on housing are summarised in the preceding paragraph.

Type oF HousinG

This has been generally in the form of planned estates on a
fairly large scale. In 1955, three societies in Karachi, with
12,000 members (later joined by 3 others) decided to develop a
"Co-operative Township", and set up a co-ordinating council to
deal with common problems. The total area covered is 4,000
acres, with a population of 350,000. Drainage, water supply,
electricity, refuse collection, street cleaning and epidemic
control have all been provided by the co-operatives and fi-
nanced by various charges and fees paid by members, without
outside help or power to collect rates or taxes. This has
proved increasingly difficult and representations were made to
government for the conversion of the Township into a "Town

Area", with municipal powers.

The co-operatives in these groups were formed to facilitate

the acquisition of houses by individual members. In 1957 it
was decided to establish tenants' co-operatives with the object
of building houses and flats for sale to members. There are
now 22 such co-operatives, and some 800 flats and 500 small

family bungalows have been built.

FinancIaL STRUCTURE

The government set up the House Building Finance Corporation
in 1951 to provide long term loans at moderate interest to in-
dividuals and co-operatives. Loans are usually for 15 years
at 6 1/2% per annum. Co-operatives have benefited, but most
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of the loans seem to have gone to individualsﬁ In 1962 a
Co-operative Mortgage Bank was established for the purpose

of lending to co-operatives and their members for the pur-
chase of land and the building or purchasing of dwellings

and commercial proéerty against mortgages secured on the
building or other assets. Membership in 1963 consisted of

34 housing co-operatives and 95 individuals and paid up share
capital was Rs.240,000. Loans are for a maximum of 10 years
at 9% interest. A concession of 1 1/2% is allowed for prompt
repayment. A Savings Loans and Building Co-operative Asso-
ciation has also been formed with a membership of individu-

als.

NATIONAL HousING ORGANISATIONS

The only federal organisation appears to be the Karachi Co-
operative Housing Societies Union, the function of which is
to obtain land and develop it on behalf of the member co-op-
eratives. It allots the central shopping area and is respon-
sible for the provision and maintenance of central amenities.
The member co-operatives allocate plots to individuals, col-
lect development charges and maintain amenities in their own
areas. The federation has borrowing powers and may purchase
building materials and install and operate public services.
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PANAMA

" LEGAL BASE

Co-operation in Panama is governed by the Agrarian Code set
forth in 1962, which incorporated the Executive Decree of 1956,
the first legal regulation on co-operatives in Panama. The
government authority in charge is the Ministry of Agricultural
Development which has a Co-operative Division.

FORMATION AND SUMMARY OF DEVELOPMENT

Since prior to the establishment of the Panamanian Foundation
for Co-operative Housing (FUNDAVICO)} there was very little in
the way of housing co-operatives in Panama, this report is main-
ly a summary of development brought about by this non-profit or-
ganisation. FUNDAVICO was founded in 1967 as a result of a
joint proposal by the Housing and Urban Development Institute
(iVU) and the Agency for International Development (AID), by
which a non-government organisation should be in°charge of a
program for the development of housing co-operatives in Panama.
Its activity is dedicated to the organisation of co-operative
housing, urban and rural, providing them with technical assist-
ance for the preparation, direction and execution of their pro-

jects.

Based on legislation set forth by the Agrarian Code and a fi-
nancial arrangement proposed by AID, a final plan was approved
in 1969 for the development of urban and rural housing co-ope-
ratives for low and low-middle income groups who at that time
were not included in existing housing programs.  With
US-£3,400,000 contributed by AID and US-$500,000 in land by
IVU, FUNDAVICO organised a total of 4 urban and 14 rural co-
operatives during the next three years and built housing for
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them. The urban developments comprise 13 low-rise apartment
buildings with 547 units for three co-operative groups and 55
single~family dwellings for a fourth. These 602 housing units
cost US-g3,700,000.

In the rural sector, through a method of "self-help with tech-
nical direction", a total of 375 single-family units at a cost
of US-$320,000 were built.

URBAN AND RURAL GROUPS

Two housing co-operatives are located in the city of Panama and
one in Colon, main urban centres at both extremes of the Panama
Canal. Their housing projects consist of five-storey walk-ups
with one, two and three-bed room units that vary between 42 and
72 square metres and have monthly rates of approximately US-$47,
US-$56 and US-865 each. The fourth urban co-operative housing
project was developed in David, the principal city in the West,
and its two bedroom units occupy 50 of the average 300 square
metres of land each member is assigned. These 55 units were
later joined with 83 similar units sponsored by IVU in a previ-

ous project to form the present co-operative project.

The rural housing program, spread through six of the nine prov-
inces in the country, comprises 4 different single-family de-
signs of two and three bedroom capacity, with gizes ranging
between 38.5 and 48.2 square metres. The plans allow occupants
to do individual expansion, as many have already done, for ad-
ditional bed rooms, kitchens and service porches. Monthly
rates vary according to the amount of self-help labour contrib-
uted and lot size, but they average US-210.

BUILDING MATERIALS

Concrete masonry, the prevalent construction system, was used
exclusively to erect these buildings. To meet budget limita-
tions, interior walls were finished with heavy slurry coatings,
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kitchen cabinets consisted only of counters with built-in sinks
and bedroom closets had only a hanger bar. Members were ex-
ected to improve the finishings on their own and to their taste.
lumbing and electrical installations were provided complete in
all urban dwellings. Rural co-operative housing was built in
or around small towns, many of which lack drinking water and
sewage systems. The concrete block wall and corrugated iron
roof homes were provided with latrines and incorporated a con-
crete sink where feasible at the owner's additional expense.
These were also expected to upgrade their homes as soon as im-

provements in public services were available.

ORGANISATION AND TECHNICAL ASSISTANCE

FUNDAVICO may initiate group formation, or previously organised
groups may approach it for technical assistance. Then a socio-
economic . study determines their income level and financial ca-
pacity. After loan possibilities have been assured, co-operative
education is.. undertaken for the members to familiarise them
with co-operative principles, their duties and their limitations.
Plans and specifications are prepared, these are-let for bidding
and contracts are awarded. FUNDAVICO handles all these phases
as well as inspection during construction and the final accept-
ance of the buildings. Meanwhile the group has received its le-
gal incorporation, elected its administrative council, and de-
termined the services to be offered, the amounts of down-payment
and monthly obligations, as well as all other information needed

for subsequent operations.

After housing has been assigned, each member signs a contract
with the co-operative that assures him "use and enjoyment" of
his dwelling for the duration of the mortgage and binds him to
a monthly payment that includes life and fire insurance, pest
control and reserves for operations and takes care of mainte-
nance repair and legal requirements. FUNDAVICO, as voucher for
the mortgage, retains an administrative contract with the co-op-
erative to handle this aspect and to prepare the budget.
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OTHER HOUSING CO-OPERATIVE ACTIVITIES

Some housing co-operatives organise collateral groups such as
savings and loan co-operatives, consumer co-operatives, trans-
portation co-operatives, etc. Sports comprise a favourite out-
side activity and the co-operatives contribute financially to
these endeavours. Periodicals and bulletins are also published

by urban groups.

A few other housing co-operatives have been organised in Panama
without technical assistance from FUNDAVICO, including the larg-
est in Central America with over one thousand members, all in

single family homes.
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PERU

A limited number of housing co-operatives have been formed
and they have established a federation. They have been stim-
ulated in some cases by firms, such as that of Wiesse, who
wish to house their employees. They have also been helped by
a German Catholic mission. Many co-operatives, especially in
rural areas, work on the self-build system.
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POLAND

FORMATION AND SUMMARY OF DEVELOPMENT

In 1980 the housing co-operatives in Poland are marking the
ninetieth anniversary of their foundation. During the first
seventy years of the co-operatives' development, the results

of their activity expressed in the co-operative housing stock
were rather insignificant, amounting only to some 20,000 flats
in 1956. However, much greater accomplishments have been made
as regards experience, a social approach to handling housing
problems, contributions to a concept of socially oriented hous-

ing and desirable types of flats.

In the second half of the fifties housing co-operatives in
Poland were recognised as a form of a socio—~economic movement
particularly suitable for helping to increase housing construc-
tion and improving housing stock. This form provided for great-
er utilisation of people'’'s own means in meeting housing demand,
released social initiative and exerted a positive impact upon

efforts to maintain housing stock.

State authorities created very favourable financial and organi-
sational conditions for the growth of housing co-operatives,

and the housing co-operatives took full advantage of the possi-
bilities offered to them. Co-operative housing construction has
been rapidly growing ever since, and by the end of 1978 the co-~
operative housing stock reached 1,617,000 units. In 1978 alone
the stock was increased by 171,000 units. The share of co-ope-
rative housing construction in towns and cities amounts to al-
most 80%. By the mid-seventies all 810 Polish towns and dozens
of rural communities were covered by the activity of housing co-

operatives.
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More than two thirds of co-operative houses are designed in 28
co-operative design bureaus which employ over 6,000 people.
Over 20,000 people work in the maintenance and construction
firms that belong to different housing co-operatives.

By the end of 1978, the housing co-operatives had over 2,000
socio—-educational establishments, approximately 1,700 sports
grounds and 6,800 playgrounds in their housing communities.

AID FROM NATIONAL AND LOCAL GOVERNMENTS

This rapid development has been possible through considerable
assistance on the part of the state. The co-operatives, for
conducting their housing construction of educational and cul-
tural establishments, receive an interest-free credit with a
60-year term of service and remission of one third of the cred-
it if payments are served regularly. Co-operatives also re-
ceive interest-free credits for 60 years for building commercial

and service establishments.

On leasehold for perpetual use, co-operatives receive construc-
tion sites from the state with all nunicipal installations.

TYPE OF HOUSING

The housing community with social, cultural, commercial, service
and administration establishments, all located within not more
than 800 metres, is the basic environmental, economic and organ-
isational unit providing the population with optimum living con-
ditions. Under today's building density and architectural ar-
rangements, such housing communities include between 2,000 and
5,000 flats. Such a size of the housing stock under joint ad-
ministration enables a co-operative to organise an adequate '
group of administrative and maintenance personnel capable of
managing the economic unit effectively. The fact that the co-
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operative's activity is limited to only one close housing com~
munity facilitates single~level management of all activities of
the co-operative, and limiting financial affairs to one housing
community gives better opportunities for its members to influ-
ence the management, making the members more aware that the ec-
onomic effectivity of the co-operative depends on their own
performance, thus stimulating the participation of members in

the co-operative's life.

This model is regarded as the basic one, but there also exist
co-operatives today that manage a number of housing communities
amounting to a total of 25,000 to 40,000 flats and still form-
ing a close environmental-economic unit. To such large units
the model of a multi-community co-operative is applied, divid-
ing it into separate communities in the organisational and eco-

nomic sense.

