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I N T R O D U C T I O N

It is a well known fact that building administration and ownership of 
houses on a co-operative basis Is more common in Europe than in other 
parts oX the world. The percentage however of co-operative housing in 
its different forms as compared with other types of housing varies con
siderably within the European states. Co-operative housing is one solu
tion to the housing problem which, although historically not very old, 
has come to stay. Historical and sociological as well as economic and 
political factors have played a role in its development, and it is of 
some importance to study them for their contribution to the present di
rection of co-operative housing - which provides one of the most high
ly satisfactory solutions to the worldwide problem of providing suitable 
housing for Increasing populations.

With the advent of the Industrial Revolution, which occurred at diffe
rent times in different parts of Europe, millions of people had to be 
provided with housing in new neighbourhoods around the industries and 
in the growing towns and cities. This caused abnormal social problems 
which existing resources could not Hieet. Society made no attempts at 
first to cope with this problem, nor could individuals on the whole 
foresee that c<»Bmon effort would be Imperative. Some employers built 
houses for their own hands but not on a sufficient total scale.

Earlier human tendencies however asserted themselves gradually through 
the baulk of economic doctrine. Co-operation found expression alongside 
individualism in the course of time. The first steps to solve caaaon 
housing problems on a co-operative basis in modem industrial and eco
nomic conditions were taken at the end of the eighteenth century by the 
British building societies, at first on a very modest scale.

The British societies introduced a scheme based on the slapla''prlnclple 
that their members save,and that with the funds thus made available they 
should finance their own housebuilding. Their actual building activities 
however ceased after some decades, the societies themselves gradually 
becoming credit institutes. Co-operative ideas based on Rochdale prin
ciples came to be applied also to housing. The aggravation of social con
ditions in countries underg^oing the Industrial Revolution gave fillip to
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progressive Ideas, politically as well as socially. Politically, It 
meant more attention was given to housing as a problem: socially, phil
anthropic associations were founded to remedy the most pitiable of hou
sing conditions. While for instance In Britain during the middle of the 
last fcentury Interest was focused upon a government report recommending 
legislation to provide proper housing, with responsibilities for its pro
vision devolved upon local authorities, developments on the continent 
took the direction of a more "upward" co-operative approach.

Housing co-operation proper is thus traceable to over a century ago, 
mainly in Prussia and Denmark, where the last decades of the nineteenth 
century saw a fairly rapid increase in the fotmdlng of co-operative hou
sing societies. These were however generally founded for the execution 
of specific housing projects. These once completed, their tasks were over: 
they had no plans such as would have required among other things finance 
and broader organisation for continuing in production. Many of them, fi
nancially weak, went bankrupt and were converted into other forms of en
terprise such as limited liability companies. Many, quite simply, wound 
up. As such difficulties arose housing societies of types other than co
operative became more common. In the light of experience of this kind, 
galne,d in time. Ideas also were advanced aiming at an organisation of 
housing co-operatives on a larger, mutually co-operative scale.

Thus by the turn of the century housing co-operatives had been Introduc^ 
into practically all Western and Central European countries. Still however 
they were responsible for only a very small proportion of the total of 
new housing, although by now as forerunners of Improved housing standards 
they already occupied an Important position as a challenge to private spe
culation dominating the housing market.

That the period between 1900 and the first World War did not mark such
very great progress was due generally to the fact that sufficient mate-/
rial means for private development were difficult to find. There was ne
ver sufficient organisational structure to promote developments. At cer
tain times also during this period housebuilding appealed to satisfy imme
diate needs reasonally well.
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Co-operatlves founded up to the outbreak of the First World War concer
ned themselves mainly with the housing of mlddle-l,ncome groups, repre
senting craftsmen, lower-grade employees In civil and public service 
and skilled labour. However as time went on the basis of recruitment 
was broadened to Include lower-income groups. The period between about 
1900 and 1914 saw also the recognition of co-operatlves as a proper form 
of enterprise In the housing market, and failures within the co-operative 
housing movement occurred more and more 'seldom. The First World War brought 
house-bulldlng practically to a standstill In all European countries. At 
the same time It Increased migration Into urban areas from the country
side. niese factors, combined with the devastation caused by the war, 
made the housing shortage at the end of the war one of the biggest social 
problems facing the governments of both victorious and conquered nations. 
Moreover, during th* war, all governments had promised that social condi
tions would be considerably Improved. During the years after the war the 
housing shortage, reflected Into the bargain with steep Increases in rents, 
became oppressive. Everywhere labour organisations demanded the freezing 
of rents and rent control was intiroduced in almost all ex-belligerent 
countries. The housing situation had deteriorated to such an extent that 
decisive action became Imperative to improve conditions. It was at this 
time that the co-operatlves proved themselves really able to offer a solu
tion to this most grievous problem. Co-operatives now gained increasing 
moral support from socially advanced quarters - as well as their needed 
financial assistance through Improved credit facilities. The co-opera
tlves found at< the same time new forms of organisation, such as would en
able them to engage in continued activity. Closer collaboration between 
natl|onal and municipal governments in several countries was also estab
lished. The twenties saw consequently a rapid development of both co-ope
rative housing and of municipal housing societies also based on the non
profit principle. To the latter however was allotted the task^of provi
ding housing for the lowest-lncome groups.

\

The effect of the co-operatives on housing standards in general was de
cisive. As free enterprises they succeeded in acting as pioneers. They 
introduced new conceptions of town planning, improved Interior standards 
in houses and installed collective facilities into their houses such as 
laundries and modem labour saving devices. Further, they under-took pro
jects where full use was made of new housing Ideas in urban areas. Dlffl-
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cultles however during the economic crisis of the 'thirties had reper
cussions on co-operative housing in Europe as well as in the United 
States, which the aoveaent had by now already reached.

The crisis led to a general slowdown in housing construction and the 
co-operative housing aovenent found difficulties in getting new men- 
bershlp to supply its financing. Several countries yielded to dicta
torships which claMped down on the development of free co-operative ac
tivities. In some countries co-operatives were completely suppressed and 
their properties were confiscated. In others howj^ver co-operative hou
sing Itself in collaboration with labour market authorities appeared as 
a suitable means of buffering unemployment: Dsnmaiic in particular pro
vided a good example of how co-operative house-building could be app
lied to the mitigation of unemployment.

The decades between the wars, despite prevailing difficulties, provi
ded many co-operatives with a period for the building up of their own 
organisations. This was a period also notably of the general acceptance 
of co-operative Innovations, The co-operatives in fact returned to their 
original tasks as pioneers of new ideas and trends, with the advantage 
of added experience useful to more modem times.

The Second World War brought unprecedented destruction, leaving millions 
homeless. Governments and municipal authorities were forced to introduce 
far-reaching housing programmes. Building during the war itself had been 
practically at a standstill and now the accessory industries were quite 
unable to provide sufficient materials. Even raw materials wer«l' in short 
supply, and extensive rationing systems had to be applied for many years 
after the war. Where the co-operatives were left untouched, t^ ^  were f 
given a considerable part in national building programmes partly bec^se 
of their experience. They were accepted as useful and capable Instltu-. 
tions for undertaking the projecting, the programming and the execution 
of housing schemas..KThe extraordinary conditions pertaining in practically 
all cotmtries made it necessary for governments and local authorities to 
make us^also of other already existing non-profit making organisations 
of different kinds. Uany such organisations proved themselves quite ade
quate to their task, and this led to close collaboration between co-opera
tives and other non-profit housing undertakings. Development since the
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war includes a very marked Increase In co-operative housing, especially in 
the European countries. This applies to the number oi housing units built 
as well as to their share in total production in the respective countries.

Hie resulting present Increase in co-operative housing is certainly to 
some extent due to Improved Xinancing methods, in the sense that now prac
tically anybody can, through the co-operative system, take a part in the 
financing of ventures appropriate to his own needs. There is no doubt that 
the co-operatives have proved themselves efficient providers of housing. 
They now enjoy a recognition, which they certainly deserve, from practi
cally all quarters. This fact is confirmed by the interest they now arouse 
in countries contemplating measures to solve severe housing shortages.

Co-operative housing is now common in Western Surope and has also gained 
a footing in the United States and in a number of other countries, but it 
is more developed in Europe than in any other part of the world. It has in 
fact its birth in Europe where social and economic conditions have been in 
many ways favourable to its development but there should be nothing to pre
vent the co-operative form of enterprise in housing being adopted in any 
country. On the contrary, co-operative housing societies ought to be a 
means of obtaining good results wherever housing conditions can be con
sidered poor. In countries where conditions are such and where existing 
forms of enterprise have proved themselves Inadequate, government, local 
and other authorities ought certainly to make it possible for housing co
operatives to tackle the problem. Many foiM of co-operative suggest them
selves. The self-aid society, where part of the capital can be raised in 
the form of participation In the building work itself by the members, may 
be one. Savings funds and producers and manufacturing co-operatives suggest 
another. Nor should frontiers prove any barrier. There could also be more 
co-operation between various forms of co-operative on the international 
scale.

The experience of the co-operative housing movement historically is at 
the disposal of co-operatives in all countries where the movement has not 
yet properly established itself. It Is In the nature of the co-operative 
movement that it seeks to spread and to offer its support wheresoever at
tempts are being made to tackle housing problems on natural non-profit- 
lines, in any part of the world.
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C O - O P E R A T I V E  H O U S I N G  I N  A U S T R I A

The activities within "The Osterreichischer Verband gemelnntltziger 
Bau- und Siedlungsvereinigungen".

Co-operative housing dates far back in Austria and already the enactment 
of the Law of Co-operative Societies of 1873 made co-operative housing 
possible in principle. Measures to remedy the housing situation for fa- 

• mllles with limited Incomes were taken at quite an early stage. Thus, 
at the end of t ,e last century tax reductions were granted for low-cost 
housing built for workers by building societies. In 1908 a special fund 
for social welfare housing was first established which granted interest- 
free loans and pegged the ajnortisation to 3i% a year. Two years later the 
support of building small dwelling units was broadened to comprise loans 
up to 90% of the cost of building. The same year a necessary complement 
to the Law on Co-operative Societies was enacted and this enactment was 
continuously revised until 1925.

This enactment includes provisions that the co-operatives in housing 
should be of a "Public Utility" character. It was thus required that 
the statutes of the housing co-operatives should include a limitation 
of the dividends payable to the members at maximum 5"o on the shares 
and that in the case of liquidation or dlssolvatlon of the co-operative 
members would only be entitled to claim the equivalent paid in shares 
any possible surplus being devoted to public utility purposes connected 
with housing. These housing co-operatives, aimed to provide healthy hou
ses at reasonable cost for the broader masses of the population unable 
to pay high rents, became an instrument to remedy the Increasing housing 
shortage in the towns and built-up areas. The activities of the co-ope- 
ratives thus became of interest to the Government and local authorities 
who soon realised that they had to support and promote such important 
efforts. Ifi this way a series of Important provisions regulating the 
activities within the field of non-profit making housing were brought 
about. It soon became usual to defink those building co-operatives which 
were established to provide housing for the broad masses of the popula
tion at reasonable rents as co-operatives and housing societies of public 
utility.

In accordance with their aims the co-operative building and housing socie
ties of public utility and common interest are granted far-reaching tax

k.
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reductions. Further they are exempted from nearly all taxes exccpt 
the purchase tax and land tax. According to an Act of the Federal 
Government the provincial governments may grant exemption from tax 
for new buildings for a longer period (usually 20 years). Important 
regulations for co-operative building societies of public utility can 
be found in the Law Relating to the Public Uitility of Dwellings of 
the year 1940, which had been introduced in Austria during the German 
Occupation and is because of its pure economic character still in force 
today.