The state authorities have also entrusted the housing co-opera-
tives with the leading role in developing and modernising de~
tached housing construction. Over the past few years the hous-
ing co-operatives have set up the organisational conditions for
rapid growth and modernisation of detached housing construction.
Among other things, the Chief Centre for Co-operative Detached
Housing Construction has been established, which provides for
designing, co-ordinating construction and conducting studies on
new developments in this field.

At present the share of detached housing in general co-operative
housing construction is rather small and amounts only to a few
per cent; however, there are efforts aimed at quick development
of this area through, inter alia, creating more favourable fi-
nancial conditions for such construction activities.

The rapid development of co-operative housing construction un-

der conditions of vast demand for flats will present the co-op-
eratives with serious problems to resolve, with the further growth
of housing co-operatives being dependent on their performance.



- 272 -

It should be emphasised that the co-operative housing stock in
Poland is relatively new. Over 95% of the houses are less
jthan 20 years old, 99.9% of the flats have bathrooms, 96.5%
central heating, 88.0% gas facilities. The average size of a
flat constructed in 1979 came to 51 square metres.

By 1990 the share of buildings requiring renovation, i.e. in
use for over 15 years, will reach 21%, and even though the ma-
jority of these will have been built according to industrial
technology, there is still a lack of expertise on adequate use

and maintenance.

Qualitative differences between housing communities will also
increase as a result of introducing new urban and architectural
standards and technological and material changes allowing for
better physical planning of housing communities and for improv-
ing the functional qualities of individual buildings and flats.
Such changes will make the housing communities, buildings and
flats constructed under less favourable conditions less attrac-
tive. Thus, one should anticipate pressure on the part of co-
operative members for undertaking appropriate measures to even

out such discrepancies.

RIGHTS AND DUTIES OF MEMBERS

There are two types of rights to a co-operative flat, namely

the tenant's and the owner's rights.

A member receiving a flat under conditions of the tenant's
rights is only the user of the flat ascribed to him, which re-
mains the collective property of the co-operative, whereas the
owner's right is transferable and hereditary. Since 1972, reg-
ulations have enabled all co~operatives to assume the status

of tenancy-and-ownership co-operatives; thus their members may
receive flats under the conditions of either tenant's or owner's
rights. Almost 90% of housing co-operatives' members in Poland
have tenant's rights to flats.
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A member applying for a tenant's flat has easier conditions to
meet - he has to pay 10-15% of the flat's construction costs
and the remaining sum, one third of which is subject to remis-
sion, is to be served in 60 years, the credit being interest

free.

An applicant for a flat with owner's rights, on the other hand,
has to contribute as much as 30% of the building cost. The
remaining part will be financed by a loan, repayable in up to
30 years, with an interest rate of 1%. A bonus applies in case
of earlier repayment, and the last 20% of the loan will be re-
scinded when all payments have been made on time.

NATIONAL HOUSING ORGANISATIONS

Co~operatives of each type such as consumers, handicraft and
dairy co-operatives are organised into special national unions,
all members of a Supreme Co-operative Council. Housing co-op-
eratives are affiliated to the Central Union of Housing and
Building Co-operatives, with a head office and provincial branch
offices in voivodship towns. The functions of this Union are to
promote the development of co-operative housing, to assist and
supervise co-operatives in their activities and investments, and
to conduct research on housing administration as well as train-
ing and publication programmes.

TASKS FOR EDUCATION

Meeting the requirements for specialists and cadres for the man-
agement of co-operative housing has become an outstanding prob-
lem nowadays. In the next decade the number of people employed
in the housing co-operatives will have to increase by approxi-

mately 50,000, if the ratio between the number of employees and
the volume of housing stock is to be maintained. This increase
will coincide with a period of rapid decrease in the number of

people in producfive age; thus it will be necessary to seek so-
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lutions for limiting the demand for manpower both by mechani-
sation of some types of work and by an increase of the tenants'

own contribution to maintaining their places of residence.

It is necessary to improve further the organisational and fi-
nancial solutions in all links of housing co-operatives, to
facilitate not only the realisation of the economic goals, but
also to balance the economic functions of a housing co-opera-
tive with socio-educational functions. In order to maintain
such a balance the role of co-operative self-management should
be strengthened and an ever wider participation of co-operative
members ensured in the management and social control over the
activities of ~all bodies of housing co-operatives.
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PUERTO RICO

The Government of Puerto Rico has for some time been socially
oriented and has assumed a great responsibility towards hous-
ing development in general. The existing legislation reflects
this tendency and has resulted in all the different housing
programs. One of the advantages has been that since Puerto
Rico is part of the United States, all federal legislation that
creates housing programs is applicable to the island. These
programs together with the local ones have permitted the devel-
opment of thousands of urban communities with housing units of

all types.

The programs are:
1. Public Housing
2. Rural Housing Development of the Government of P.R.

3. Rural Housing Development of the U.S. Farmers Home

Administration

4. Private Housing insured by the Federal Housing Ad-
ministration

5. Private Housing

6. Housing Co-operatives.

In the development of housing co-operatives all local programs
and Federal Government programs are utilised. This development
has gone through the following stages or periods.

FIRST PERIOD

In 1948 the first housing co—-operatives were organised. Then
in 1957 the Administration of Co-operative Development was cre-
ated by law, its main object being the promotion of co-opera-
tives of all types. Immediately thereafter 9 housing co-opera-
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tives with 1,138 units were organised. During this first peri-
od other co-operatives such as co-operativés for restoration
in site in decadent areas as well as co—-operatives of owners

of property lots, were also organised.

SECOND PERIOD

The period from 1957 to 1967 saw faster developments than the
previous one. The co-operative movement became involved in the
practical solution of the housing problem in Puerto Rico. 1In
co-ordination with other government agencies a total of 68 hous-
ing co-operatives with 7,000 members were organised. The most
common type built individual units. The most significant ele-
ment was the use of federai and state programs for the financ-
ing as well as the mortgage insurance. Government technical

assistance was very effectively used.

THIRD PERIOD

The main characteristic of this period (1968 to 1971) was the
creation by the government, both federal and state, of the rent
subsidy program for moderate income families. New sections
were added to the national law which created four programs of
subsidised housing. Through them the government assumed the
mortgage interest totally, thus permitting the families to pay
rent in proportion to their income, the difference being éubsi—
dised by the Federal Government. These programs have permitted
low income families to enjoy not only adequate, but even excel-

lent, standards of housing.

During this period about 8,000 newly-built units were of the
management type, that is, the co-operative is the owner with
only one mortgage and one financing arrangement for a 40-year
term. Of this type of housing there are sixteen co-operatives
still active, with 5,000 units. Two new sections have been ad-
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ded, Section 8 which raises the rent subsidies to families,
and Flexible Subsidy that subsidises operational costs and im-
~provements to the structures. '

The Puertorican Government approved Law No. 10 creating a form
of subsidy which diminishes in a period of 15 years. Through
this system the rent subsidy is lowered every two years until
it is eliminated and the family assumes payment of the whole
rent at the market rate of interest.

Another program being utilised is that of rural housing of the
Farmers Home Administration which provides an interest subsidy
to rural and small community families. The rent they pay is
proportional to their income, the difference being subsidised by
the program. All these subsidies are revised periodically to
be adjusted to family income. There are actually few co-opera-
tives under this statute because the individual unit type is
encouréged. There are plans for building 3,000 units with this

program.

FOURTH PERIOD (FROM AROUND 1972 TO THE PRESENT)

The development of co-operative housing has been greatly affect-
ed by the inflation problem. Viable alternatives are being

sought both at local and federal levels.
The programs in this period emphasise high subsidies preferably

to private enterprises through the Department of Housinhg and
Urban Development and Farmers Home Administration.

TYPES OF CO-OPERATIVE HOUSING

1. Property lots co-operative - to acquire land for the con-

struction of single units.
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2. Homes co-operatives - for the construction of dwellings

with individual property titles.

3. Property lots and restoration in site - to acquire lots in
rehabilitated slum areas.

4. Housing conversion co-operatives - to convert public hous-

ing into co-operative housing.

5. Multifamily housing co-operatives of management type -
commonly to construct multilevel buildings

FINANCIAL STRUCTURE

Mortgage insurance is provided by the Federal Housing Adminis-

tration and the Farmers Home Administration.

Mortgages are given by the Housing Bank of Puerto Rico, the
Government National Mortgage Association (G.N.M.A.), and the
Federal National Mortgage Association (F.N.M.A.).

These banking organisations buy the mortgages at the market
rate of interest, and the government subsidises part of the in-~
terest in favour of the members. The intermediate financing

is obtained from private banks once the mortgage insurance and

the buyer are availabe.

TECHNICAL SERVICES

Technical services are offered by the Federal Department of
Housing (HUD), the Puerto Rican Housing Department, and the
Housing Bank of Puerto Rico. Puerto Rico has a state agency
which works for the development of all types of co-operatives.
This agency is the Co-operative Development Administration with

its Co-operative Development Company.
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SPAIN

FORMATION AND SUMMARY OF DEVELOPMENT

Housing co-operatives have existed in Spain from the early
years of the century; by 1930 there were 40 co-operatives with
some 2,500 dwellings. Since then the need for new housing

has increased with the growth of population, industrialisa-
tion, the influx of country people into the towns and the de-
struction of the Civil War. The First Five Year Housing Pro-
gramme was initiated in 1955 and recognised the place of hous-
ing co-operatives which became eligible for direct or indirect
government aid. A Second National Housing Programme followed
in 1961 and extended to 1967.

LEGISLATION

Housing co-operatives are registered under the Co-operative
Act of 1942 and for legal purposes are regarded as a form of
consumers' co-operative. They are subject to the usual co-
operative provisions regarding democratic control and limita-
tion of the financial interest of individuals. They are un-
der the supervision of the Ministry of Labour acting through
the National Syndical Organisation, the Central Co-operative
Council, and the Syndical Co-operative Department. They are
grouped in area unions of an official character but have no
national organisation devoted entirely to co-operative hous-
ing. Recently there has been a move to revise the law on co-
operatives, and this may, among other things, make possible
self-governing regional and national federations.

Other legislation affecting housing co-operatives includes the
Protected Housing Act of 1939, the Rent Control Act of 1954,
and the Subsidised Housing Act of 1957.
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Tyre oF Housing

Most of the existing housing co-operatives, numbering about
800, have been formed by people requiring houses, and nearly
all are of the "terminating" type which builds houses for ul-
timate ownership by individual members. As soon as payment

is completed, the co-operative dissolves or only remains in
being to operate common services or manage a housing estate.

A few are consumers or credit societies with a subsidiary
housing programme. Some are workers' productive co-operatives,
which either build houses for co~operative and other non-profit
housing associations, or produce building materials or compo-

nents.

Housing co-operatives have been formed mainly in cities and in-~-
dustrial areas and provide middle and working class housing.
They have created several planned housing estates, with social
services, including schools, playgrounds and consumer co-opera-
tives. The community character of the undertaking is empha-

sised.