The essential regulations of the Law are as follows:

The building societies of public utility have to concern themselves 
by statute and in fact with the construction of small dwellings in 
their own name. At the same time they may supervise the building of 
small dwellings for public utility. Dwellings are considered to be 
"small", if their habitable area is limited to 100 sq.m; in single
family houses it is limited to 120 sq.m. Chabitable area"is considered 
to be the whole basic surface of the dwelling.) The Law Relating to 
the Public Utility of Dwellings then contains regulations which guaran
tee the independence from influence of the building and construction 
industry, (§ 4 of the Law). Furthermore it is not allowed to limit the 
number of the members or to limit the membership Just to a certain group 
of the population.

Further provision is included as to which transactions may be carried 
out by a Housing Society of public utility and which are not allowed.
A special regulation is, that, the above mentioned housing societies 
are allowed to act as building contractors but that the erection of the 
buildings has to be done by members of the building trade.

The co-operative building societies may accomplish all transactions 
serving the realisation of their aims in providing dwellings for their 
members. This includes the technical and economic preparation of the 
buildings, negotiations and concluding of agreements with contractors, 
supervision of the byilding work and control of the costs involved.
The building societies are also allowed to carry out the erection of 
small dwellings on behalf of other organisations with the same aim.
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Contracts for such work are called "trustee contracts" and are the usual 
way in which building is carried out for estates where the society will not 
be the proprietor. Naturally they may also handle the administration, lea
sing and maintenance of shops and of collective equipment such as heating 
and hot-water plant and equipment for reading-rooms, kindergartens, central 
laundries etc,, which serve the housing-estates and their inhabitants. 
Further, they are allowed to make all transactions for the acquisition of 
land and the financing of new projects. This primarily comprises purchase, 
sale, the arranging of mortgages, intermediate credits and building loans, 
the collecting of shares and deposits from the members and the investment 
of available money with banks. The society may also purchase the building 
materials needed for building and maintenance of the apartments. Other tra
ding by societies of public utility is, however, prohibited by law and can 
only be undertaken when exceptional permission is granted by the provincial 
authorities. Resale of the building is subject to certain conditions such 
as guarantees against unjustified prices Increase*within 20 years. The 
letting of dwellings is only granted at prices which meet the costs of 
the buildings'management, repairs and administration together with the 
building up of necessary funds.

In contrast to private enterprises, building societies are not allowed 
aim for profits and when a society is dissolved the members receive back 
the same amount as they contributed whilst any remaining profit Is to be 
used for purposes of public utility.

Recognition and control

Each housing society of public utility has to be recognized as being of 
public benefit by the Board of Recognition and has to be registered ex
clusively by means of a decree issued by that body. In Austria, the pro
vincial governments act as boards of registration and recognition. It is 
impossible for the housing society already recognlied to renounce the 
recognition alone. The recognition can only be withdrawn by the above 
mentioned authority if the statute or the effective management of the 
society does not submit itself to the current control by the examination.
Each housing s,(fcj.ety ot,~public utility has to Join the recognized exa- t - ,
minatiqn board,. In Austria it is the Austrian Association of Building, 
Housing and Houslng-Estate Societies of Public Utility, which is the 
examination board recognized by the competent authorities, the Federal
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Ministry of Social Affairs and Federal Ministry of Internal Affairs. 
Housing societies of public utility, which are co-operative societies, 
have to be examined by the Board every second year, whilst other non
co-operative societies have to be examined every year. The examination 
contains the balance-sheet and the book-keeping and the report of acti
vity as far as it concerns the balance-sheet. Furthermore, the exami
nation has to include the observance of the regulations concerning the 
Law Relating to Public Utility.

Federal Fund for Housing Development

The Housing Social Welfare Fund enacted in 1910, was transformed by laws 
in the years 1919 and 1921 Into the "Bundes-Wohn- und Sledlungsfond" 
(Federal Fund for Housing Development). At the same time all the federal 
provinces of Austria created special funds for housing development which 
similarly grant building loans on advantageous conditions for the buil
ding of small dwelling houses.

The Law concerning the BWSF or Federal Fund of Housing Development has 
not been suspended, even during the period of the German occupation.
But during that time it was of little Importance, because housing then 
was financed according to other points of view, primarily by granting
free public loans with an annual redemption of 1%. After the re-estab-
llshment of the Republic of Austria in 1945 the "Bundes-Wohn- und Sled- 
lungsfonds" became very important again and today it is the main finan
cing source of the co-operative building societies. The law relating to 
the "Bundes-Wohn- und Siedlungsfonds" contains also the strict prlnclpl* 
of re-lmbursement of expenses, which has to be observed by the building 
societies of public utility when building and planning new housing.

The fund will grant assistance only to public corporations and building 
societies in form of direct loans and by assuming guarantee for the 
society for payment of Interest to the holders of first and second mort
gages. These two types of grant may be given separately or together.
The loans of the Fund are to be paid with 1% Interest and 1% repayment.
The loans should not exceed 60% of the building cost and must not amount 
to more than 66.000:- Austrian Schillings for each unit.



- 10 -

The assistance is only granted for buildings with small flats where at 
least 2/3 of the habitable surface Is used for bousing or serves the 
occupiers. Dwellings are considered to be "small" if their habitable 
surface does not exceed 60 sq.m.

The habitable surface has to include all quarters of the flat Including 
kitchen. The dwellings have to be structually separated and modestly 
equipped.

The applicant for fund assistance or the building society, has to raise 
at least 10% of the total cost, exclusive the cost of the site, in the 
form of cash. Further he has to arrange the rest of the financing. The 
covering costs not met by the Fund and by his ovm moaey has to be bor
rowed in the form of top mortgages, loans from employers and loans from 
the provincial funds.

If small dwellings are to be erected with assistance of the funds the 
local councils are asked to render assistance to building societies cor
responding to their financial capacity. This means primarily the placing 
of real estates at the housing society's disposal (free of charge, at 
reduced prices or by lease), the development of the land for building 
and reduction of the fees for the documents. Building may not start un
til a written consent of the fund administration is given.

When applying for grants of the Fund the society has to enclose real
estate records, land property lists, preliminary estimates of costs, 
building consents, a financing scheme and a rent calculation showing 
the different amounts of the rent, which will have to be paid by the 
tenants.

The assets of the "Bundes-Wohn- und Siedlungsfonds" are collected by 
the housing promotion dues and by budgetary allotments enacted in 1951.

The dues amount to 1% of that part of the salary, which forms the basis
for the social Insurance and the costs are shared by employer and the
employee.

In 1954 a certain number of laws concerning the promotion of housing 
were enacted. Thus the granl̂ s may not be given for small and medium 
dwellings, whose habitable surface exceeds 130 sq.m, A quarter of the
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resources of the funds should be devoted to rehousing of families living 
in barrack-dwellings. The second quater Is allocated to the local coun
cils, the third quarter Is destined for housing societies of public 
utility and the last quarter to private persons in owner-occui)ied multi- 
flat buildings.

During the German Occupation a structual change of the building socie
ties took place so that beside co-operative building societies of pub
lic utility, which had been the main holder of the building of public 
utility till now, housing companies were formed on a non-profit basis. 
These newly established societies had been provided with plenty.of public 
funds and had to build for certain groups of the population as employees 
of the German Railways, the Postal Administration and employees of larger 
Industrial and other important companies.

These housing societies are also affiliated to the "Osterreichischer 
Verband gemeinniltzlger Bau-, Wohnungs- und Siedlungsvereinigungen" which 
acts as their Examination Board.

In 1945 there were 161 building societies of public utility which had 
affiliated to the "Osterreichischer Verband gemeinntltziger Bau- und 
Siedlungsvereinigungen',' the membership now after the Occupation, having 
become quite volontary. At the end of the year 1958 the number of the 
member societies amounted to 340. These are divided into 232 co-opera
tive societies, 102 limited liability companies, 5 joint-stock companies 
and one association.

At the end of 1958 was administered
Dwellings Percentage

by co-operative societies 48.981 37,3
by llmited-liabillty companies 63.431 48,4
by Joint-stock companies 18.621 14,3
by association 47 -,-

131.080 100,-
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Duilding capacity of the building societies of public utility during 
the last years;

Dwellings

in the year 1952 3.250
1953 4.439
1954 5.290
1955 8.179
1956 7.619
1957 11.517
1958 10.292

In 1945 the total stock of housing of the members affiliated in Austria 
amounted to about 60.000 dwellings. Thus up to December 31, 1958, about
71.000 dwellings had been built.

The figures mentioned above do not contain the single-family houses, es
tablished by the housing societies, which have been transferred to the
ownership of the occupants. The number of single-family houses may be
estimated at about 25.000 or 30.000.

During the last years a considerable increase in the number and also 
in the percentage of the total construction of housing has fallen on 
the co-operatives. Thus the number of co-operative flats has gone up 
from round 16.000 in 1945 to 50,000 in 1950 whilst for the other type 
of occupancy represented within the National Federation it has only ri
sen from 43.000 to 82.000 during the same period. The number of members 
of the housing co-operatives affiliated to the Federation has increased 
from 29.000 at the end of the war to 70.000 at the end of 1958.
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C E N T R A L  C O - O P E R A T I V E  H O U S I N G  

C Z E C H O S L O V A K I A

In the Czech lands, as in other European countries, the expansion of 
industry in the middle of the last century brought a rapid growth of 
the working class and was accompanied by a considerable shortage of 
housing for the poorer groups of the population, particularly among 
workers concentrated in the developing industrial areas.

In the former Austro-Hungarian Monarchy, which also included the pre
sent territory of the Czechoslovak Republic, housing associations began 
to arise after 1860. At that time, however, their activities as well as 
their achievements were quite negligible. It was only after 1892, when 
housing societies started to receive state aid (at first indirect and 
later,from 1908 onwards, direct) that their activities began to develop 
more favourably. In 1918, when the Czechoslovak Republic came Into 
existence, there were already 163 Housing Co-operatives of different 
sizes on its territory.

In Czechoslovakia, liberated from 300 years'subjugation, housing co
operatives took up rapid building activities, especially In the Czech 
lands, while in Slovakia, where there had previously been no housing 
co-operation, the first Societies started springing up. The activity 
of housing co-operatives was particularly lively between 1919 and 1924, 
when they received financial support from the State, credit for buil
ding and enjoyed certain tax and rate reductions.

A fairly large slump followed in the years of the world economic crisis. 
Nevertheless, at the end of 1938, the housing co-operatives had a total 
membership of 50.199.

The period of the Nazi occupation interrupted all the building and co
operative activities of Housing Societies. Not only were housing co
operatives unable to build, but they could not even repair their housing 
property, as a result of which the latter gradually deteriorated; also, 
the war Itself caused considerable daraage. Even greater damage was suf
fered in co-operative life: numerous officials were arrested and perse
cuted and the flats were occupied by Nazis. Numerous co-operative socie
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ties were liquidated at that tljie, especially those in the frontier 
regions.

The housing co-operative movement had to wait until the national libe
ration (in 1945) to be able to resume and develop their activities with 
new enthusiasm. In the first post-war years the societies had to cope 
primarily with the task of overcoming the difficulties brought about 
by the war economy. They also concentrated upon building co-operative 
flats and by means of co-operative self-help, 12.468 new flats were 
built, while 2.037 were reconstructed. The tasks undertaken by the 
housing co-operatives were by no means easy, considering the fact that 
the existing societies had been scattered in small units and greatly 
impoverished by the occupation. That was why the post-war period also 
witnessed a gradual amalgamation of housing co-operatives into larger 
units, better capable of providing the necessary funds by themselves 
in order to finance both the reconstruction of housing property destroyed 
by the war and the construction of new houses.

At present, there are 82 housing co-operatives in existence, with a to
tal membership of 100.114.