FINANCIAL STRUCTURE

In order to begin building, a co-operative must have in hand

10% of the anticipated cost of the undertaking. Members make
an initial payment, and after occupation pay a monthly assess-
ment covering repayment of loans, administrative costs, reserves
and the cost of welfare services. The initial payment may have
been saved by the member, but it may also be borrowed from a co-
operative credit society or some other source, including the

housing co-operative itself.

In order to begin building, the co-operative can obtain an in-
terest-free loan, secured on the value of the site, for from 33
to 75% of the cost of construction. The balance may be borrowed
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from the Credit Institute for National Reconstruction, the
Marine Welfare Institute, the Mortgage Bank or other benefit so-
cieties and savings funds. The loan may be from 10 to 50 years.
Grants are available for subsidised categories of housing.

NATIONAL HousiNe ORGANISATIONS

None exists at present, but the formation of a federation seems

to be under consideration.
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SRI LANKA

FORMATION AND SUMMARY OF DEVELOPMENT

Housing co-operative societies were first formed in 1948, and
at the end of March 1977 their number stood at 63. Subsequent
to the initial interest, the growth of housing co-operatives
has been rather limited due to the free availability of state
credit for house building purposes. By the end of 1975 the
number of housing co-~operatives was 62, with a paid-up share
capital of Rs.252,072, and a membership of 2,539. Their bor-
rowings’from the state and banks amounted to Rs.343,546. The
"Kiribathgoda Co-operative Housing" formed in 1954 constructed

105 houses in a record period of 105 days.

LEGISLATION

All co-operatives in Sri Lanka are registered under the Co-op-
erative Societies Act, dating back to 1911 with subsequent a-
mendments. The current amended Act, dating back to 1972,
closely resembles those in force in India and is administered
by the Commissioner of Co-operative Development who is also
the Registrar of Co-operative Societies. The Act confers pow-
ers of registration, supervision, auditing and liquidation of
all types of co-operatives to the Commissioner of Co~operative

Development.

Types oF Housing., MeTHoDS OF BuiLDING AND FINANCE

All housing co-operatives are of the houée ownership terminat-
ing type. But a distinction should be made between co-opera-
tives whose membership consists of individual plot-owners who
have grouped together for the purpose of obtaining housing
loans and those societies which were formed for the purpose of
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acquiring land in addition to the procurement of loans for
building purposes. The latter type is more popular as the
State has extended concessions for housing co-operatives to

acquire land.

Credit for housing co-operatives is available from the Depart-
ment of National Housing, the State Mortgage Bank, the Peo-
ple's Bank and the co-operative rural banks for mortgage of
property. Repayment periods of loans are from 10 to 25 years
with interest rates varying from 7 1/2% to 10%. 1In the early
stages, house construction was encouraged through builders'
co-operative societies, but the present trend has been for in-
dividual members to have their own building arrangements.
Where plots of land have been acquired, it has been usual for
societies to provide common amenities such as roads, electri-

city etc.

Two national seminars on housing co-operatives were conducted
in 1971 and 1972,

ConcLUSION

After the establishment of the National Housing Department the
co-operative housing movement suffered a severe setback as peo-
ple prefer to form "building societies" rather than housing co-
operative societies. The reason is that it is easier to form
building societies and obtain loans from the Housing Department

through such societies.

However, housing co-operatives have made some progress ob-
taining necessary finances from the People's Bank, the co-ope-
rative banks and the National Housing Fund.
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SWEDEN

FORMATION AND SUMMARY OF DEVELOPMENT

Sweden had a housing problem since the 1870's when industrial-
isation began and the population moved from the country to the
towns; this process still continues, although it has become
more complex, especially during the 1970's. Housing Clubs

and Workmen's Housing Associations were formed as companies
and registered as co-operatives when a suitable law was passed
in 1895. The members were mainly philanthropists who bought
up, reconditioned and relet existing properties. The housing
shortage during the First World War led to the formation of
the Stockholm Co-operative Housing Society which built and let
flats. Members contributed lo%¥ of the cost, and the remainder
was borrowed on first and second mortgages from the local au-

thorities or on their guarantee.

In 1917 a Stockholm Tenants' Union was formed, mainly to press
for rent control, in which, for a time, it succeeded. 1In 1923
rents were once more decontrolled and the Tenants' Union took
what proved to be a decisive step and set up the Tenants' Sav-
ing and Building Society, known from its initials as HSB. Sim-
ilar societies were set up in other towns, a national HSB and

(in 1934) a National Saving Fund were formed.

At first the HSB movement depended solely on its members' re-
sources and on loans from private institutions. State and
municipal funds were later created from which loans could be
obtained on second or more often on third mortgage. During
the slump of the thirtees, these were made more freely avail-
able in order to increase employment in the building industry.
During the Second World War, government and municipal lending
was again increased, and after the war, it became the basis
for a general housing programme, aiming at improved housing

standards as well as an actual increase in the number of

dwellings.
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In 1940, the Co-operative Housing Organisation of Swedish
Trade Unions (Svenska Riksbyggen) was foundéd by the Swedish
Building Woodworkers Trade Union, with the object of providing
employment through contractors used for Riksbyggen's projects,
thus expanding co-operative housing.

Both HSB and Riksbyggen profited by the government's post-war
housing policy, although most of the facilities were also open

to reputable private firms and were even more favourable for
municipal housing enterprises which during the 50's and especial-
ly the 60's played the dominating role in the provision of new
housing in Sweden. Municipal housing was in fact in many cases
initiated by HSB and Riksbyggen. 1In guite a few cases, co-opera-
tives were employed by local authorities to plan housing schemes
and supervise construction and subsequent administration. Some-
times they planned their own schemes. In both cases, the neces-
sary loans were made available by semi-co-operative and private
mortgage banks under state supervision as well as by the National
Board of Housing. By 1979 HSB had erected a total of 387,000
dwellings, of which 252,000 in housing co-operatives, and Riks- '
byggen 238,000 dwellings, of which 118,000 in housing co-opera-
tives. The same year HSB administered 79,000 and Riksbyggen

67,000 dwellings for municipal housing enterprises.

LEGISLATION

Housing co-operatives are registered under the Law on Housing
Co-operatives of 1972. Older housing co-operatives were regis-
tered under the Law on Economic¢ Associations of 1911, as a-
mended in 1951 and the Law on Housing Co-operatives of 1930.
The law provides for registration, audit and liquidation. Lia-
bility must be limited, but the limit may be higher than the
subscribed share capital. Membership is in general open.

Each member has one vote and there are safeguards against the
taking of vital decisions without the full knowledge and con-
sent of the membership. Co-operatives enjoy no preferential
treatment in local or national taxation. On the contrary pri-
vately owned detached houses have certain privileges as far as

taxation is concerned.
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The Co-operative Housing Act of 1930 made it possible to draw

up rules which limit membership to those for whom houses have
been or can be provided, and to lay down the conditions on which
occupation, the obligation of members and the conditions on
which occupation or membership may be determined. The 1951 Law
on Economic Associations tightened up the strictly co-operative

character of organisations registered under it.

Type oF HousinG AND METHOD OF BUILDING

The great majority of co-operative housing projects take the
form of blocks of flats. The Municipal Councils decide the
general zoning of towns and other areas which is then con-
firmed by the county authorities., Within these limits, HSB

and Riksbyggen are free to design their own projects. A build-
ing site is secured, usually by purchase from the local author-
ity, though sometimes on 99 years' lease. HSB and Riksbyggen
then draw up architectural plans acceptable to the local au-
thorities and ask for tenders which is a prerequisite for ob-
taining governmental loans. They do not build themselves, but

supervise the execution of the contract.

The co-operative housing organisations have pioneered new lay-
outs giving maximum sunshine, light and air to each dwelling.
Interior design has been improved and modernised. Lifts,
central heating, baths and showers, nbt previously considered
necessary in low-cost housing, were all introduced by HSB, as
were interior rubbish chutes, communal laundries, carpet-beat-
ing rooms with mechanical dust extractors. Gardens have been

laid out and modern furniture designed for the flats.

In collaboration with municipal authorities, larger housing
schemes are equipped with nurseries and playrooms under the
charge of trained supervisors, and the children of working
parents can be looked after during their absence. In fact,
HSB in 1937 started and for quite a few years administered
the first school for nursery-teachers. The school was in
1963 taken over by state authorities when a nationwide scheme

for nurseries had been started.
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The system of housing large families in special blocks has
been abandoned in favour of a proportion of larger flats in
each block, together with small flats for old people.

The Swedish approach to detached family housing is mainly through
owner-occupation. When co-operative organisations are involved
in developing detached family housing, they usually buy land
which is then developed and sold to members at cost. During the
last 5 years the members of co-operative and rental detached
family houses have, however, increased. In some cases, land is
leased for 60 years by the municipality. In the case of HSB,
pre~fabricated timber houses are manufactured by a subsidiary
and erected under the supervision of HSB. Contractors are em-
ployed for foundations. Paints and finishes are sometimes at
the owners' choice. On completion, a Home Owners' Association
is set up which makes joint purchases of fuel, instals street
lighting, keeps roads in repair and looks after amenities. HSB
employs a landscape gardener as an advisor. Riksbyggen's ap-
proach is very much the same. When pre-fabricated houses are
use, these are constructed by BPA, Sweden's biggest housing

contractor, owned by the unions and the co-operative movement.

FinancIAL STRUCTURE

HSB consists of two categories of members - those who are wait-
ing to get a dwelling and those who already have been alloted

a dwelling in a co-operative. Members in HSB pay an entrance
fee of Kr. lo and take up a share of Kr. 50. All members pay

a small annual subscription. The members then get flats in

the order they enlisted as members. They are invited to draw
up savings plans which will enable them to deposit the required
amount (formerly lo%, now usually 5%) of building costs. The
depogits are invested in the National (Co-operative) Savings
Fund.

The total contribution by HSB members to cover building costs

in co-operatives since 1924 is more than Kr. 1, 300,000,000.
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Fhe housing co-operatives formed by Riksbyggen charge no en-
trance fee. Membership cannot be granted until a flat or a
home can be let and the necessary down payment is made. There
is no savings fund within the Riksbyggen schemes. Those apply-
ing for membership in a Riksbyggen housing co-operative can

join a housing savings scheme with the Savings Bank.

The HSB National Savings Fund, according to recent figures, had

over loo,o000 depositors and total resources of about Kr. 179,000,000.
All co-operatives make a yearly deposit of 0.3% of total produc-~
tion cost to cover future cost for repairs, etc. These deposits

are invested in national funds in HSB but at the disposal of the
co-operative at any time. The total resources in these funds

were in 1978 Kr.,K 452,000,000.

The HSB Savings Fund and Repairs Fund and, in the case of Riks-~
byggen, funds that on agreement are made available by the savings
banks or commercial banks, are used to cover short term loans

“to housing co-operatives to cover the cost of construction, in-
cluding the purchase of materials. On completion, this is re-
placed by long term loans secured by first and second mortages.
Originally these came entirely from non-co-operative sources,
such as municipal savings banks, insurance companies, and the
Post Office Savings Bank. Since 1937, loans on third mortage
have been available to co-operatives from the National Board of
Housing. Since 1974, these loans have been available for 30-40
years, and up to 99% of total estimated cost, thus reducing the
member's contribution. The state is also prepared to subsidise
interest on loans from other sources. The total rate of interest
during the first year is 3.5% and increases up to market rate of
interest in approximately 20 years. It should be noted that state
loans are also available to private builders up to 92% of cost,
and to municipalities and municipal housing enterprises up to
loo%. The latter often entrust the execution of their housing -

projects to HSB or Riksbyggen.
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The financing of self-build housing differs only little from
the conditions of the co-operatives. However, loans are avail-
able up to 95% of the total estimated cost, and the total rate
of interest is 5.5% during the first year, thus reducing the
period within which the market rate of interest is reached. On
the other hand cost of interest on the loans is deductable from
the taxable income for the house-owner.

RieHTs anND DuTiEs oF MEMBERS

The starting point of.the HSB system is the “parent" co-opera-
tive covering a single town or, in some cases, a county, of which
there are now 74 (163 in 1965), with a membership of 352,o000. The
co-operative is governed by a general meeting which takes the broad
policy decisions and elects a board of five, with three deputies
and an auditor. If money has been borrowed from the state (which
is usual), the local authority appoints one member of the Board
and an auditor, both with deputies. The Board also co-opts an
auditor from the HSB National Federation. In large co-operatives
the general meeting is replaced by a board of representatives,
elected partly by tenant members and partly by those still on the
waiting list. Some also provide for a general purposes committee
or a board of trustees, half elected by the members and the rest
co-opted from among persons interested in housing and social wel-
fare. All HSB's "parent" co-operatives have a full time paid ma-

nager with an office and staff.

As soon as building is completed, it is transferred to a "daughter"”
co-operative, consisting of those to whom dwellings have been al-
located. It becomes a separate legal and economic entity which
owns the building. Members elect their own board, of which one
member represents the parent HSB. Members continue also to be
members of the parent co-operative. 1In 1979 there were 2,900 af-

filiated housing co-operatives.

Riksbyggen does not use a "parent society" in its building system.
The housing co-operative itself, founded by a branch of the na-
tional organisation is the starting point. At that moment, how-

ever, it consists of only five founding members, four of which
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are elected by member unions of Riksbyggeh whilst one is appoint-
ed by the municipal authorities. Apart from this difference the
procedure is very much the same in HSB and Riksbyggen. In 1979
there were 1,100 housing co-operatives affiliated to Riksbyggen.

The co-operative affiliated to HSB or Riksbyggen is responsible
for repayment of loans, purchase of fuel, payment of rates and
taxes, upkeep and management of the building and its grounds. It
employs caretakers and gardeners. It makes its own house rules
and fixes its own rents which may be reduced or increased in or-
der to cover the real costs. It is usual fbr the affiliated co-
operative to enter into a contract with the "parent" co-operative
or a branch office whereby the latter undertakes accountancy ser-

vices as well as caretaking, gardening and maintenance.

iMembers have a permanent tenure of their flats, but may leave at
any time and transfer their rights to anyone approved by the ma-

nagement board.

Incoming and outgoing members are entitled to make their own agree-
ment on the economic conditions for transfer. Occupation rights

may also be left by will on the member's death or, with permis-
sion, members may exchange flats or sublet. Members may be ex-
pelléd for a breach of the rules. Should a co-operative be wound
up, members receive their deposits back, and in Riksbyggen a pro-
portional part of the balance. In HSB, any balance goes to the
_"parent" co~operative, the government, or any institution with

similar objects.

NATIONAL HousING ORGANISATIONS

There are two principal national co-operative housing organisations.

The National HSB Federation was formed in 1924. Its membership
consists of HSB parent co-operatives. It is governed by a trien-
nial Congress of 300 delegates which elects a general council of
50. This in turn elects a board of 11 directors, one of which is
a full time paid official. Two members of the board are appointed
by the employees. The board meets monthly. The Federation has
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an audit office, in charge of qualified accountants which is
responsible for the audit of all the member co-operatives.

The Federation has six main departments: organisation; finance
and accountancy; technical; building; supply of materials; in-
dustrial management.

The Federation carries on wholesale purchase of building mate-
rials and has a factory making pre-fabricated houses. It also
buys from the Co-operative Union and Wholesale Society (KF)
which makes sanitary fittings, heating equipment and hardboard.

The Co-operative Housing Organisation of Swedish Trade Unions
(Svenska Riksbyggen) was founded in 1940. The idea was origin-—

ally sponsored by the Building Woodworkers' Trade Unions, who
initiated local building enterprises from 1933 in Stockholm and
other large towns. The aims were more and better planned hous-
ing, security of employment and knowledge of building costs as

an aid in trade union negotiations.

Membership originally consisted of building trade unions with
local tenant-owners co-operatives and groups of productive
enterprises initiated by the unions. In 1958, membership was
widened to take in the Swedish Confederation of Trade Unions,
and unions not concerned with building, though the painters,
builders, electricians and sheet metal morkers unions continue
to hold the majority of the shares. Since 1967, the Co-operative
Union and Wholesale Society is a member of Riksbyggen.

Member organisations subscribe a minimum share of Sw.Crs. 500.
Riksbyggen is governed by a triennial Congress. The Congress
elects a Council of 35 members which meets annually and sits

for three years. It is concerned with major policy decisions

and with the election of a board of 14 members, including the
managing directors, which carries on the business of the under-
taking. Two members of the board are appointed by the employees.
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Riksbyggen has 30 destrict offices. Its first concern is with
co-~operative housing, but is also serves non-profit housing
companies (usually owned by local authorities) and undertakes
contracts for schools, halls and office blocks. It has 5 de-
partments: building (administration, financing, supervision),
market co-ordination; planning and design; management of cli-

ents, and administration.

TecHNICAL SERVICES

The HSB Housing Federation is concerned with iegal, organisa-
tional, planning and financial advice to member co-operatives,
as well as public relations and relations with local and na-
tional authorities. It renders a complete technical service
to members as well as municipal non-profit housing enterprises
aﬁd carries on research in architecture, especially from the
social point of view. HSB has made innovations in planning,
use of light and air, disposal of refuse, heating and refrige-
ration and the provision of social amenities. It has a staff
of 650, including architects, engineers and administrators.

Riksbyggen acts as a complete technical service organisation
for housing. co-operatives and municipal non-profit housing en-
terprises. It has resources for handling all legal, organisa-
tional, technical and financial questions connected with carry-
ing through a housing project. Riksbyggen is linked to the BPA
Byggproduktion AB, a trade union owned contractor, handling lo%
of the total construction activity in Sweden. In 1980, HSB has
become a shareholder of BPA.

EbucaTioN SERVICES

The HSB National Federation has a regular system of staff train-

ing for personnel of all grades:

(a) General and accountancy staff.
(b) Chief officers of member co-operatives.
(c) Administrative staff of affiliated housing societies.

(d) Caretakers.
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It organises local courses for the boards of affiliated co-
operatives and study circles for tenants. It has a training
school with places for 36 students. It has prepared and cir-
culated appropriate handbooks and makes available correspon-
dence courses for members. It has issued a number of reports
and pamphlets, films and film strips. It arranges lectures
and exhibitions.

Riksbyggen has a Consumers' Council consisting of representa-
tives of organisations and institutions linked to housing in a
broad sense. The Council aims at shaping opinion and improving
consumer knowledge. It also promotes a home savings plan. Riks-
byggen has its own premises as well as an organisation for train-

ing housing co-operatives' trustees, members and employees.

PUBLICATIONS

The HSB Federation publishes a periodical which goes to all co-
operative members twelve times a year, and a journal intended
for employees and caretakers. HSB also publishes an advanced
bi-monthly journal dealing with housing and social matters.

Riksbyggen issues regularly an information sheet distributed

to all members of housing co-operatives.

INTERNATIONAL CONTACTS

The Swedish housing co-operatives have for many years taken a
keen interest in co-operative housing overseas and have always
been ready to provide advice and advisors to developing Eoun—
tries. Sweden is a prominent member of ICHDA.
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SWITZERLAND

FORMATION AND SUMMARY oF DEVELOPMENT

The first housing co-operatives in Switzerland were formed in
the late nineteenth century, but standards and costs were at

a middle class level. Early developments on a larger scale
were sponsored by railwaymen, supported by the Swiss Federal
Railways. Another period of growth began after the First World
War. From 1924 onwards, the city of Zurich ehcouraged housing
co-operatives by progressive legal provisions, by providing
building land at low prices, by offering loans up to 94% of
mortgageable value, by taking up 10% of the co-operative shares
and by appointing a representative on the board of management.
Other cities, cantons and communes gave similar aid, not least
by direct subsidies, and federal grants have been made avail-
able. Later these were replaced by rent reductidns for low in-
dome groups. In 1965, the federal, cantonal, and district as-
sistance was initiated on a large scale in favour of social
house building. It took the form of rent subsidies, loans on
favourable terms, guarantee of mortgage loans, especially in
favour of large housing projects. These measures were planned
to last until 1970.

The Union of Swiss Consumer Co-operatives and the trade unions
have also interested themselves in co-operative housing, the
fdrmer building the world-famous garden city "Freidorf" near
Basle. 1In 1927 they combined to form the Central Co-operative
Bank, which, over the years, has made important contributions
to co-operative housing. At the end of 1966 there were 502
housing and building co~operatives in Switzerland. These in-
clude the trade union type of building co-operative which
builds houses and sells them on the market. Building and hous-
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ing co~operatives with social and community objectives are
members of the Swiss Housing Federation. They built 88,445
dwellings between 1945 and 1966.

LEGISLATION

The basic law for housing co-operatives is the law on con-
tracts but they also come under the general law applying to
all types of co-operative. This formed part of the Commer-
cial Code of 1883 but was revised and detached from the Code
in 1937. Housing co-~operatives have benefited from general
government measures for the promotion of low-cost housing.

Type ofF Housing

Co-operatives associated with housing fall roughly into- four

categories:

1. Building and housing co-operatives which retain control
of the buildings rented to members;

2. Building co-operatives ("terminating") which sell houses
to members;

3. Self-build co-operatives which flourished at the end of
the First World War but are no longer being founded;

4. Producers' building co-operatives, which build on contract
for housing co-operatives, public authorities and private
people.

There are a number of productive co-operatives which undertake
maintenance duties for primary housing co-operatives. These
cover building, civil engineering, gardening, repair and dec-
oration, chimney sweeping etc.

The Swiss housing preference in the formative years after the
First World War was for single family houses, either detached
or in terraces. In the case of co-operatives for joint owner-
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ship, these were not sold but remained the common property of
the members. After the Second World War there was a transfer
to flats, since the land and building costs of single family
houses had become prohibitive.