The basic organisation of the housing co-operative movement in Czecho
slovakia is the People's Housing Co-operative Society. Individual socie
ties differ considerably in membership. Thus, for example, there exists 
at present a housing society with only 10 members, while the People's 
Housing Co-operative of Prague has some 35.000 members. Naturally, the 
number of members and the extent of the housing property has a consi
derable influence upbn the organisational structure and type of work of 
individual housing societies. They all have, however, some characteris
tic features in common - particularly the principles of completely vo
luntary membership, election of management and control authorities, con
vening meetings of members, etc.

The supreme authority of a People's Housing Co-operative Society is a 
General Meeting of members or, in the case of Co-operatives with a large 
membership, of delegates; in the periods between the Annual General Mee
tings, the members, or delegates, hold normal meetings at which they dis
cuss current economic and co-operative matters.
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The General Meeting elects the Management Board and the Auditing 
Committee. The Management Board is responsible to the membership 
for Its activities and must present a detailed report at each Ge
neral Meeting.

In larger co-operatives, where the Management Board can hardly Im
plement all the tasks connected with the administration of a vast 
housing property, often scattered over a large territory. It usually 
establishes Borough Housing Administrations as its auxiliary bodies.
In such cases, the management of each Borough Housing Administra
tion Is elected at members' meetings of the co-operator's living 
in the borough in question. As a rule, house stewards are also elec
ted for each house.

People's Housing Co-operative Societies are voluntary members of the 
Central Co-operative Co>incil, for each Congress of which they elect 
delegates through whoa they participate in deciding questions dis
cussed by the Congress, as well as in the election of the Central 
Council officials and authorities.

At the ^ongress of the Central Co-operative Council, held in 1956, a 
representative of the Housing Co-operative Movement was elected mem
ber of the Mwagement Board, while others are members of the Committee 
of the Central Co-operative Council.

Any citizen of the Czechoslovak Republic over 18 years of age may be
come member of a housing co-operative society, with the exception of 
persons legally incapacitated or Judicially deprived of honorary civil 
rights, as long as such a restriction is valid. Even a legal person - 
corporation - is eligible for co-operative membership.

Whoever desires to take up membership must submit a written applica
tion, the acceptance of which lies within the authority of the Manage-

*

ment Board of the Co-operative Society, After admittance, the newly 
accepted member must pay an enrolment fee of 20 crowns and a share de
posit of at least 100 crowns. Apart from this, a new co-operative mem
ber pays a building deposit, the amount of which varies in different 
co-operatives. It also depends, as a rule, upon the size of the flat 
which the member receives from the co-operative. The building deposit
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Is, in fact, a member's financial contribution towards the building 
costs; this deposit Is returned to the member when he leaves the co
operative flat.

Each member has the right to take part in the deliberations and deci
sions taken at the General and other meetings of members, to submit 
proposals, to elect and be elected to the authorities of the society, 
to participate in the co-operative activities and to enjoy all the ad
vantages provided by the society to its members. Each member has one 
vote, irrespective of the number of shares deposited.

On the other hand, each member must obser*ve the rules and other re
gulations of the co-operative as well as decisions of the authorities; 
he must fulfil the obligations arising from his use of the flat or 
workshop, help in the building and maintenance of the co-operative 
housing property and, if necessary, contribute towards defraying los
ses or deficits in case of liquidation of the co-operative, up to a 
maximum not exceeding double the amount of his share.

Housing co-operatives associate citizens in order to acquire hygienic 
and cheap flats, to improve housing conditions and to increase housing 
culture by means of Joint resources and work. The purposes of a hou
sing co-operative society include both the acquiring and building of 
blocks of flats as well as of family houses for its members. It may 
also acquire uninhabitable buildings and rebuild them for housing pur
poses. A co-operative may acquire and alienate property, conclude con
tracts and be a party in arbitration or judicial proceedings.

A Co-operative Society must look after decent and timely maintenance 
of Co-operative housing property, work for the raising of housing cul
ture, increase the general and co-operative standard of members through 
educational and economic activity, establish play-grounds and cultural 
facilities, support gardening activities of the members etc.

As a rule, housing societies co-operate in their own interest with local 
and municipal authorities, particularly in the question of town plan
ning etc. As regards co-operation of activities with other sectors of
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the co-operative movement, housing societies collaborate particularly 
with the Workers' Productive and Artisanal Co-operatives in the field 
of building and repairs of co-operative houses.

Co-operative housing societies which built their houses in the period 
of the bourgeois Republic, I.e. before World War II, acquired building 
plans in a free competition of builders. Consequently, the Co-operatives 
built many different types of more or less expensive houses, the equip
ment of which also differed to a considerable extent. This, in turn, re
sulted in different rents. After 1945, the demand for speedy housing 
construction jtod utmost economy in material and financial costs neces
sitated a planned and more rational management of housing construction.

In the years 1947 - 1948, therefore, housing construction was concentra
ted only on certain types of houses and flats, which had been tested and 
recommended by research institutions as practical and expedient. Since 
then, systematic work has been going on in the field of developing these 
types even further for practical pui^oses.

The financing of co-operative housing construction varied considerably 
in different periods. After 1945, in most housing co-operatives each 
member paid 5% of the building costs in the form of a building deposit, 
the remainder of the building cost being defrayed by a 20% first mort
gage and a 75% second mortgage. These mortgages were guaranteed by the 
State, Nowadays some housing co-operatives contemplate in their new 
housing construction a certain Increase in the building deposits paid 
by Individual members (from 5 to 15 or 20% of the building cost), which 
will enable the societies to acquire more financial resources of their 
own, and consequently they would be less dependant on mortgage credit.

In the years 1947 - 1949 alone, housing co-operatives built about 2.300 
houses, including a considerable percentage of family houses. After a 
time, the latter were gradually transferred to the private ownership 
of their inhabitants.

Housing co-operatives try to make flats in their houses conform as much 
as possible to the requirements of modern housing. The flats built In
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the post-war period had an average inhabitable area of 60-85 sq.m and 
contained a living room, a parents' bedroom, a children's bedroom, 
in some cases also a study, and all the conveniences. These flats are 
equipped with central heating, while the bathrooms and Kitchens have 
geysers for hot water. In surroundings of co-operative houses, child
ren's playgrounds have been established, apart from recreation areas 
and parks; most blocks of flats have common launrtrlos, equipped with 
modem machinery facilitating not only the wasiimg itself, but also 
drying and ironing.

The average rent amounts to something between 7 - 10% of a citizen's 
average monthly income. The Housing Co-operative Society of Prague, 
which is the largest in Czechoslovakia, also has 6 boarding houses for
1.000 unmarried people and two special homes for widows or unmarried 
women. In these establishments, the dwellers are well looked after in 
every respect; tidying up is guaranteed, good food is provided, apart 
from which there are clubrooms, libraries etc. at their disposal.

All the offices on the elected authorities of housing co-operatives 
are honorary, so that the officials managing the societies perform 
their duties free of charge. Only larger co-operatives have salaried 
staffs for the current administrative agenda. Altogether, housing co
operatives employ 320 administrative and technical employees, mostly for 
part-time jobs. As regards caretakers and maintenance workers, there are 
about 1.200 employed in co-operative houses. In recent years, however, 
the members of some housing co-operatives decided to do without care
takers and to divide among themselves the work of tidying up thp corri
dors and staircases in turn according to an agreed plan. As a matter 
of interest it can be pointed out that it is just these which are known 
for the best tidiness and order.

/
At present, after subtracting the flats and houses of co-operatives 
destroyed and liquidated during World War II, and after the transfer 
of family houses to the member's private ownership, the housing co
operatives in Czechoslovakia have 3.560 houses with 39.600 flats and 
1.542 workshops. The co-operative flats are inhabited by 123.900 people. 
The total membership of housing co-operatives has recently exceeded 
100.0 0 0.
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In general, it is the aim of our housing co-operatives to speed up and 
cheapen as much as possible the construction ot co-operative housing 
by making use of modem experience in building, both as regards new ma
terials and the development of building techniques with mechanisation 
of individual operations.
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C O - O P E R A T I V E  H O U S I N G  I N  D E N M A R K

The underlying idea of the rule about the housing fund is that future non
profit housing shall gradually become self-financing.

Following the rules of the Federation of Non-Profit Housing Societies when 
new members are affiliated it is a pre-requisite that these rules - follow
ing what has been stated before - exclude speculation and allow the increase 
of value either from the sale of property, or any other way, to be used to 
prcNnote development according to the alms of the Societies. As members of 
the Federation they can also be affiliated to such organizations as carry 
out administration or similar activities within the housing field.

Apart from the normal rules for these three types of »on-profit housing 
organizations all of them can be accepted as consultants for the construc
tion of single family housing. This form of activity, however, has hitherto 
been very limited.

The main alms of the Social Federation have been "to influence the develop
ment of housing from financial as well as technical and social aspects in 
collaboration with other types of organizations having Interests in housing".

The highest authority in the Federation Is the congress which is held every 
three years. To this congress each member may send up to ten delegates in 
proportion to the number of its flats. The Federation is divided into ten 
districts. Each district appoints a chairman for three years, and he rep
resents the district on the board of the Federation and at the meeting of 
the district the member societies appoint representatives to the Committee 
of the Federation which holds meetings once a year, on which occasion the 
board submits a report of the activity of the Federation, ijts accounts and 
budget.

The members of the board are the chairman, appointed by the Congress, the 
chairmen of the districts and one representative for each of the housing 
societies which have been in charge of the construction of more than 5,000 
flats. The board consists of 17 members in all. The income of the Federa
tion consists of subscriptions from the member societies.

The Federation acts as a secretariat for the member-organizatlons formula
ting their points of view in relation to legislation about housing. Through
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th« aagazlne "Bollgen" (10 issues yearly, 4.000 copies) the Federation 
brings information and propaganda. Through seainars and aeetings organized 
in the different regions of the country the Federation helps to educate 
Its ■eaber-organizatlons, especially those less experienced in legal, tech
nical and economical problems. Through the Federation contacts are estab
lished with other organizations. Hie Federation has general agreements con
cerning wages and other working conditions with the trade unions whose mem
bers work as caretakers and stokers on the properties of the non-profit 
housing societies and with the association of architects the Federation has 
agreements concerning fees and duties for architects projecting new housing 
developments. The Federation has taken part in the setting up of many dif
ferent institutions serving the housing industry and influences such in
stitutions through representation on their boards.

For example the whole-sale society "Bollnd" alms to supply the housing so
cieties with cheaper building material. Also there are depots for the hire 
of building machines, cranes, mixers etc. in order to promote mechaniza
tion in the building industry. The "Building Centre", which is on a broad 
basis, supplies technical information to the benefit of the whole building 
Industry. Another example is the "credit fund", which is working as the 
third mortgage institute since the new building loan act of 1958. The Fede
ration has also, under the name of "Danish Kitchen set", made considerable 
efforts to increase standardization and industrialization in the field of 
manufacturing and kitchen equipment in Denmaric. Also model types of single- 
family houses are being prepared. Support is specially given to individual 
member-organizatlons in different parts of the country to coordinate their 
activities in such a way that material Is compiled to draw up long-term 
plans for new construction within certain areas. The purpose of this is 
to make possible an Increase of panel construction in housing, and so to 
be able to build more houses. Tbe most Important of all assistant organiza
tions which the Federation has initiated Is "Arbejderbo" (Worker's housing) 
and for this reason this organization will be high-lighted In this descrip
tion. In doing so it is at the same time possible to give a picture of the 
specific structure of the co-operative housing movement in Denmaric.

This organization was started in 1941 in order to fulfil what at that time 
was lacking namely an organization which technically and administratively 
could assist housing societies in the provincial towns or, where no such
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society existed, could take the initiative in founding one or a similar 
enterprise.

In the constitutions of "Arbejderbo" It is laid down that: "The purpose 
of the society shall be to promote non-profit housing and this end shall 
be secured in the following way: "at places where there is need of new 
dwellings the society shall take part in the founding of co-operative 
housing societies, co-operative building societies or proprietary buil
ding concerns which according to their constitution exclude speculation 
and presence Income and advantages resulting from increase of the values 
following social development for the promotion of the purpose of the so
ciety,”... "the society shall undertake to act as manager during the con
struction of non-profit housing ..."

"Arbejderbo" is an example of the management society whose sole task is 
to manage housing construction and possibly to give advice In connection 
with the founding of housing societies. There are other societies in Den
mark which act as managers of local housing organisations, but these socie
ties maintain a closer connection between the management societies and the 
local housing organizations. In these cases the management society is a 
parent organization, which has usually founded the local housing organi
zations as affiliated societies. Thus representatives of the parent socie
ty have seats on the boards of affiliated societies, and they influence 
the commencement of new building. These management societies also retain 
the msinagement of the completed dwellings, whereas the management of the 
dwellings constructed by Arbejderbo passes to the local housing organiza
tion.

Since the founding of Arbejderbo the society has taken part In the con
struction of dwellings for 130 housing societies and has constructed 30,000 
flats in all of which two-thirds are situated in the provincial towns and 
one-third in the suburbs of Copenhagen. 

y

Members of Arbejderbo are:

1) Founding members: The Trade Council of The Labour Movement, The National 
, Federation of Building Trades, The Trade Union Congress, The Central 
Union of Urban Co-operatlv« Societies and The Federation of Non-profit 
Housing SocietleSj
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2) Subscribing members, mainly federations of trade unions within the 
building trade, someof the founding members and the Co-operative 
Financing Fund of the Labour Movement (which tries to provide capi
tal for Investment In co-operative firms).

3) Finally, non-profit housing societies for which Arbejderbo manages the 
construction of new dwellings.

The General Meeting at which the members mentioned above are entitled to 
vote is the highest authority of the society. The chairman is elected by 
the general meeting, and the general meeting also elects a certain number 
of members of a committee in which representatives appointed by the Ministry 
of Housing, the various municipal organizations and other organizations in
terested in following the work have seats.

The committee elects a board of directors, of which two represent the 
housing societies. The board is the responsible management of the society. 
The board appoints an executive committee consisting of the chairman and 
two directors. On behalf of the board this executive committee supervises 
the day-to-day management of the society.

Also, the Ministry of Housing has appointed a superintendent. He takes part 
In all the meetings of the board and the executive committee and he super
vises the whole work of the society.

As mentioned, Arbejderbo only manages dwellings while they are under con
struction, wheireas the local housing societies manage the completed dwel
lings. As several housing societies had asked Arbejderbo to assist them in 
this respect too, a management society was established in 1948, and this 
society now takes care of the daily management of 10.000 dwellings, the 
equivalent of one-third of all the dwellings constructed by Arbejderbo.

Arbejderbo and Administrationsselskabet af 1948 are both members of the 
Federation as are all the co-operative housing societies and proprietary 
housing societies affiliated to these organizations.

From what has already fbeen said it is easy to understsmd that the affiliated 
organizations of the national Federation are in many respects different. All
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tb« MBbera ar« b«ar«r« of • long t e n  aoclal housing policy which was 
Initiated by a foundation in 1912 of Arbajdarnaa Andala Bollgforenlng 1 
Ki^nhavn (Tha Workara' Coroparatlve Houalng Soclaty) and with the for
ming of Arbajdarnaa Kooparatlve Byggeforenlng K^benhavn (Tha Woricera' Co
operative Building Society) In tha following year.

The Workera' Co-operative Houalng Society waa founded a* a conaumer co
operative where the aeabera provided the capital of the aoclety. In the 
caae of The Workera' Co-operative Building Society the organisation waa 
foraed aa a Jolnt-atock coapany of which the co-operative building aocle- 
tlea own the greater part of the aharea. Bealdea peraona repreaentlng 
these aocletlea tbe board of dlrectora conalsta of repreaentatlvea of pub
lic authorltlea appointed by the Mlnlatry of Houalng on the recoiuienda- 
tlon of The Central Union of Urban Co-operative Socletlea.

Tram the beginning both orga&lxatlons were baaed upon continual activity 
aa only in this way could one hope to accoapllah the reform of the houalng 
condltlona which waa felt to be needed. The laaedlate background to the 
forming of the two’ organizations waa a serloua crlals within the speculative 
private building bualneas. This crisis meant for very many workers unemp
loyment and lack of proper houalng. It waa theae two evlla that had to be 
remedied. Experience In aolvlng the housing problem on a more organized 
baslî  waa not lacking. For already In 1857 a aoclal-phllanthroplc houalng 
aoclety had been founded called Laegeforenlngene Bollger (Housing of the 
Medical Aasoclatlon). The Woricera' Building Aaaociatlon of Copenhagen 
waa founded In 1865 on a more co-operative baals, following the example 
of the actlvltlea of the building aocletlea in Great Britain. These two 
organlzatlona atlll exlat: but, to start with, their activities were rather 
limited. However, a good example of what they did accoapliah is furnished 
by the fact that at a time when the private builder waa aupplying badly 
built "barracka" theae organizations were constructing dwellings for the 
same claaa of people aa those for who« the private buildera were catering 
but to a atandard high enough to serve aa a model for the future.

To a great extent the Building Association Movement that flouriahed at the 
end of the last century was baaed upon Improved financing poasibllitles. 
Credit unions, i.e. co-operative mortgage associations, developed rapidly 
and the firat waa started aa early as 1850. In 1887 the State stepped in 
offering to grant loans to associatlona or local counclla which undertook
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to erect sound housing. The many co-operative building associations that 
were founded on this basis gave many good results in the erecting of small 
individual houses with gardens. But the organizations were in themselves 
not sufficiently strong to carry on permanent activity. When a limited 
building prograimne was carried through for the original group of members 
the building ac-tivity came to a stand-st>ill. They just carried on to re
pay the loans given by the State and the associations were later dissolved.
The houses which originally were meant for the common worker were sold on a 
common property market where they were priced to such a level that they were 
taken over by people with a better purchasing power than was originally in
tended .

TliDugh these experiences there grew the strong social-minded co-operative 
that now exists in the modem Danish sphere. The results of its activities 
show clearly how well formed its principals were.

In the years following the Second World War the Danish housing co-operative 
movement has been responsible for around 40% of the total new construction 
of houses in the country. The rights of the members of the basic co-opera
tive housing societies had to be adjusted to the policy of the social housing 
programme. On the other hand the other non-profit-making, housing associa
tions had to accept that the interest of the occupants of their houses only 
can be satisfactorily taken care of when the occupants themselves have a say 
in the management of the houses.

The result of this development has shown itself in the fact that the co
operative union in its rules of 1960 officially accepts as members, not on
ly housing co-operatives, but also other non-profit making housing associations 
which have been accepted within the National Federation of Co-operative Hou- 

Societies.

Before such organizations are admitted to membership it must be established 
"that the State or Local Authorities do, by the granting of loans, giving 
guarantees or by other means, have such an influence on the organizations 
that the non-profit making nature of their activities is assured.
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NATIONAL ASSOCIATION OF NON-PROFIT HOUSING ENTERPRISES IN THE 
FEDERAL REPUBLIC OF GERMANY

The first housing society in Germany of a type such as could possibly be 
called co-operative was the "Berliner GemeinnUtzlge Baugesellschaft" (Ber
lin Mutual Building Society) founded in 1848. This was the first society 
in Germany to plan building on a non-profit and co-operative basis. Its 
programme, for those days, was rather advanced.

The society was founded by a group of progressive-minded persons who saw 
the prevailing housing shortage as a social sore, which however could not, 
it seemed, be remedied by private building. Its aim was to build and pro
vide housing for medium- and lower-lncome groups on a membership-lease 
basis. Flats should be spacious and well built, and they should be let 
only to persons, such as craftsmen, with Incomes Just above those of the 
average worker.

In each building, which usually comprised ten flats, each with two rooms 
and kitchen, the tenants formed a Tenants' Association, which was entrus
ted with some part of the administration. The rent, which was calculated 
according to the non-profit principle, Included a 4% rate of Interest on 
the capital cost of the house. This rate, once calculated and established, 
could not be Increased, and tenants thus came outside the range of the 
real-estate speculator. Amortisation period was fixed at 30 years, at the 
end of which time the building, as a real estate, came into the ownership 
of the Association on behalf of its members, among whom shares were di
vided. Tenants resident for less than the full thirty years received in 
lieu of shares payments prx>portlonate to individual amortisations, from 
a reserve fund.

The Society's starting capital and subsequent subscriptions for building 
purposes were obtttoed by the sale of shares or bonds, mostly from sub
scribers with/ideological motives. The shares or bonds were not sold on 
the Stock Exchange and could not be mortgaged. Investments were thus of 
a long term nature and sale of shares or bonds was difficult. Rate of 
Interest was generally limited to 4%, Some capital was also received in 
the form of donations.

The financing of its housing projects was sponsored entirely by the 
Society itself. The rate of building was thus limited.
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The idea of having Tenants' Associations as administrative bodies eventu
ally to become owners, although progressive, proved unsuccessful. Too 
rapid.amortisation resulted in rents being found too high. Prospects of 
becoming future owners of their own flats did not encourage tenants to 
carry initial costs.

After a few years of success, the Society thus encountered difficulties 
in letting, and the founding of new Tenants' Associations stopped.

This was the first step nevertheless towards a non-profit and co-opera- 
tive housing system in Germany. Berlin Mutual failed but the idea sur
vived.

New societies were founded by progressive-minded persons to create means 
whereby low-income groups could solve their housing problems by self-help.

In 1862 the first true co-operative housing society was founded, and 
others grew rapidly in its pattern, to number by the end of the century 
385. In 1910 such societies totalled 964 and in the middle of the 'twen
ties they reached their maximum of 3.500. These societies however were 
in no way really co-ordinated. Existing societies developed and new ones 
came into existence in response entirely to local demand and requirement.

Their first co-operation was for the purposes of auditing. In 1896, the 
first district auditing office was established, with the task of auditing 
the books of the affiliated societies. Thirteen similar district auditing 
offices were founded in 1912, but the first real central organisation within 
the German co-operative housing movement was established as late as 1#20 
in Hamburg under the name of "Vereinigung deutscher Baugenossenschaftsver- 
bSnde". Four years later came the "Hauptverband deutscher Baugenossen- 
schaften e.V."

During the first two decades of the present century, some other organisa
tions, not legally constituted as co-operative, entered the field of non
profit making houing, and from 1920 onward this movement increased exten
sively.

Founders of such organisations included municipal authorities, trade unions, 
industries etc. The conception "non-profit making" was however not legally



- 28 -

defined until an act of 1930 In which they became recognised as Inde
pendent societies responsible for their own administration.

When the Nazis took power in Germany, these societies, together with 
the whole co-operative and non-profit making movement, now found them
selves completely subordinated to the political alms of the Nazis. How
ever much they tried to maintain the progressive direction, their way 
of working had to be altered considerably. Housing during these periods 
had to sen^e political ends, for which state enterprises and big com
bines connected with the armament industry were obviously better suited 
than independent co-operative societies. The effect was to hold back 
co-operative housing.

Since the Second World War the number of co-operative housing societies 
has Increased somewhat gradually. By the end of 1949 there were 1,648 
societies in the Federal Republic. In 1952 they totalled 1.855, but in
1956 the total had fallen to 1.762 and in 1960 there were 1.655 co-opera
tive societies. This recession during the fifties is unfortunately reflec
ted in fewer newly built housing units by co-operative housing organi
sations for letting or permanent tenancy. In 1950 60.000 units were pro
duced and a peak was reached In 1953 of 73.000 units, but since then there 
has been a steady fall-off. In 1960 housing co-operatives accounted for
44.828 newly built houses and flats of which 9.092 were built for non
profit making or public housing organisations.