FINANCIAL STRUCTURE

Housihg co-operatives work largely on borrowed capital, but
the sources vary in different parts of the country, as has
the amount of government aid available from time to time.

Members are expected to contribute 5-10% of the cost of their
dwelling in the form of share capital. 1In recent years there
has been a tendency to raise the level of share contributions.
It is usual to arrange a short-term construction loan. Recent-~
ly the Solidarity Fund has played an increasing part. It was
built up from voluntary contributions of the me@bers of hous-
ing co-operatives, which up until now have contributed Fr.400,000
to this self-help finance project, which have been uged in par-
ticular to help new housing co-operatives through their first
financial difficulties. Loans are also obtained from the Cen-
tral Co-operative Bank or from the cantonal or private banks.
An important source of short term capital is to be found in the
interest~free revolving funds built up by a large number of
housing co-operatives. These are controlled by the Swiss Hous-
ing Federation and are put at its disposal by the Federal Gov-
ernment for housing projects which are recognised as being
sound and progressive and, above all, seek to form new socie-
ties. On completion, the construction loan is ﬁsually re-
placed by a long-term loan on first mortgage at 4 1/2 - 5 1/4%
secured by first and second mortgages. This may be from a can-
tonal or private bank or from a public insurance institution or
pension fund. The first mortgage normally covers 50-60% of
building costs. A further 30-40% is usually covered by a sec-
ond mortgage. Housing co-operatives are making increasing use
of the Guarantee Fund set up by the Swiss Housing Association

as a surety.
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Social housing schemes receive loans on favourable terms from
local authorities, and the Federal Government has at different
periods provided financial aid for housing projects, not neces-
sarily co-~operative, on condition that rents were fixed and the
income of tenants below a given level. This aid has taken a
great variety of forms which differ from canton to canton and
parish to parish. Subsidies have been offered, usually on con-
dition that equal sums were provided by the canton and commune,
or part payment of interest on loans, with the same condition.
Other forms of public aid, not necessarily available in all

cantons, have been:

(a) cash grants towards the cost of building

(b) loans and mortgages, either free or at reduced rates of

interest
(c) subsidies to cover interest and/or rents

(d) granting of building land at concessionary rates and its
preparation for settlement

(e) relief from stamp duties

(f) tax reduction.

Co-operatives, on receipt of aid, usually have to accept audit
and inspection by the local authorities, which have a seat on
the board and an option to purchase if the property is ever of-
fered for sale. The co-operative may also be expected to ac-
cept als tenants a proportion of low income families or large
families. As the housing shortage diminishes, the volume of
public support is also diminishing, and its character changing.
In the future it is expected that public aid will be confined
to the federal authorities and a diminishing number of cantons
and communes.
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MeTHoDS OF BUILDING

Building land has risen rapidly in value and is difficult to
get, unless already in the hands of local authorities. Popu-
lation has increased rapidly and industry has spread. Land
for a planned housing scheme may involve protracted negotia-
tion with a large number of small owners.

Actual construction is carried out mainly by private contrac-
tors, though producers' building co—-operatives may be employed.
There is little central control and as yet no central buying
of building materials. The standard set by the best Swiss
housing schemes has, however, been widely recognised and ad~

mired.

RiGHTs anD DuTi1ES OF MEMBERS

The model rules of Swiss housing co-operatives lay down that:

(a) Membership shall be open and may include corporate bodies,
especially local authorities and consumer co-operatives.

(b) Dwellings must carry minimum rent, corresponding to the
actual cost of building.

(c) No profit may be made on the sale of houses.

(d) Tenants must be members.

(e) Tenancies may not be arbitrarily terminated (many housing

" co-operatives give their members formal rights of residence).

(f) The allocation of houses must be on social principles.

(g) Building contractors may not participate financially in the
co-operative,

(h) oOfficials of the co-operative may only receive nominal fees.

(i) There may be no distribution of profits on liquidation.

(k) Liability is limited to the value of shares subscribed.
Shares are not transferable without the consent of the co--
operative board.

(1) Each member has one vote at the annual general meeting.

(m) Political and religious neutrality is usual.
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The running of a housing co-operative is regarded as equally
important with the building. Unless co-operative interest and
discipline can be maintained, the project will not be a suc~
cess. Much of the administration is carried on by volunteers,
which is an economy but brings its own problems. Not all ten-
ants maintain adequate standards. Some fail to make minor re-
pairs, which are then carried out by the co-operative at the

tenant's expense.

At one time, co-operatives suffered from a high turnover of
tenants, but this has ceased, partly because there is a short-
age of low-cost housing, and every co-operative has a long
waiting list. All transfers, including those to widows, sons
or the second husbands of widows, are subject to sanction by
the board.

Co-operatives maintain a continued educational approach to
members, who are urged to attend meetings, read and understand
balance sheets, and made to realise that improvements in hous-~
ing are linked with prompt payment and the accumulation of
surpluses. Tenants meetings and guarterly meetings supplement
general meetings, and women as well as men are urged to take

part.

NaTioNaL HousiNg ORGANISATIONS

The Swiss Housing Association was formed in 1919 and admits as
members co-operative housing and building societies, public
bodies and individuals such as architects, interested in hous-
ing. By the end of 1966, membership consisted of 393 housing
co-operatives, 31 public authorities, 89 individuals and 54
collective members. The co-operatives control a pool of 64,000
dwellings. It was at first engaged mainly in educational and
advisory work including publicity and training courses, but is
now also concerned with the financing of new housing co-opera-
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tives. It has various subsidiaries, as already described in
the paragraphs on finance. Owing to the varieéy of regula~-
tions’and attitudes towards housing of the cantonal authori-
ties, much of the work of the Association is carried on by

its regional sections.
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UNION OF SOVIET SOCIALIST REPUBLICS

For the first time in the history of human society thé new

Constitution of the USSR has legally established for Soviet
citizens the right to housing (Art. 44). This right is en-
sured by the development and upkeep of state and socially-

owned housing, by assistance for co-operative and individu-
al house building, by fair distribution, under public con-

trol, of the housing that becomes available through fulfil-
ment of the programme of building well-appointed dwellings,
and by low rents and low charges for utility services.

In the USSR most of the housing demand of the population liv-
ing in towns and townships is satisfied by state housing con-
struction which is expanding every year. In addition, indi-
vidual and co-operative building is gaining scope.

As a public form of economy by the character of its organi-
sation and democratic principles, which are continuously de-
veloping, housing co-operatives ensure the management of hous-
ing by the working people themselves.

At its initial stage the housing co-operative builds a dwell-
ing house. This period, as a rule, does not last long. At
the following stage the housing co-operative runs this house
and provides its maintenance for many decades. Thus, the ve-
ry duration and character of the housing co-operative's ac-

tivities show that consumer functions dominate in them.

In the first years of Soviet power, co-operative housing as
a means to improve the material and living conditions of the
Soviet people was one of the functions accomplished by the
consumer co-operative movement. The Centrosoyus Rules, a-
dopted on December 16, 1918, stated that satisfaction of
needs of the members for housing is one of the tasks of the
consumer co-operative movement.
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But as the tasks set before the consumer and housing co-ope-
rative: were not similar on the whole and did not coincide,

in 192
sumer ones to form an independent type of co-operative associ-

the housing co-operatives were separated from the con-

ations.

In the following decades the housing co-operatives of this

country were more than once reorganised in accordance with the
changes which took place in the development of socialist econ-
omy and Soviet law (in particular, in the laws of land-tenure,
construction and housing, laws of family and succession, etc.).

In the late fifties and early sixties the Council of Ministers
of the USSR adopted a number of Decisions on the development
of housing co-operatives, which outlined the most important
conditions for the organisation and activity of housing co-
operatives in the USSR and set tasks for them to fulfil.

Long-term credits on privileged terms, supply of building ma-

terials and equipment at state-fixed prices, projects-and de-

signs for building and assembly work done by state-run organ-

isations, along with a number of other privileges provided for
housing co-operatives, have created a solid basis for their

development.

The above-mentioned Acts resulted in a rapid growth of co-ope-
rative housing, covering nearly all of the country's urban and
rural areas. In 1964 the share of co-operativé housing in the
total volume of housing construction amounted to 6.9 % and in
1965 to- 9 %. This share grew still higher in the following

years.

In 1965 the Council of Ministers of the Union Republics ap-
proved new model rules of the housing co-operatives, which are
now in effect. The adoption of the new model rules was caused
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by the fact that in spite of the numerous revisions and amend-
ments of the previous model rules they left many legal ques-
tions unsolved and did not satisfy the demands of the citizens,
neither of those who wished to join housing co-operatives nor
of those who were already members of them.

The present model rules of housing co-operatives contain arti-
cles which have been developed and given a more precise defi-
nition alongside certain amendments which were due to the
rapid development of housing co-operatives. (In some cases
these changes have been enforced by a number of acts.)

Housing co-operatives are formed both on a territorial and
productive principle (within enterprises, establishments, of-
fices and state farms). Workers and employees of small enter-
prises, establishments, offices, as well as pensioners may be
associated in one housing co-operative.

A housing co-operative is a voluntary association of citizens.
Its purpose is to satisfy its members' need for housing by
building blocks of flats with money supplied by the members
and with the help of state loans. The maintenance and man-
agement of a finished house is also the responsibility of the

co-operative.

Housing co-operatives are not organised in a single system:
there are no territorial or other unions as is the case with
the consumer co-operatives. Every housing co-operative is
an independent body the activity of which is supervised by
the Executive Committee of the local Soviet of People's Dep-
uties.

Within a Union Republic the activity of housing co-operatives

is supervised by the Housing and Municipal Ministry.
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The organisation of a housing co-operative within an enter-
prise, establishment or some municipal department does not
mean, hzwever, that this co-operative ig attached to the
given body. A certain dependence of a housing co-operative
is displayed only at the stage when the members' applications
are considered by the local Executive Committee and a co-op-
erative is formed as a juridical person. Later on a housing
co-operative acquires the right of a self-governing organisa-
tion with its own rules, the co-operative's activity being
guided and supervised by the Executive Committee of the- local

Soviet of People's Deputies.

The co-operative may start building a house only after it has
supplied to the bank not less than 40 % of the total cost of
construction and obtained a state loan and a permission to

build.

Bodies of authority of the housing co-operative are the fol-
lowing: the general meeting of members, the meeting of re-

presentatives and the board.

The auditing commission is a control and supervisory body in

the housing co-operative.

The general meeting of co-operative members is the highest
democratic authority on the matters pertaining to the running

of the housing co~operative. It is convened at least twice
a year and decides all the important questions of the co-ope-

rative's life and activity.

The general meeting is considered valid and its decisions ac-
guire a juridical force only when not less than two-thirds of
the members are present at it and take part in the voting.