The recent decline in co-operative house-building is compensated mainly 
by progress in another form of non-profit housing, the so called Gesell- 
schaft m.b.H. and Aktlengesellschaft. Some of the causes for this develop
ment will be dealt with below.

To understand the position of co-operative housing in the Federal Repub
lic, one must form first of all a general picture of non-profit and 
social housing. \

Non-profit housing In Western Germany is governed by an Act of 29th 
February 1&40,' whereas the law governing co-operative building socie
ties is that which applies to co-operative societies generally.

The Ojject of the 1940 Act is to stimulate and promote the building of 
smaller flats for low-income groups. The Act Is aimed against specula-
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tion. It prevents properties built on a non-profit basis from being 
distributed to the benefit of individuals. All capital invested in 
them is tied to non-profit and social aims. Should a non-profit en
terprise wind up, its funds have to be allocated to other non-profit 
housing enterprises.

As non-profit concerns are required by law to consider the interests 
only such people as can be considered to be in need of public support. 
Transfer of the right of occupancy in multi-flat buildings and the 
sale of such houses as a whole are permitted only at cost-of-construc- 
tion prices.

The District Auditing Commission, to which the housing organisations 
must be affiliated, and which we shall describe below, has created an 
institute which ensures that from the legal point of view all require
ments are observed. These auditing regulations apply not only to co
operative housing societies but also to other non-profit concerns, 
which usually have the legal status of G.m.b.H. (limited liability 
company) or A.G. (share-holding company).

Besides being affiliated to the District Auditing Commissions, non
profit housing concerns are indirectly members also of the National 
Association of Non-Profit Housing Enterprises founded in 1949, with seat 
in Cologne. Nationally, there are nine District Auditing Commissions, 
each covering a certain region. Their activity Is not limited to audi
ting, but now includes also consultative and advisory work concerning 
legal, financial and economic problems, as well as housing policy in 
general. Commissions also represent the interests of non-profit housing 
concerns in their dealings with the various regional or "Land” CkJvem- 
ments within the Federal Republic. They also undertake the training of 
officers and staff for the non-profit concerns.

Members of the Auditing Commissions have to accept the module statutes 
recommended <?r accepted by the National Commission and they have also 
to support its decisions. They are further obliged to give all informa
tion and to hand in all documentation required by the auditor. Socie
ties have to comply with decisions of the Auditing Commissions. An an
nual report and a report on activities, in conformity with patterns re
commended by the Auditing Commission have to be delivered to the Cora-
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mission by the members. A representative of the Coramission must be in
vited to the annual meetings of the societies or companies, and the 
Commission must be notified in cases of changes on the Board of Direc
tors, In the management of trustees. For the services of the District 
Commission an affiliation fee must be paid.

The Kational Centre of the non-profit housing societies or companies 
Is thus the National Association of Non-Profit Housing Enterprises, 
"Gesamtverband gemelnnUtzlger Wohnungsuntemhemen". Members of this As
sociation are the nine District Auditing Commissions. The separate hou
sing societies or companies are not affiliated with It directly. Also 
affiliated with the above mentioned National Association is the"Zentrale 
Organisation fUr Bundesvereinlgung deutscher Heimstatten e.V." with its 
10 district organrlsatlons in the different "Lander" mainly working for 
the provision of single-family and semi-detached types of housing. Mem
bers are further saving organisations for provision of housing and build
ing material sales bodies as well as building trustee organisations. As 
a top organisation the National Association has the following tasks: to 
develop, stimulate and promote non-profit housing in all its fonns, its 
social aspects and the co-operative ideas it implies; to represent all 
members of whatever phase of Interest within the field of public housing, 
thus also such societies which have not been nominally recognized as 
public housing agencies, to supervise the activities of District Audi
ting Commissions, to carry out research work within the field of housing 
and construction etc.

An essential task of the top organisation is quite naturally to keep 
close contact with Parliament and the administrative agencies of the 
Government in order to influence the housing policy of the Qovemment 
in such ways as to serve the aims of the non-profit housing organisa
tions.

Even If the separate housing societies or companies are not formally 
members of the National Association, this does not mean that they lack 
influence over Its policy. New rules adopted In 1955 in fact offer local 
housing societies a more active role than previously. Their Influence 
is no longer exerted only through their representation on the District

I
Audltl'S^Corapanles where local housing societies alone are members. In-• I
dividual societies can now voice their opinions also through their rep
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resentatives on the different committes of the National Association. 
Particularly important here is their representation in the Congress of 
the National Association, its highest authority, which consists of 
nine delegates from the Auditing Commissions and 120 delegates from the 
individual non-profit housing societies or companies. In addition the 
General Organisation for Single-Family Housing Societies is allowed 
to be represented at Congress by observers, who however have no right 
to vote. Congress lays down the general lines in housing policy and 
financing of the National Association. It elects also the Executive, the 
General Council and appoints the President. Furthermore it decides 
the relative voting strength of delegations from different companies 
or societies.

The General Council comprises twenty-seven members - and the President, 
elected by Congress - and twenty-seven others elected by the District 
Auditing Commissions. The General Council deals mainly with basic housing 
policy, and recommends principles to be applied, which however have to 
be adopted by Congress.

The adjninlstration of the National Federation is directed by the Exe
cutive, comprising five members, who are nominated and elected by Con
gress. Of this Executive, four are Trustee Members; the fifth, who is 
Managing Director, is a full-time officer. Of the four Trustees, two 
should be members of the Board of the Auditing Commissions and the 
other two representing individual housing societies. Term of office is 
three years. The Trustee, while serving, cannot at the same time sit 
either as delegates in Congress or on the General Council. The Board 
of Directors appoints its own Chairman and Vice-chairman. The Managing 
Director is a member of the board ex officio. He is responsible for 
the administration and the activity of the organisation in conformity 
with laws, rules and decisions of the National Federation. His term of 
office is five years.

Special committees are appointed to report on special questions. They 
have consultative status, and their members are appointed by the Exe
cutive. II

The difference between co-operative housing societies (eGmbH) and other 
forms of non-profit building undertaking Is distinct. The co-operatives
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are membership societies formed to cover the housing needs of given 
groups of members.

Usually such members are either persons who have incomes which do not 
allow them to acquire a flat provided by the private housing companies 
or persons who for idelogical reasons prefer co-operative ownership and 
adfflinistration.

According to the module statutes for co-operative housing societies their 
tasks are in brief: to build and administer dwellings and to do so also 
on behalf of other non-profit housing bodies, to promote the interests of 
the individual members by supplying sound and healthy dwellings at rea
sonable costs, to carry on activities in conformity with the conception 
of non-profit making.

The different bodies of a co-operative housing society are the Annual 
Meeting, the General Council or Trustees, and the Executive. The Annual 
Meeting is held by delegates appointed by the members of the Society 
together with the Executive and the Trustees. In smaller societies rep
resentation Is direct, i.e. there are no Trustees or General Council, 
the members themselves constituting the Annual Meeting, thus the highest 
authority. The term of office of Trustees and substitutes is usually 
three years. Any registered member of the society is as a Trustee eli
gible. Each member is entitled to one vote which cannot be exercised 
by proxy.

The Annual Meeting is the highest authority of the society. It is the 
Annual Meeting which has to adopt or reject the auditors report, the 
financial report, the profit and loss account, and the balance sheet. 
Further it has to decide on the distribution of profits, or on how 
losses should be met. It has also to decide about discharge of res
ponsibility for the members of the Executive and the General Council,
EUid po elect the Trustees. The Annual Meeting also decides on altera
tions of statutes and other accepted practices.

The co-operative society having a General Council must comprise three 
members, or any other number of members divisible by three. Members 
are elected for a three-year term, one-third annually. The task of 
the General Council is to stimulate, advise and supervise the Execu
tive. It has to participate in the work of the auditors, and must report
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tlieir findings to the forthcoming Annual Meeting. A Trustee may not, 
while holding office as such, be also a member of the Executive. Nor 
may an employee of the Association be a Trustee. The Executive con
sists of three members appointed by the General Council for a five-year 
term. As a general rule, persons who are engaged in any form of build
ing activity may not have any decisive influence on the management of 
the society. Nor may more than one-third of the menbers of the General 
Council or the Executive be engaged in the building activity. The co
operative housing societies are in all other respects subject to the 
provision contained in the Law on co-operative societies to which here 
Is referred.

Members of the Executive or of the General Council engaged within the 
building trades may not conclude agreements on building or maintenance 
of houses belonging to the Association. Exceptions may however be made 
if the General Council unanimously agrees, or in case of a limited con
tract that the subject is also approved of the Registration Office and 
the District Auditing Commission, The Executive and the Trustees are 
jointly responsible for:

1) Contractors' agreements, purchase and sale of building sites, erec
tion of houses;

2) drafting of building programmes;

3) conditions for the handing over of dwellings and the use of collec
tive installations;

4) bsislc rules as regards housing administration;

5) principles and conditions for sale of family houses and of own-labour 
contribution to self-aided building;

6) report on auditing according to rules and laws and measures to be 
taken accordingly.

At joint meetings the two separate bodies have first to agree on deci
sions severally. Proposals on which bodies cannot agree within them
selves severally are considered rejected.

Membership of a co-operative housing society is obtained by the signa
ture of an undertaking to purchase at least one share.
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Members should hold a alnimiun of one share, the amount of which is 
usually DM 500:-, cash down or by Instalments. Interest is payable out 
of any profits made, but may not excecd 4%. As long as the share is 
not fully paid in, Interest is credited proportionately to the share 
account of the member. Liabilities as well as profits are distributed 
among members in proportion to fully paid shares. The shares or credits 
of profits minus losses are payable only to members leaving the society. 
They may not be pledged as security within the society. Nor are they 
transferable. A member^s econ<»iic obligation towards the society is 
limited partly to the amount of shares and partly to a special guarantee 
deposit amounting to DM 500:- per share, which he undertakes also to 
pay upon entering the society.

Co-operative societies play a predominant role within non-profit build
ing and housing. In 1956, 1.762 societies within the Federal Republic were 
affiliated with the National Association In Cologne, The number of shares 
at the same time amounted to 1,354.000, a figure considerably higher than 
total membership. During that year, while membership Itself Increased by 
3,5%, the number of shares increased by 6,1%; this difference may be a- 
scrlbed to Increasing difficulties In the raising of top capital for 
housing. To strengthen capital resources within co-operative housing it 
Is now dften required of new members that they shall purchase two or 
more shares.

At the end of 1960 the total stock of housing within 1.655 registered 
non-profit (louslng co-operative societies was 700.000 units. This stock 
was distributed among societies, the average membership of which was 
640, average nunberof units per society amounting to 420, The avera:ge 
size of societies, as well as number of members and dwelling units, 
tends now to Increase.

Illustrating the importance of co-operative societies within the sphere 
of non-profit housing in Westem-Germany and West Berlin, at the end 
of 1960 the total stock of such housing was roughly 2.120.000 dwelling 
units, of which total 33% were co-operative. The co-operative socle- 
ties' share of the tofal stock of all housing was limited to no greater 
than 4%. ^  ̂ ,

In 1960 the non-profit housing concerns of all kinds, exclusive of
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houses provided by member organisations of "Bundesvereinigung deutscher 
Heirastatten" built 157.426 flats of which 23.043 were bui.lt on trust 
account for other builders. The co-operative societies' share comprised
44.828 distributed among 1.655 societies, equivalent to 28,4% of the 
production of all non-profit housing. Flats built by the co-operatives 
on behalf of other builders totalled 9.092. The number of co-operative 
flats In relation to total production within the non-profit sector 
amounted to 26,6%. Corresponding figures for previous years were :

1951 41%
1952 38,3%
1953 35,4%
1954 33,5%
1955 32%
1956 30,1%
1957 26,9%
1958 25,8%
1959 27%

As regards number of enterprises, the co-operatives remain constant. At 
the end of 1956 there were within the non-profit sector 1.778 co-opera- 
tives, 530 Gesellschaften m.b.H., 71 Aktiengesellschaften and 34 enter
prises of various other types. At the end of 19C0 the number was 1.655 
co-operatives, 53fi Gesellschaften, 36 housing enterprises of other Juri- 
dlcial form.

Witliln the whole Federal Republic and West Berlin 574.500 units were 
built in I960. The non-profit sector accounted for 172.42C units, 
amounting to SO't of the total housing production. Excluding single
family houses the percentage was 23,4% and the share of flats built by 
co-operative societies amounted to 7,8°;.

"it will be seen that the actual percentage of co-operative housing within 
the Federal Republic and West Berlin is comparatively modest. Kecently 
in fact production in the non-profit building sector has been reduced 
in terms of percentage of total housing production. The main difficulty 
in the way of co-operativo societies is financial. So long as co-operative 
housing societies have to rely entirely upon their members, they have 
difficulties in increaslilg their capital holdings. Their economic strength 
grows mainly pari passu with membership, which means that the accumulation 
of capital on a large scale takes considerable time.
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Non-profit limited liability companies (Gesellschaften m.b.H.) as well 
as other on not non-profit making basis working builders can accumulate 
capital more quickly. G.n.b.H.'s moreover, bound to non-profit making 
and social considerations in the same way as a co-operative, have however 
during the period since the Second World War been commonly engaged by both 
municipalities and industries to solve their housing problems. They have 
proved to be more suitable than co-operative societies to solve specific 
post-war housing problems, notably those arising froa the large-scale 
redistribution of populations since 1945, which still continues. The 
housing of refugees necessarily raises social problems, the solution 
of which is approached with less difficulty by non-profit enterprises, 
such as the G.m.b.H.'s, the scope of «4iich is less confined than that 
of co-operative societies whose task must be limited to the provision 
of housing for their own members. Obviously long-standing shareholding 
members of co-operative societies could not consent easily to the allo
cation of housing as it becomes available to special categories of the 
population. In whatever emergency.

Quite possibly, however, a change will come. The co-operative idea It
self Is strong enough to face the future with confidence. There 1s a 
case however for Increased support of co-operative housing from Federal 
Funds. At present non-profit co-operative housing works under the same 
conditions regarding Federal support as private builders. Even if it 
demands no special favours from the Government, it would be realistic 
of the authorities to give more support at the present market Juncture 
to non-profit housing. The means now granted from Federal"Lander" and 
municipal resources to encourage new housing projects for the broader 
masses have not kept pace with Increased building costs. The result Is 
increases rents, as well as Increases in down-payments of capital from 
Individual tenants especially among the low-income groups.

Need for government support for housing is not purely a post-war pheno
menon. Already during the twenties the State had engaged itself ccapara- 
tlvely more heavily than today. Housing Is necessarily among the slowest 
of human activities - although It is one of the greatest of human needs - 
and it cannot keep pace with other industries and markets without natio
nal policy and finance.
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C O - O P E R A T I V E  H O U S I N G  I N  F I N L A N D

The K.K. - Haka organisation

The beginning of proper co-operative housing in Finland by the KK is 
usually considered to be the establishment In 1938 of the Helsinki 
Central Housing Society. Haka, formed by the co-operative central or
ganisations, The Co-operative Union, KK, the OTK Wholesale Society 
and the Kansa Insurance Companies and the Elanto Co-operative Society 
of Helsinki. The ambitious first project of this big enterprise was 
the.so-called Olympic Housing Estate of Helsinki which even today may 
serve as a model to show how attractively and how rationally housing 
In a town can be organised, whenever sound social principles are app
lied.

Housing was officially Included in the programme of the co-operative 
pursuits at the 1939 KK-congress, where it was decided in principle, 
that housing should be Included in the list of services, in respect 
of which the KK-movement must make an effort to meet the demands of 
consumers with limited means.

The Haka-comblnes do not form a firmly organised national entity; the 
uniting link is rather to be found in their mutual co-operation and 
solidarity, in joint official action and in the close personal con
tacts., The official link has consisted of an Annual Conference, the 
agenda of which has Included a number of housing and construction prob
lems of current importance and as well excursions.

In the Co-operative Union, KK, there Is, however, an advisory body, 
the task of which is to draw up the general principles for developing 
housing construction within a branch of the co-operative movement. This 
advisory body includes a number of prominent co-operators, representa
tives of banking institutions and experts on housing and on construction.

In accordance with the decisions drawn up by this Advisory Council on 
Housing, the KK-movement has participated since 1940 in the establish
ment of house construction bodies In many towns and municipalities. 
Following the name adopted by the Helsinki Haka Society the name of Haka
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has been used In many of these cases. Usually their organisation and 
adnlnlstratlon has been based on co-operative statutes in the bigger 
localities, whereas In smaller areas the limited liability housing 
company has been considered more practicable.

At the present there are 33 Haka-societies and Haka-companles, of which 
15 are in towns, 16 in smaller market towns and 2 In the provinces. In 
most cases the local co-operative society, the central co-operative 
organisations and the municipality are members of these housing socie
ties or companies. In some cases one or several employers are also mem
bers.

Although the Haka-societies do not fora a firm national entity, there 
has been a permanent organ entrusted with a number of practical tasks. 
This organ Is represented by the Housing Department of KK, established 
in 1940 and operating under the supervision of the Advisory Council on 
Housing mentioned above. It functions as a specialised designing and 
planning bureau for the "member" enterprises. It draws up plans and de
signs for the Haka-bodies, issues advisory reports on administration 
and finance, assists in finding the necessary capital, covers and hand
les the various questions which have to be settled with the authorities 
- including applications for public loans (so called Arava-loans). The 
Haka-companles make no contribution to KK for the puirpose of covering 
its administration costs, which are included in the ordinary fees char
ged by the bureau or department. The bureau has also drawn up a number 
of plans for municipalities and private concerns.

The scheme shows the relations between the KK, its Housing Departme^' 
and the Haka-comblne. The dotted line indicates that there are no direct 
membership links.

Annual
Conference

KK
Co-operative Union

Advis. Council 
on Housing____

Housing
department department department

Haka- Haka-
soci^ties |or \ companies
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The Haka organs may be societies or companies but their purpose is 
always to provide social housing, which appears inter alia from their 
statutes, according to which surplus or dividends can be distributed'■V
among the members up to 6% of the net profit. Hew Haka-combines are 
founded only on the initiative of local municipal bodies or persons 
in need of flats. In most cases the procedure is that the town clerk 
approaches the local co-operative society requesting the foundation 
of a Haka-corabine. As a consequence of this the Housing Department of 
the KK sends a representative to the municipality with the task of in
forming the people there about the conditions needed for the foundation 
of a Haka-combine and the activities of the combine.

As mentioned above the Haka-comblnes do not form a coherent organi
sation, but in spite of this they always utilize the services of the 
KK Housing Department. As applications for loans to the Arava-office, 
which grants state loans, should be ma.de annually before the end of 
August, the Haka-combines order their designs from the Housing Depart
ment of the KK in the spring. As a result of necessary discussions the 
Department then draws up a preliminary plan of the house or group of 
houses including costs and financing.

As far as financing is concerned, it should be mentioned that it is 
divided into three parts:

a) own financing, or down payment by the future occupiers, varying from 
10 - 30% of the value of the property,

b) primary loans trom credit institutions about 30 - 50% of the property 
value and

c) loan from the State of about 30 - 50%.

On the average the Haka-comblnes procure about 30 - 60% of the needed 
primary loans from the local credit institutions and ais far as the rest 
is concerned the Housing Department assists in procuring it from the 
central banks of the capital - which is also the case as far as the 
^tate loan is concerned.

Because of high building costs and the general scarcity of capital, the 
Government has had to play an increasing part in the financing of hou
sing by granting loans at low rates of Interest.
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In 1949, the Housing Commission or State Loan Institute (Arava) was 
foimded. This Comlsslon iB responsible Xor the distribution of 
State mortgage loans in urban areas and by the end of I9S7 had ad
vanced 57 milliard aaiics. The State loan is granted as a second 
loan after a prlaary loan has been obtained from a credit institu
tion. The total loan obtainable frcm the credit institution and the 
State is not allowed to exceed 90% of the value ol the property.

The interest charged on State loans is not fixed; at present it 
stands at 1%, The redemption period for State loans on non-wooden 
houses is fixed at 45 years. In the first year no repayment of capi
tal Is required, in the next 4 years only 1% of the capital is re
payable, and in the subsequent 40 years annual capital repayments of 
2,4% of the loan are required. A period of 33 years is allowed for 
the repayment of loans on wooden houses; no repayments of capital 
are required in the first two years, 1% of the capital is repayable 
in the third year and 3,3% annually in the remaining 30 years. The 
unfavourable effect on dwelling costs caused by the very high rates 
of Interest, (about ?i - 8%) charged on loans obtained in the open 
market is thus largely offset by the favourable terms upon which State 
loans are granted.

A new Arava Act, in force between 1954 and 1959, allocates from State 
funds up to 7,5 milliard marks a year for housing purpose. By this 
means the construction of between 9.000 and 11.000 dwellings will be 
subsidized each year.

The Joint-stock company block Is a multiple-storey building containing 
a number of flats, which are owned by the occupants who are sharehol
ders of the company. If such a building also contains business premises, 
garages, etc., these are ovmed and let out by the company itself. The 
company is administered and managed by a Board elected annually by the 
shareholders (occupants).

Haka-compantes initiate and supervise construction of joint-stock 
company blocks, tenement houses, and instalment Joint-stock company 
houses (the share capital is fixed as low as possible, for instance
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10%, and instalments are spread over ten years and collected monthly 
in connection with the other Instalments) annually about 20 to 30 
houses. They are now responsible for the construction of about 10 - 
12" of all of Arava mortgaged houses, mainly in the form of relative
ly small flats in three to nine storey blocks.

In the present circumstances, with high building costs and interest 
level, the Haka-companies are not able to pursue their activities on 
any other basis than that of the loans for social housing construc
tion at a low rate of Interest provided by the State (Arava) mentioned 
above. In applying for these, they have to meet sharp competition, and 
their chances of obtaining such loans depend on whether the plans are 
economically and socially competitive.

In most cases Haka-companies have hitherto built houses for administra
tion by bodies organised as limited-liability housing companies. This 
actually means that the flats will be occupied by the actual holder of 
shares on terras stipulated in the Arava legislation, but the transfer 
of the flats may not be an object of speculation. When the limited lia
bility housing company is formed, the Haka-company is allowed by Arava 
to make a charge, not in excess of about 2”, of the construction cost.

In most cases the actual construction of Haka houses is carried out by 
private contractor under conditions of free competition. Only the big
gest Haka-companies, such as those in Helsinki, Lahti and Tampere under
take the actual construction themselves.

On the whole the Haka-companies are trying to build complete housing e- 
states. The most common type of building has 3 floors, even if some 
tower-houses of 10 floors and serial blocks have been constructed.

The influence of the co-operative housing production enterprises as well 
as that of social housing in general has apparently been salubrious in 
many ways. Before the First World War there was still, in the field of 
housing, a rather general tendency to make unfair profit at the sacri
fice of quality. The competition of the co-operative housing enterprises 
with their developed planning of buildings, costs lowered by means of 
rationalization and, above all, their competition for State loans has 
no doubt decreased the earlier profits of private persons as well as the
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building costs.

The possibilities of procuring primary loans from the credit institu
tions have been strained during the last years. This has led to such 
a situation, that one has had to increase the financing by the future 
inhabitants or shareholders thenselves up to 30% of the loans. The 
consequence of this has been that it has been increasingly difficult 
for people of small means, for which the Arava Act originally was 
intended, to get Arava flats since the "own share" mentioned above 
must be paid within about 6 - 1 2  months. In order to make the situa
tion easier the KK and Haka have planned so-called flat savings, which 
means, that the people in need of flats start to save money for this 
purpose in good time and when in 2 - 4 years they have saved up their 
necessary "own share" they would have right of precedence to Haka- 
constructed flats.