The attendance of not less than three-fourths of the member-

ship is required to decide guestions concerning the size of
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the shares and specialised funds, of the maintenance and
management payments, the order of the house's maintenance,
the expulsion of members, the reorganisation and dissolu-
tion of the co-operative. The decision of the meeting is
considered passed when not less than three-fourths of

those present voted for it.

Model rules of housing co-operatives make provisions for
extraordinary general meetings in cases when a decision on
urgent matters is required. Extraordinary meetings are
convened at the request of either one-third of the member-
ship (representatives), or at the request of the auditing
commission or the Executive Committee of the Soviet of Peo-
ple's Deputies. The extraordinary general meeting shall

be convened not later than 6 days after the request is sub-
mitted to the board.

The meeting of representatives (provided for in co-opera-

tives with a membership over 300), like the general meeting,

is the supreme authority of the co-operative.

The representatives are elected by the general meeting of
members domiciled in a house (or houses) for a term of two
years, the quota being one representative for every four

members,

The meeting of representatives has the right to decide all
the questions of co-operative life which are within the com-
petence of the general meeting of members.

At the same time such questions as adoption of rules, amend-
ments to them, the size of the shares, specialised funds,
maintenance and management payments, reorganisation or dis-
solution of the co-operative and some other important mat-
ters shall not be decided by the meeting of representatives,
but by the general meeting of co-operative members.

The board is the executive body of the co-operative. It
is elected by the general meeting of members for a term of
two years and consists of at least three members.
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The board is accountable to the general meeting and, the
same way as the whole co-operative, is supervised by the
Housing or Municipal body (department) by which its rules

were registered.

The board elects from amongst its members a chairman, vice-~-

chairman or several vice-chairmen.

The board decides on the allocation of the co-operative's
cash money and fulfils the functions provided for its com-

petence by the model rules.

The auditing commission is a body of internal co-operative
-control. It is elected by the general meeting of members
for a term of two years and consists of at least three mem-
bers. The chairman of the commission is elected at its or-

ganisational meeting.

Taking into consideration the special status of the auditing
commission the rules envisage that neither the board mémbers
and their near relatives, nor the co-operative's accountant
and cashier, nor the manager of the house and other persons
whose activities are controlled by the auditing commission
shall be elected as its members. No relatives,‘such as hus-
band and wife, brothers, sisters and so on shall be members
of both the board and the auditing commission.

The commission carries out auditing of the economic and fi-
nancial activity of the board and its committees at least

twice a year.

The auditing commission is independent of the board or of-
ficials and is accountable to the general meeting of members.

Permanently functioning public committees (such as building,
maintenance, greenery planting, cultural, children's, sani-~
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tary, fire-prevention) are set up by the board of the hous-
ing co-operative. Bigger co-operatives have in addition fi-
nancial, inventory, legal and other commissions.

The state renders the housing co-operatives its assistance
strictly observing the main principles of co-operative de-
mocracy which are secured by the law and model rules of
housing co-operatives.

The state authorities encourage the activity of housing co-
operatives, help them in the construction and maintenance of
their dwellings, control the observance of the socialist law,
etc. At the same time the housing co-operatives independent-
ly work out, discuss and approve their own economic and fi-
nancial plans, choose the types of houses and sites for con-
struction, elect at their general meeting the bodies of au-
thority, manage their own economy and deal with their funds.

The model rules of housing co-operatives state that the ac-
tivity of the housing co-operative is carried out under the
guidance and supervision of the Executive Committee of the
local Soviet of People's Deputies. The latter has the right
to cancel the decision of the board and general meeting if

it contradicts the laws and rules of the housing co-operative.

The state guidance of housing co-operatives is brought out
by the fact that co-operative housing construction is car-
ried out on the land that belongs to the state; secondly,
the state supplies the co-operatives with project documenta-
tion, ensures building and assembly work done by state orga-
nisations; and thirdly, housing co-operatives get from the
state new building materials, credits and so on. Thus,
state guidance is expressed primarily in rendering the hous-
ing co-operatives material and organisational assistance.
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UNITED KINGDOM

FORMATION AND SUMMARY OF DEVELOPMENT

In view of its success in other branches of co-operation and
the public interest in housing, including the pioneering of
garden cities, the United Kingdom has been slow in applying
co-operation to house-building and management. The reasons
for this slow development were identified in the Final Report
of the Working Party on Housing Co-operatives (Chairman:

Harold Campbell) as being

i. the lack of general knowledge about co-operatives;

ii. the inadegquate number of sponsoring bodies with suf-
ficient resources to propagate the ideas behind co-
operative housing and to promote actual schenmes;

iii. the lack of helpful legislation, particularly in

financial matters;

iv. the unusual strength of the local authority tradition
in this country and the scale of provision of munici-

pal housing.

A limited number of housing co-operatives have been in opera-
tion at least since the Housing Act 1936. These include groups
formed to let or sell houses to their members, groups of em-
ployees provided with housing by industrial firms and philan-
thropic bodies providing houses for special groups. To these
have been added self-build co-operatives and tenants co-opera-

tives.

In July 1979 there were 96 co-operative housing associations re-
gistered with the Housing Corporation with a further 100 or so
registered only with the Registry of Friendly Societies. Al-
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most all (185) of these were active groups. 41 co-operatives
were able to house in directly owned housing at least some of
their members. 6,200 dwellings were in co-operative ownership
- a growth of 21% over the previous year. Despite this growth,
co—operative activities remain concentrated in London, the West
.Midlands and the North-west, with small though significant ven-
tures elsewhere.

LEGISLATION

All co-operatives, in the strict sense, formed for any purpose
(distribution, agriculture, industrial production etc.) in the
United Kingdom, are registered under the Industrial and Provi-
dent Societies Act of 1893, consolidated in 1965. It provides
for incorporation and grants the powers usual to corporate bod-
ies. Liability is limited and individual shareholding restrict-
ed. It does not define co-operative structure very closely,

but as Rules and Amendments to Rules must be sanctioned by the
Registrar of Industrial and Provident Societies, unco-operative
provisions, such as plural voting or distribution of profits to
shareholders in proportion to shares, are unlikely to find ac-
ceptance. Co-operatives are audited by private chartered ac-
countants, but make an annual financial and general report to
the Registrar. Co-operatives, unless registered as housing as-—
sociations, receive no fiscal benefits and, until the Housing Act
of 1965, received no loan capital from the state. Local authori-
ties had power to acquire land on their behalf, to make loans or
grants and to guarantee loans or the interest on loans from oth-
er sources, but practical results were limited. The Act of

1965 made loans (hitherto only available to housing associations)
also accessible to housing co~operatives, provided they regis-
tered as housing associations, but the use of local government
funds was restricted by the reductions in local government spend-
ing, especially on housing, which became necessary in 1976-77.
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Since Apr%l 1974, the Department of the Environment has been
asking local authorities and housing associations to introduce
schemes of tenant participation on estates and to promote co-
operative housing within their housing strategies. The Housing
Rents and Subsidies Act 1975 provided the statutory authority
for government subsidies to local authorities and to housing
associations to be passed on to housing co-operatives when they

were sponsoring them.

The government has recognised and Parliament supports three

types of co-operative housing associations:

1. Management co-operative - an association of tenants who,
while not owning or leasing the estate in which they live,
nevertheless have collective responsibility for some or

all of the management functions.

2. Non-equity co-operative - a co-operative through which the
tenants collectively own or ledse the estate in which they
live but do not individually own any part of the eqﬁity
(i.e. the value) of the property.

3. Co—~ownership association - an equity-sharing co~operative,
i.e. the members collectively own or lease the estate in
which they live and each shares in any increase in the val-
ue of his particular dwelling, receiving payment for it on

leaving.

TYPE OF HOUSING

This is usually in the form of single family houses, either
detached or in terraces. Members may belong to a single indus-
try (there are several railwaymen's housing co-operatives), or
be united only by their housing needs. Some occupy their hous-
es as tenants; others have taken full possession on repayment
of all loans. Recently there has been increasing interest in
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co-operative housing for young, unattached people, including
students, who aim not only at a roof over their heads, but at
some form of communal life. Increasingly older properties are
being rehabilitated and tenants co-operatives starting up in

the inner cities.

METHODS OF BUILDING

Conventional building contractors carry out the bulk of the
building works, small local firms often being employed on the
small projects in inner cities.

In self-build co-operatives, members provide all the labour re-
quired. Some 400 have been formed since the Second World War
and have built about 7,000 houses. Some are preceded by a
savings group. Many of these dissolved as a legal association
on completing construction and repayment of loans though some
retain co-operative ownership and let accommodation to their
members. On formation of this type of co-operative, members
take up minimum shares of 520-25, and usually undertake to pay
a weekly subscription towards running expenses. They also
pledge themselves to a minimum number of hours' work in their
spare time (from 16-25 hours a week between spring and late au-
tumn is normal). Work is wvalued on a points system. The key
to success is held to be the inclusion among the members of
skilled men with a knowledge of different aspects of the build-
ing trade. Where this is possible, and the untrained are pre-
pared to learn, the quality of building may be as high as or high-
er than that of commercial firms. The inclusion of a lawyer and
an accountant in the membership is regarded as helpful. . Self-
build co-operatives tend to be small (from 10 to 80 members).
This is aminority movement since it calls for some capital, sta-
bility of employment and self discipline.

The approach to housing through workers' productive associations
was attémpted after the First World War when building workers,
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especially/in the North, formed co-operative building socie-
ties. They had trade union support but failed to raise suf-
ficient capital to initiate and execute large schemes and
carry them through to the point where they could claim the
first instalment of cash. A less ambitious but ultimately
more successful venture, after the Second World War, was the
East Midlands Housing Association. This began as a workers'
co-operative with support from the Co-operative Productive
Federation, from consumer co-operatives, local authorities and
the Co-operative Permanent Building Society. It began with
contracts for the rebuilding of cottages damaged by colliery
subsidence and went on to build new housing estates with dwell-
ings for sale, either to individual occupiers, or to local

housing associations controlled by tenants or employers.

FINANCIAL STRUCTURE

Following the provisions of the Housing Rents and Subsidies

Act 1975, a housing co-operative can in theory use the loan and
subsidy systems available to housing associations and local au-
thorities where large capital grants are paid towards the total
cost of the project upon completion. A housing co-operative

can also borrow privately and use subsidies available to pri-
vate individuals (e.g. option mortgage subsidy and improvement
grants). In summary, finance may be derived from three sources:-

i. The housing association loan and subsidy systems set

out in Part II of the Housing Act 1974.

ii. The local authority subsidy and rate support system as
set out in the Housing Acts generally.

iii. Private finance, i.e. building societies, insurance
companies etc. In particular the Co-operative Insur-
ance Society and the Nationwide (Co-operative Perma-

nent) Building Society.
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It was also hoped that, in addition to new groups wishing to
form co~operatives and érovide their own housing by new build-
ing or acquisition and modernisation of existing property, use
of the first two finance systems would encourage other co-ope-
ratives to develop by the transfer of responsibility and con-
trol from a conventional housing association or local authori-
ty to a co-operative formed by the tenants of an existing es-
tate.

NATIONAL ORGANISATION

The Housing Act of 1964 provided for the establishment of a
Housing Corporation to give advice on the formation of cost-
rent housing societies and co-ownership schemes, to assist in
finding land, preparing schemes and borrowing either from ex-
isting building (loan) societies or from a fund of 5100 million
(later raised to 5750 million) put at the disposal of the Cor-
poration by the Ministry of Housing. Loans are for periods of
40~-60 years, to be repaid in half-yearly instalments of prin-
cipal and interest combined. They were intended to cover up

to one-third of cost. Additional loans may be from building
societies, local authorities or banks. These provisions have
been replaced by the 1974 Act as amended by the Housing and Rent
Subsidies Act of 1975. A National Federation of Housing Socie-
ties (the majority not co-operatives) was formed and recognised
under the Housing Act of 1936. It is managed by a Council e-
lected by member societies. It is voluntary and non-govern-
mental in character. The Housing Corporation set up under the
Housing Act of 1961 is a public body handling public funds and
with a publicly appointed governing body. The two organisations
complement one another's work. They aim at the encouragement of
local, self-governing housing societies of various types which
they can advise and partially finance. They are not proposing
to build, supply building material nor offer technical services,
though the Housing Corporation may give architectural advice.
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Since the jpassing of the 1974 Housing Act, there has been con-
sistent political support for co-operatives, but less certain-
ty on how best to promote, service and control the movement.

In 1976, on the invitation of the Government, the Corporation
established the Co-operative Housing Agency - a specialist and
distinct group within the Housing Corporation which might ulti-
mately be hived off to become an independent body responsible
to co-operatives themselves, if and when the movement developed
sufficiently. 1In the meantime, the Secretary of State estab-
lished an Advisory Committee on Co-operatives to advise the
Housing Corporation Board. It was hoped that this arrangement
would combine the advantages of the Corporation's expérience
and. administrative strength with a first step towards co-opera-

tive independence. !

The Agency performed much important work. It was the source

of greatly needed advice and support; it ran courses and pro-
duced a useful range of promotional and educational literature,
including a valuable newsletter. But these successes wére a-
chieved against a background of problems caused by the incom—
patible functions which the Agency had been given; on the one
hand, it was a statutory agency charged with servicing co~op-~
eratives within the public system; on the other hand, it was an
agency expected to campaign for and represent co-operative in-
terests. For this reason, following an initiative by the Min~
ister of Housing and Construction, it was agreed in late 1978

to integrate the central policy and advisory work of the Agency
into the. Housing Corporation's Housing Policy Division. 1In
addition, more local support for co-operatives would be achieved
by devolving some of the local advisory work to the Corporation's
Regional Offices. These changes became effective on 1st April
1979.

RIGHTS AND DUTIES OF MEMBERS

1. Management Co-operatives: Since the co-operative is to be
a body that enters into an agreement with local authorities and
the Department of the Environment, it needs corporate status,
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which is best achieved by registering as an Industrial and
Provident Society. When registered the co-operative elects
its management committee which can formally enter into any le-
gal agreement. The types of responsibilities to be undertaken
by management can be narrow or broad in scope and are set out
accordingly:

(a) responsibility for upkeep of common areas, community
centre etc; responsibility for enforcement of tenancy
conditions which affect relations between members;

(b) responsibility for caretaking/warden service, for mi-
nor repairs and maintenance and for rent collection;

(c) responsibility for tenant allocations;

(d) responsibility for fixing tenancy conditions;
(e) responsibility for large scale maintenance work;
(f) responsibility for fixing rent levels;

(g) responsibility for the improvement and conversion of
dwellings and for the development and improvement of

amenities.

2. A non-equity co-operative is registered under the Industri-
al and Provident Societies Act. It is therefore a democratic
non-profit seeking organisation where each member has one vote
only at general and other meetings and inthe election of offi-
cers. No-one is an individual owner. A member's share usually
costs b1. The interest paid on shares is limited by statute.
There is no distribution of the equity (i.e. the increase in
value of the properties that may occur over a period of time
remains vested in the co-operative and does not accrue to the
benefit of the individual). The members of the housing co~op-
erative elect a committee of management from among themselves.
This committee is given the responsibility of administering the
association's affairs on behalf of all the members to whom it
is answerable, and it is empowered specifically to appoint and
instruct staff and/or consultants to help in its tasks.
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3. Co-ownhership: A co-ownership housing society is also a
co-operative association, the members of which collective-

ly own the dwellings in which they live. The management com-
mittee's responsibilities are as for non-equity co-operatives.
The entitlement a member has to a premium distinguishes a co-
ownership from a non-equity co-operative. A co-ownership hous-
ing society is usually set up by an approved sponsoring socie-
ty which undertakes all the pre-development and development
services required to see the scheme through to completion and
assists the members in taking control through an elected com-
mittee of management. Inflation has now made new co-ownership
schemes too expensive for most people. Nevertheless there
were more than 40,000 households in co-ownerships completed be-

fore new ones were priced out of the market.

In the autumn of 1974 a Working Party on Housing Co-operatives
was appointed by the Minister of Housing with the following

terms of reference:

i. How to encourage the formation of co-operatives which

involve corporate ownership

ii. How to bring about more tenant participation in man-

agement

iii. How to enable tenants to acquire a financial

stake in their homes

iv. How to tackle the current problems of co-ownership.

The Working Party issued its Report in 1975. It assessed the
merits of co-operative housing and its suitability, both to new
building schemes and to those already carried out by local au-
thorities, including the transfer of existing council housing

estates to co-operative ownership.

The conclusion is that it can be a valuable solution in both
circumstances, providing the tenants really desire it, and that
they are willing and able to receive advice and sponsorship
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from the local authorities and other institutions equipped to
provide it. Some action on these lines has already been taken
(e.g. in Leeds and in Camden) and public interest has certain-
ly strengthened in recent years. Large scale development may
have to await the relaxation of the present financial strin-

gency.

The co-operative housing movement in Britain has been most ac-
tive in the London area and in the North West, but development
remains confused and sporadic: "it is a confusion about roles,
purposes, and bewildering mesh of permissive and restrictive
financing conditions, compounded by a confusion of attitudes with-
in the voluntary housing movement", as well as among local au-
thorities. This was written about the policy of London bo-
roughs in relation to housing co-operatives, but it applies

to the movement for social housing in general and its relations
with public authorities. This has been reccgnised by the na-
tional organisation concerned, and there is a growing convic-
tion that a more stable and uniformrelationship with local au-
thorities, the Ministry of the Environment and the Housing Cor-
poration, and a firm decision of the niche in the housing world
which co-operatives can most successfully occupy, are the most

obvious needs of the future.

TECHNICAL AND EDUCATIONAL SERVICES FOR CO-OPERATIVES

These are provided either by housing associations or local au-
thorities who sponsor any new co-operative development or by a
federation of housing co-operatives and developing co-operatives
in what is termed a secondary co-operative which has a staff
paid for by the federation members to

i. assist the development of new housing co-operatives;

ii. provide housing management services for its existing

member co-operatives;
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iii. act as a local resource centre for information ex-
change, co-operative education and representation of
opinion in matters of common interest.

The secondary co-operative is wholly owned and controlled by
its member co-operatives. Good examples are now found in sev-
eral cities in Great Britain.

The National Federation has issued a handbook and a directory
as well as several other publications on co-operative housing.
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UNITED STATES OF AMERICA

FORMATION AND SUMMARY OF DEVELOPMENT

A few co-operative housing projects date from the 1920's.

Most of these were in New York, some sponsored by Scandinavian
groups. The most important were those initiated by the Amal-
gamated Clothing and other trade unions, which in 1926 formed
a limited company, the Amalgamated Housing Corporation, to
build co-operative dwellings. Nine-apartment blocks were com-
pleted in the next four years. A second organisation, Amalgam—
ated Dwellings, was set up in 1930 as part of a slum clearance
scheme. In 1951 the two organisations formed the United Hous-
ing Foundation, which by the end of the decade had 12 affili-

ated co-operatives.

At this stage housing co-operatives received little encourage-
ment from federal or state authorities, although a good deal of
assistance to housing in general was provided under the New
Deal. During the period immediately after the Second World War,
there was widespread interest in co-operative housing and two
new organisations were formed, the Middle Income Housing Corpo-
ration in New York City, covering a selective field, and the
more comprehensive and influential Foundation for Co-operative
Housing sponsored by individuals in the Co-operative League,
the A.F.L.-C.I.0., and the Housing Movement. In 1960 the Co-
operative League of the U.S.A. brought the existing federal or-
ganisations together in a National Association of Housing Co-

operatives.

LEGISLATION

The first federal legislation relating specifically to co-ope-
rative housing was passed in 1950 in the form of Section 213
of the Housing Act, under the influence of a report of the
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Banking ahd Currency Sub-Committee on European Housing Devel-
opment. @he Housing Act of 1961, which facilitated loans for
the provision of housing for moderate income and displaced
families followed. The procedure is that mortgages insured by
the Federal Housing Administration are purchased by the Federal
National Mortgage Association (FNMA). These mortgages then
serve as a basis for the sale of "participations" in the open
market by FNMA. The federal government pays the difference in
interest rates. The effect of these measures was a steady in-
crease in co-operative housing. By 1971, the Federal Housing
Administration had insured over $2,181 million in mortgages on

more than 154,000 dwellings.

Nd federal law provides for the incorporation of housing co-
operatives. In 21 states they can be incorporated under laws
designed for consumer co-operatives, and in others they may be
registered as non-profit or "limited dividend" associations.
There is no general tax exemption though some abatement is al-
lowed in New York and a few other states. The National Hous-
ing Act of 1934 provided for federal insurance of loans from
private agencies for housing purposes. Section 213 of 1950
provides for various types of co~operative housing, including
the "sales" type, for eventual ownership by the members, and

the "management" type, in which dwellings remain the property
of the co-operative and are jointly managed by the members.
Either type can get an insured loan under Section 213 for a
period of 40 years up to 97% of the value of the property. The
Housing Act of 1961 raised the limitation of loans for certain
types 6f housing to 100% of estimated replacement value, at be-
low market interest rates.

TYPE oF HOUSING

In New York and some other municipalities, sites, often secured
by slum clearance, are made available by city authorities. The
United Housing Foundation (New York) owns and controls Communi-
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ty Services, Inc. which provides member co-operatives with a
management service and acts as a general contractor for build-
ing sponsored by the Foundation. It has been responsible for
slum clearance and redevelopment carried out by four co-opera-
tives, which have between them put up twelve blocks of flats
containing 4,443 dwellings. They are known collectively as

. the Co-operative Village and include a number of community
services such as branch libraries, nursery schools, a teenage
canteen, a centre for the elderly, facilities for music, art,
theatre, crafts and hobbies, credit unions and co-operative
supermarkets. The Co-operative Village claims never to have
had a case of juvenile delinquency, and a minimum of fires.
Collective contracts may be made for the supply of water, elec-
tricity and gas, sometimes for basic foodstuffs. In recent
years a number of consumer co~operative supermarkets have been
organised in the large new housing co-operatives built by the
United Housing Federation in New York City. The average size
of flats is two bedrooms, equivalent to 4 1/2 rooms including
-bath.