By the end of 1957 the Haka-conpanles had provided altogether 522 buildings 
of an aggregate voluaie of 2.171.025 cubic metres, 8.553 flats and 
22.428 rooms. The corresponding figures in 1958 were 36 buildings,
261.619 cubic metres, 1.047 flats and 2.916 rooms totalling about 12% 
of the entire Arava production.
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THE NATIONAL FKDERATION OF.HLM HOUSING CO-OPERATIVES IN FRANCE

The "Federation Nationale des Socl^t^s Cooperatives HLM", or National 
Federation of HLM Housing Co-operatives, Is the major co-operative housing 
organisation in France. It came into being as late as Just after the First 
World War. Housing cooperatives in France had started however already around 
1860. Based upon the Rochdale principles, they maintained actitity during 
the second half of the century, but on a whole with only pioneering effect.

Industrialisation during last century in France brought a worsening of 
housing conditions, with the herding of new polulations in the towns.
Main adverse effect was upon the working class. Remedial legislation star
ted as far back as 1894, the first Act being one to facilitate the progress 
of co-operative housing. This Act to promote better housing conditions 
was followed by new Laws in 1906 and 1908, and finally by the introduction 
of the present scheme for moderate rental housing, known as Habitations k 
Loyer Mod^r^ (HLM) in 1919. It is upon this series of Acts over a quarter 
of a century up to 1919 that French legislative provisions still rest.

Despite many initial difficulties, especially as regards the financing 
of their own housing projects, the co-operative sector of the HLM succeeded 
between the two World Wars in gaining an authoritative standing among 
housing activities nationally.

Up to 1939 the French co-operatives applied their efforts mainly to the 
building igf. qjjn^r-occupied dwellings - a specificially co-operative form 
of acitivity which enables workers gradually to possess their own homes.

The 'future owner-occupler of such a home subscribes shares corresponding 
to the cost of the .dwelling intended for him by iuediate payment down of a 
sum in cash corresponding to such amount of the cost of his dwelling as 
is not covered by State loans. Usually this is 25 to 30 % of the total cost. 
The remainder of the shares are purchased by regular instalments spread 
over the period of the amortisation of the State loan, which is generally 
25 to 30 years. It is when these total costs are paid that the "co-op^rateur" 
acquires title to his dwelling. This form of acquiring ownership on co-opera
tive principles is known in French as "location-attribution.” The State loan
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Includes coverage for a life-insurance to guarantee recovery by the State In 
the event of the co-operator'a death.

Modification* In national bousing legislation necessitated by the econo«lc 
and social situation following the second World War put the HUi socltles In 
positions rapldlly to surpass their pre-war voluae of building.

In 1947, HIM Introduced in confonalty with needs after the Liberation, a 
new Method, aore flexible froa the point of view of the cooperator, of 
obtaining dwellings, half-way between ordinary letting and hoaeownershlp.
This was actually to simplify the application of co-operative principles.
The cooperative tenant was able thus to subscribe cash-down an aaount as 
s«all as about 15 to 20 % of building costs, the difference between that 
aaount and the State loan to be «ade up by inatalaents pari passu with 
his aaortlsatlons of the State loan. He was thus finally to co«e into 
possession of the nuaber of shares equivalent to the building costs of 
his dwelling, the dwelling Itself however remaining the property of the 
cooperative, which also continued its Management.

Tills modification was followed in 1956 by a government measure to limit 
the number subscribable shares to the member's initial contribution. The 
effect of this elimination of continued payments alongside amortisations 
was to provide the cooperator with the rlg^t of permanent tenancy together 
with possession of shares - both tenancy and shares transferable, subject 
to approval by the cooperative, or Inheritable - but without the obligations 
snd charges of management. This difference contains now the distinction, in 
the Cooperative realm, between pure traditional home-ownershlp and coopera
tive letting.

HUI cooperatives are competent also to carry out ordinary letting. So far 
there has been little activity of this nature. More generally in practice, 
as a means espaclally of offsetting increased members' charges, is another 
form of cooperative letting to members based upon aii initial payment of a 
smallish lump siw of between 300 and 1500 New Francs. While the occupier 
on this basls^4p«s not enter into the rli^t of privileged tenancy, he 
obtains ne«jei^theless‘‘̂ he same rights as other members to participate in 
the maaagement of the society, and to make use of its services on equal 
terms. This development, which Is encouraged by the government, may be 
expected to ease specialisation in (1) the^ildlng of cooperative dwellings 
for future private ownership, (2) cooperatives letting, or (3) ordinary



- 45 -

letting to cooperators of comparatively small Inltla). aeans - thus In the 
three main branches of French cooperative acltlvlty.

State loans, provided through the Calsse des Depots et Consignations, are on 
terms according to method. For home-ownershlp, they are at an Interest rate 
of 2 subject to a 1 % per annum capital reduction over ten years, and 
full redemption over up to 30 years or In any case before the borrower 
reaches the pensionable age of slxty-flve. Amount of loan Is according to 
composition of family.

For cooperative or ordinary letting, terms are much easier: no Interest 
at all for the first three years, followed by 1 % per annum over a redemp
tion period of 45 years. These loans amount generally to 45 % of total 
building costs, and are granted subject to repayment guarantees provided 
by local authorities, Departmental or Communal.

HLM cooperatives may finance their building projects also through non-State 
loans. By the operation of a bonus system since 1949, loans from Savings 
Banks are now nearly as advantageous as State loans. Loans from the Credit 
Fonder institute are somewhat more expensive at 2 3/4 % with 25 years' 
redemption.

Each individual HLM member, of whatever shareholding or status as regards 
privilege, is entitled to one vote at General Meetings, and to become a 
member of the Conseil Admlnlstratif or of one of the auditing committees. 
Members of the Conseil are unpaid. Profits of HLM's are either ploughed 
In to finance projects, distributed as dividends to members, or allocated 
to social welfare schemes. They can also be applied to the relief of members 
in temporary difficulties, or to the supplementing of loans to families of 
particularly moderate means.

Characteristic HIM societies' are two Important ones operating in the 
Seine and Seine-Oise Departements, the former of which Includes Paris.
These two societies, Terre et Famille and Its post-Llberation offshoot. 
Cooperation et Famille, share headquarters in a building right in the 
centre of Paris and certain services, while remaining legally and financially 
distinct. In the nature of Cooperation, they are uncompetitive, and the 
pooling of their main services - their administrative, financial and tech
nical departements - is a contribution towards its structural rationalisation, 
with all the ecencmiies that brings.
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Terre et Famllle, of which M. Eugdne Brot has held the office of President 
of the Consell Admlnlstratlf for 51 years, was founded In 1908 by a small 
group of Parisian clerks, workers and artisans with an initial capital 
of 20.000 francs, equivalent then to £ 800, borrowed from cooperative 
savings societies. By 1914 it had already started building on a plot 
of land in the 13th arrondlssement of Paris provided by the City Council. 
Between the two wars it had built over 100 detached houses and many semi
detached, intended for gradual private ownership on the locatlon-attribu- 
tion bais.

Cooperation et Famllle was founded in 1952, at the proposal of the Director- 
General of Terre et Famllle, M. I^on Robert. Both societies proceed along 
the same lines. Cooperation et Famllle however specialising more than 
the "eldor sister" society in the building of blocks of flats. So far,
Terre et Famllle has built 6.600 dwellings and Cooperation et Famllle has 
built nearly 4.200. This total of 10.760 dwellings represents an invested 
capital of 420 million New Francs, of which about 70 % from bonus-carrying 
State loans and 30 % from members' contributions supplemented mainly by the 
Central Agency for Family Grants and by Departmental agencies.

France trends towards large families, and modem French social policy 
since the L^on Blum period towards their security. A role of the French 
cooperative societies, in conformity with this new social climate is 
the maintenance of the "open-door" principle. It is their policy to turn 
away no worker, however under-privileged, who has a sufficiently steady 
job. Such home-seekers are in fact often aided right away on application 
from the Cooperative Solidarity Fund.

Of interest here is the proportion of smaller families among members, 
as illustrated by the following table of percentages of total membership 
according to size of family;

Households without children 19 %
-"- with one child 26,5 %

with two children 23 %
with three or more children 31,5 %
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Of Interest also is the comparative size of dwellings. Detached houses 
usually contain 4 main rooms, and in blocks of flat dwellings - in accord
ance here with government regulations - average 3 J rooms. Each house or 
flat contains also kitchen, bathroom and lavatory - detached houses con
taining also garage or store-room. A fairly representative income for 
cooperative members with two or three children is 600 New Francs per 
month.

Each of these two societies has its own Solidarity Fund, financed by a 
cut out of their profits. They grant loans to members of up to 3.000 New 
Francs, at 3 % and repayable after 3 years.

These are two out of 183 HIM societies affiliated through the F^d^ration 
Nationale des Cooperatives HIM. Up to I960 together the HLM's have pro
vided hcHnes for 100.000 French families.
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C O - O P E R A T I V E  H O U S I N G  I N  G R E A T  B R I T A I N

IntrcKluctlon

Co-operative housing mssoclati.on8 on the Continental pattern have not de
veloped widely In Great Britain. Such associations have developed most 
rapidly where the flat is the typical unit of accomodation and where the 
communal spirit is well established. In Britain, however, the single-family 
house is characteristic and a strong tradition of family Independence has 
hindered attempts to set up communal forms of organisation in the housing 
field.

In the nineteenth and early twentieth centuries property investors played 
the predominant role in housing development in Great Britain. As a result, 
dwellings rented from private landlords constitute almost 40% of the na
tion's housing stock. Since 1919, government housing authorities have 
provided dewelllngs for a large proportion of the lower-lncome groups whilst 
a trend towards the putxhase of single-family houses for owner occupation 
has become more pronounced during recent decades.

Although there ar« few co-operative housing associations, co-operative 
credit institutions known as building societies have come to play a most 
Important role in the housing field.

Building societies do not build houses; they are purely financial insti
tutions, collecting small savings from the general public and lending funds 
to persons, who wish to purchase houses of their own. In performing this 
two-fold service, a building society acts both as a savings bank and as 
a mortgage bank. It is not a profit-making organisation in the commercial 
sense and displays co-operative characteristics in that it functions for 
the mutual benefit of its Investing and borrowing members.

There are over 700 building societies In Great Britain. They provide 
about 70% of all long-term housing loans granted in the country and their 
combined assets today exceed E 3.000 million.

(An account of the history and operation of the Co-operative Permanent 
Building Society is set out below).
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In addition to building societies, there are other orRanlsatlons, known 
as housing associations, which display certain co-operative charrK-terls- 
tics. These associations are non-profit making organisations "estab
lished for the purpose of constructing, improving or managing housing”. 
The element of collective management varies with the association and 
it IS largely a question of definition as to how many may be described 
as "co-operative". Associations mainly provide rental accomodation tlioiigh 
in some cases they build houses for owner occupation by their individual 
members. Since the war they have been mainly financed from local govern
ment sources and have worked in close co-operation with local authorities. 
Indeed, in many cases, they have become auxilliaries of local authority 
"building programmes.