Outside New York some housing co-operatives have been formed

by industrial workers and some by administrative workers, in-
tellectuals or artists anxious to escape from the city and

live in a neighbourhood of like-minded people. Projects often
include a substantial element of self-build, though this has
sometimes involved conflict with trade unions. The U.S.A.
seems to be the only country in which this situation has arisen.
The standard of accommodation in single family houses is rela-
tively high, though in some cases this is achieved by instal-~
ments. Some schemes maintain joint ownership, others transfer
houses to the occupying member. In some, the co-operative as-
pects of the undertaking are limited to the acquisition of
land, the layout of the site and the maintenance of communal
amenities. Some include co-operative medical and dental ser-
vices or an element of smallholdings. Some have been sponsored
by trade unions, private employers or the credit unions which
have provided the capital.



- 322 -

A special form of housing association is the campus co-opera-
tive, of which there are some 300 in more than 100 colleges
and universities. Membership is estimated at between 12,000
and 15,000. They have set up the North American Students' Co-
operative League, which includes four Canadian members.

FINANCIAL STRUCTURE

Up until 1950, housing co-operatives raised all their own cap-
ital. They expected members to pay an entrance fee and invest
an "earnest payment" of $200-500 per room, or about 10% of to-
tal cost. Loans for the construction period were obtained from
trade unions, credit unions and in one case from a newspaper
with trade union sympathies. The completed building was then
mortgaged up to two-thirds of the cost of the project. 1In

some cases members were expected to borrow individually from
credit unions. In others, a revolving fund was built up which
made possible the construction of the first house. On comple-
. tion, this was mortgaged to build the second, and so on. Some-
times members contributed sites or labour. A few strong hous-
ing associations sold preferred stock or mortgage bond certifi-
cates to the public. Since 1950, borrowing has been greatly
facilitated by federal loan insurance, up to 90% of the value.
of the property, for forty years. Loans could be obtained at

4 3/4 - 5 1/2 %. The Housing Act of 1961 provided for direct
government loans at the same rate as government borrowing.
These mortgages were purchased by the Federal National Mortgage
Association. Some projects were insured up to 97% and in the
case of families with limited income, 100% of the value. This
reduced down payments to cover closing and other costs to
$150-200 per dwelling. By 1967 out of the 160,000 co-operative
housing units in the United States, 35,000 were conventionally
financed from insurance companies, trade unions and pension
funds, while 115,000 for middle income and 13,500 for limited
income families were financed under the Federal Housing Admin-

istration insurance programme.
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In 1973 a moratorium was called eliminating federal government
assistance for co-operative housing production. Meanwhile, in-
terest rates on loans have been going up, and the current rate

in 1979 is approximately 10%.

The estimated number of co-operative housing units (townhouses
or apartments) in May 1978 was 523,000, of which 185,000 have
mortgage insurance from the federal government, 113,000 are
conversions of existing rental property to co-operative owner-
ship, and 225,000 are with mortgages which come from banks,
savings and loan associations, insurance companies or other

sources without mortgage insurance.

METHODS OF BUILDING

The United Housing Foundation of New York and Co-operative
Services of Detroit act as their own general contractors on
any project they undertake. This includes co-operative pur-
chase of materials. Other co-operatives use private contrac-
tors or supplying firms. Mid-Western housing co-operatives

are exploring the possibility of joint action.

RIGHTS AND DUTIES OF MEMBERS

The Federal Housing Administration provides model forms cov-
ering legal transactions, including agreements with members,
management and third parties. It regulates the eligibility,
entry and transfer of members and provides for periodical re-
ports. It offers members a substantial advantage, since their
share of real estate tax and mortgage interest may be deducted
from taxable income, as in the case of the owner of an indi-
vidual family house. Co-operative borrowings under the Hous-~
ing Act of 1961 are subject to certain controls, and there is
a limit on the income of members entering, though "as presgent-
ly contemplated, there will not be a re-examination of income

for continued occupancy."
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Model Rulels issued by the Department of Labour before the pass-
ing of Section 213 provide that all members must be residents
(i.e. tenants). They must subscribe shares related to the

cost of their future dwellings. If a member wishes to leave,
shares must first be offered to the Association. They may be
repaid or transferred at the discretion of the Board of Direc-
tors. Provision is made for compulsory repurchase by the As-
sociation or repurchase may be refused. Dwellings may not be
sublet without the permission of the Committee. Interest on
shares is limited. Provision is made for the formation of a
general reserve, a patronage fund and an educational fund.
Reserves are indivisible on the winding up of the Association,
whén disposal of assets is determined by the Federal Housing
Administration or the agency insuring the mortgage. Directors
are elected at the annual general meeting, at which each mem-~
ber has one vote. A two-thirds majority is needed for a change

of rules or dissolution.

In their early years, the New York housing associations laid
down certain additional principles, which are of interest al-
though they are no longer a full reflection of modern co-ope-

rative policy:

(a) Open membership without restrictions of race, creed or
colour.

(b) No speculation in the sale of members'shares.

(c) HMembership to be drawn from a number of industries; not
more than 10% from any one trade union (to guard against
the economic consequences of strikes).

(d) Flexible admission and withdrawal of members.

(e) Joint ownership of the co-operative but no individual

ownership of dwellings.

(f) short term leases.
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(g) No interest on share capital but refunds on carrying
charges paid by members.

(h) Abstention of sponsoring trade unions from direct inter-
vention in the affairs of the association.

(i) Membership education to begin before dwellings are allo-
cated. Each association to be directed by a board and a

house committee.

A housing co-operative is usually responsible for all structur-
al repairs, plumbing, heating and similar services. Members
carry out minor interior repairs with the consent of the co-

operative.

Monthly repayments usually cover interest and amortisation of
loan, administration, heating, repairs, janitor service, main-
tenance of playgrounds and other property but not usually in-
terior decorating. In house purchasing co-operatives, only
interest and amortisation are covered. Payment is not related
to members' income except in so far as direct federal loans
impose an upper limit on the income of those admitted. Pro-
vision for members leaving the co-operative is not uniform.

In New York City they only receive their original share in-
vestment. Elsewhere other factors, including depreciation,
are taken into account. In 1975 the New York City housing co-
operatives became involved in a dispute with the State Housing
Finance Agency resulting in a rent strike in which 80% of ten-
ant members participated. The outcome was the withholding of
$22,000,000 needed to meet the service on a 45 year mortgage
loan from the state and New York City of £290,000,000 (out of
a total loan capital of $422,000,000). Rents also covered
heating and maintenance costs, and it was the increase in
these costs which members contended should be absorbed by the
State. The dispute went before the Supreme Court which grant-
ed the Agency power to foreclose. The project of Co~operative
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City went/into bankruptcy but was not foreclosed beéause this
concerns the housing arrangement for thousands of families.

So Co-operative City is still in existence, with management
provided by a locally elected board. Further developments
will have to be awaited; they will be of interest to countries
with similar types of housing where similar problems may arise.

NaTronaL Housine ORGANISATIONS

The central federation of housing co-operatives in the United
States is the National Association of Housing Co-opefatives
formed in 1960, which is mainly advisory in character. It
has 7 or 8 regional co-operative organisations among its mem-
bers. Among organisations acting on behalf of regional groups
of housing co-operatives are the United Housing Foundation
(fofmed in 1936) and Co-operative Services Inc. {(Michigan),
which provides management services for member co-operatives
and acts as general contractor for building sponsored’by cen-
tral organisations. They are particularly interested in hous-
ing for the elderly. The Foundation for Co-operative Housing
also has a co-operative programme of housing for the elderly,
in addition to a management service for existing property.
The North American Students' Co-operative League has already
been mentioned; it provides campus housing for its members.

The United States housing co-operatives have been active in re-
cent years in promoting co-operative housing mostly through
F.C.H., in overseas countries, especially in Latin America,
the Carribean and parts of Africa and Asia, chiefly through
propaganda, advice and technical assistance. A.I.D. funds have

been made available to them for this purpose.
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VENEZUELA

It is reported that five housing co-operatives were formed
about 1958, with the object of reconstructing 4,000 dwell-
ings. This project was related to a national programme of
rural houses. Places are selected with a population between
500 and 2,500, and a self-help project initiated, aided by
interest-free government loans. After the houses are built,
a society of the Friends of Housing is established, to which
social workers and anthropologists are attached. Recent re-
ports of this scheme do not seem to have been published.
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YUGOSLAVIA

Housing co-operatives have existed in Yugoslavia since 1870
and have developed according to social conditions and the needs

of the people.

Housing policy is uniform throughout the country. Most housing
is constructed by enterprises, and the apartments built by
these enterprised are collective property for which tenants pay

rent.

In addition, considerable housing is constructed by individual
citizens. Housing construction by co-operatives, on the other
hand, has been less significant so far than the other two forms
of construction. Social life in communities, as the basic
cells of society, is organised for all citizens alike, includ-
ing the members of housing co-operatives. Co-operative activi-
ties are only a part of all efforts at this level to perform
such functions as meeting social needs and looking aftér the

maintenance of facilities.

Housing co-operatives in Yugoslavia are set up according to. the
free will of the citizens and not by any order of the authori-
ties. When the wish and interest for establishing a housing co-
operative have been expressed, an agreement has to be signed by
at least 30 people and a statute drafted. On this basis a
housing. co-operative can start its work. In Yugoslavia there
are model statutes for housing co-operatives which have been de-
veloped by the Republic and the provinces and which regulate the
activities of housing co-operatives. These statutes make it
possible to organise co-operatives but are not binding; the
contents of the individual statute as it is actually drawn up
depend upon the will and the needs of the people.
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There is a uniform credit system for the construction of hous-
ing. Credits are given for a period of 20 to 30 years, at 3%
interest and with the obligation of the borrower to contribute
20% to 30% of the capital. Housing co-operatives erect diffe-
rent types of buildings, for the most part multi-family apart-
ment buildings, but in small localities single-family houses
and smaller apartment buildings. Charactefistics of housing
co-operatives in Yugoslavia are that they build apartments for
their members only and that the apartments are the personal
properties of the members. The activity of these co-operatives
is a continuing process and includes the maintenance of co-ope-
rative buildings after the completion of construction.

The growth of housing co-operatives has been increasingly pro-
moted by social measures and especially by policies on credit,
land for construction, and income tax, so that during recent
years the membership of these co-operatives has grown accord-
ingly. Today all housing co-operatives have a membership of
between 1,000 and 15,000 persons, depending upon the area in
which the co-operatives are located. At present there are 86
housing co-operatives, with about 90,000 members.