Classification of Associations

Housing associations are usually established to provide rental accomo
dation for definite occupational or social groups. They may be classi
fied as;

a) Philanthropic. Under this heading come all those societies formed by 
social and religious groups which are Interested In meeting the needs 
of particular sections of the community, such as the aged, the single, 
the disabled, coloured immigrants, and so on. These societies are re
gistered as charities. They accept donations and legacies, and the 
management committee consists, not of members, but of socially-minded 
persons, willing to give time and effort to the task,

b) Industrial. In order to house their employees, especially when their 
factories are situated in isolated districts, many Industrial firms 
find housing society machinery suited to their purpose. With the al-

 ̂ most complete disappearance of private enterprise houses to rent, 
this type of society is increasing in numbers and importance.

c) General, 'including those formed by national and social organisations 
such as rotary clubs, regimental associations, colleges, etc.

d) Self-builds. Societies whose members have built, or partly built, 
their own homes w'ith their own labour.

e) Co-operatives. Whether called Tenants' Co-partnership. Tenants Co
operative, or simply Tenants' Associations, these are the truly de-
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m ocra tic  type of s o c ie ty . In these the houses a re  owned jo in tly  by 
the tenants as m a m bers , and organised  and m anaged by them through 
their own elected  com m ittees .

Since m ost associatiotis  ex ist to  m eet a particu lar need they usually 
operate only in the lo ca lity  in which thet a re  fo rm ed ; only a few  o p e 
rate on a county, reg ion a l or national b a s is . H ow ever, they are  grouped 
under a central organ isation , known as the National F ederation  of Housing 
S oc ie ties . The F ederation  was form ed  in 1953 to  a ss is t  in the form ation  
o f new housing so c ie tie s  to  h elp  them in preparing sch em es , to  give de - 
ta ils  on the financial fa c ilit ie s  available to  housing so c ie t ie s  under
the Housing a cts , to  advise on the m anagem ent and adm inistration  of s o 
cie tie s  and their p ro p e rtie s , and to  maintain c lo se  lia ison  with the 
M in istries con cern ed  in England, and the Departm ent o f Health fo r  S cot
land.

Im portance o f Housing A ssoc ia tion s

At the end o f I960 there w ere 650 m em bers c f  the N ational Federation . 
They w ere c la ss ified  as fo llow s :

Old P eop le  222
Industrial 84
S elf-B u ild  .121
G eneral ( in c lu --  
ding about 20 
C o-op era tivo )

SSO

Housing association s a re  resp on sib le  fo r  only a sm all percentage of the 
total house construction . Between 1945 and the end of A p r il 1961 they p r o 
vided 46. 584 dwellings in G reat Britain , or 1,2%  o f a ll perm anent 
dw ellings com pleted  this p eriod .

Finance

Housing association s n orm ally  obtain loans of up to  90% o f tha total coTt 
of their building schem es from  local authority usvially charging a rate of in 
te re st  1/4%  in excess  of that at which it itse lf b orrow s  either from  the
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open m arket or the P ublic W orks Loan B oard. (Som etim es m ortage loans are 
obtained from  building socie ties  but in such cases the repaym ent period  is 
norm ally  restr ic ted  to 30 yea rs). The balance of 10% is  contributed by m em 
bers and others taking up share capital or loan stock  of the a ssocia tion s. Sub — 
je ct  to  the approval of the M in istry of Housing and L oca l Governm ent, housing 
association s which have concluded agreem ents with lo ca l authorities regarding 
types 6f houses, rents and ch oice  of tenants are a lso  elig ib le  for the same 
exchequer housing subsidies as the loca l authorities them selves. Under the 
1961 Housing A ct, E xchequer loans, up to a m axim um  of £ 25 m . , are to be 
made to approved housing association s at the sam e rate of interest as is ch a r
ged by the Public W orks Loan B oard. Houses so  financed must be let at e con o 
m ic rents.

C o-operative  perm anent building society
Building socie ties  trace  their origin  back to  the end of the eighteenth century. 
The firs t  so c ie tie s  actually  built houses for  their m em b ers  but by the tim e 
the C o-op era tive  Perm anent Building Society (abbreviated C. P . B. S .)  
was form ed  in 1884 they had becom e purely financia l institutions. From  the 
outset the C. P . B . S. operated as a m utual-aid  soc ie ty  with the tw o-fold  
purpose of making loans to people who wished to buy their hom es and raising 
funds for  such loans by looking after other p eop le 's  savings.

When the Society was established  one of the principa l ob jects was to serve 
the co -op era tiv e  m ovem ent, then in a phase of rapid expansion which was 
soon to cover the whole o f the B ritish  Is les . The aim was to create a medium 
of safe investm ent fo r  the funds of retail co -o p e ra tiv e  socie tie s  and their m e m 
b ers  and to grant advances to socie ties  to enable them to  buy or build their 
p re m ise s , and to  m em bers for  house purchase. The Society  thus cam e into 
existence as a natural and log ica l extension of co -ep era tiv e  m ovem ent. N ever
theless a c lo se  and frien d ly  a ssocia tion  has been retained and since 1945 the 
Board o f 'D ire cto rs  has included four appointed m em bers representing c o - -  
operative in terests . The Society  is an affiliated  m em ber of the C o-operative  
Union and has con siderab le  sums deposited with it by  co -op era tiv e  retail 
s o c ie t ie s , M or6over, m any representatives from  these socie ties  continue 
to  act as agents in the introduction of business from  their m em bers.

The growth of the Society  m ay be divided into three stages;
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F irs t —from  its form ation  to 1919. This was a p eriod  in which th« vast 
m a jority  o f fam ilies  rented their h ou ses , and the n\unber o f h om e-ow n ers  
was com paratively  sm all. N everth eless, the S ociety  found usefu l w ork  to  
do with the lim  ited funds at its d isposa l.

Second from  1919 to  1939. The in ter-w ar pericxi brought a la rge  sca le  d e 
velopm ent to  h om e-ow n ersh ip . The S ociety  was one of the lead ers  of this 
general m ovem ent, and by 1939 its a ssets  totalled £ 31 .000 . 000.

It had opened tw enty-five b ra n ch o^ ices , established a network of agents 
and had over 150. 000 investing and borrow in g m em bers on its re g is te r .

Third -  1939 onw ards. The p eriod  fropn 1939 to  1945 was one of m arking 
timev: that from  1945 onwards one o f rapid  developm ent. When the buiiness 
of lending was resum ed on a large  sca le  a fter  the W ar, house p r ice  and 
values w ere som e three tim es h igher than in 1939. This was due partly  to 
the housing shortage, partly  to  the fkU in the value q£ th^ pound. A s a 
resu lt the dem and for  m ortage accotinodation r o le  to  r e c o rd  le v e ls  and 
the building soc ie ty  m ovem ent em barked on a further period  o f expansion. 
R ecent years  have w itnessed a high demand fo r  loans and an ev er -in crea s in g  
lending program m e, n ecessita ting , th e re fo re , continual e fforts  to  expand 
the num ber o£ investing m em bers and the am ounts invested b y  them with 
the Society . The sucesa o t e ffort*  can be judged by the fa ct that the
S ocie ty 's  total a ssets  reached  fkeC  100. 000. 000 m ark  in Septem ber 1954, 
passed  the C 200. 000. 000 m ilestone in O ctober 1958 and m om ently  exceed  
£ 2 4 5 .0 0 0 .0 0 0 .

Today the S ociety  is  the third la rgest building socie ty  In the country with 
over 430 .000  investors and 170.000 borrow in g m em b ers . T here a re  112 
fu ll-tim e branch es throughout the United Kingdom and over 1 .000  active  
agents. Thus in the space o f only th ree  generations the S ociety  has grow n 
into an organisation  o f national s is e  and im portan ce .

Building s o c ie t ie s  have long had statutory recogn ation , their a ctiv itie s  being 
regulated by  variou s statutes, now known cdU ectiva ly  ae the building S ocieties  
A cts 1874 -  I960. These A cts lay  down inter a lia  that building so c ie t ie s  a b 
stain from  speculative en terprise  with surplus funds auid from  buying, selling 
cr building p rop erty  oh their own account except to  t ^  extent fo r  th eir a d 
m in istrative accom odation . Building
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societies are not subject to the Industrial and Provident Societies Acts 
(which regulate co-operative retail societies) but they operate under 
the general supervision of the Chief registrar of Friendly Societies who 
is also Registrar of Building Societies. The duties of this state offi
cial include the registration of the rules of societies, the examination 
of their accounts and the hearing of disputes. Since he also stipulates 
the form in which the accounts are to be published it follows that all 
societies submit balance sheets in similar form so that comparisons and 
statistical analyses of results are made simple.

Although the C.P.B.S. is not subject to the same rules and regulations 
and legislation as co-operative societies, it displays many co-operative 
characteristics. In common with co-operative organisations generally the 
Society is completely democratic in constitution. Ultimate control of 
the Society is vested In the members by virtue of their right to attend 
and vote at all general meetings. All borrowers and share-holders who 
have retained one fully paid £ 1 share throughout the year are entitled 
to cast their vote at such meetings. One vote per member Is the rule ir 
respective of the size of the member's financial interest. The election 
of Directors is undertaken by postal ballet, the results of which are an
nounced at the Society's Annual General Meeting, This Meeting also con
siders the Director's Report and Statement of Accounts and deals with 
any lother business brought forward by members.

The Society is managed by a Board of eight elected Directors and four 
appointed Directors. The responsibility of implementing board policy 
rests with the General Manager and Secretary who is supported at Head 
Office by two Assistant General Managers and a team of eight controlling 
officers.

The Society has a network of branches and agencies covering the whole of 
the United Kingdom. All branches are open to the public daily and are 
controlled by branch managers supported by trained members of the So
ciety's permanent staff. Branch managers have a good deal of responsi
bility as the Society is administered on a decentralised basis. For 
example they maintain the accounts of all members resident in their own 
area, receive new investments, pay withdrawals and have power to approve
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advances on mortgage within certain limits. For administrative purposes 
the branches are grouped into eight g^eographical areas each of which is 
supervised by a regional manager.

The Society has a fine tradition of service to its members. All its 
local representatives and branch staff are happy to give the utmost 
possible assistance to clients in dealing with their enquiries, so 
that one of the chief difficulties which face all large-scale enter
prise, that of keeping in personal contact with its customers, has 
been solved.



I T A L I A N  C O - O P E R A T I V E  C O N F E D E R A T I O N
and Its

National Federation of Housing Co-operatives

The Italian Co-operative Confederation was formed In 1945 and was registered 
according to a decree of 194S as a national association of representation, 
assistance, protection and auditing within the co-operative movement. Further, 
an act passed in 1947, encourages the setting up of national associations 
with a minimum of 1.000 members.

In 1954, the National Federation of Housing Co-operative was formed in 
accordance with the statutes of the Confederation which anticipated the 
formation of national federations assembling all co-operatives according 
to their aims and field of activities.

The origin of the co-opcrative housing movement, however, dates from the last 
half of the nineteenth century, 4̂ore specifically, the movement began tluring 
the last twenty-five years and if one considers the first co-operative houst's 
erected in lK)mbardla and in Milano with surroundings, the Initiators were 
mainly workers.

Tliere were, however, at that time neither laws or provision nor any examples 
to follow with regard to the activities of co-operative housing societies 
and the first endeavours and buildings were the passionate work of pioneers. 
From certain points of view one could say that the first achievements paved 
the way and then made up the norm for the future.

The special laws for co-operative housing came later, and were particularly 
, the work of Mr. Lulgl Luzattl. One of the first laws in Italy on co-operative 
housing societies was enacted in 1907 and 1908. In 1900 there existed 30 
housing co-operatives and by IglO they numbered 79, Following the First World 
War the conditions were appropriate for the development of co-operative 
housing. A ripid increase took place and in 1934, according to statistics 
of the National Co-operative Federation, there existed 1.239 housing co-ope- 
ratlves formed and administered without public support and subsidies. These 
societies had built h'ouses for about a million and a half lire (value of that 
time) and it is estimated there existed about an equal number, of co-operatives 
receiving State subsidies.

The Co-operative Housing Federation operates on a nationwide basis in the
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different regions and provinces of the Italian Republic. The district co
operative organisations are regional organs of the Federation, working 
within corresponding districts of the Italian Co-operative Confederation. 
Within the regional organs of the Confederation sections are set up, or, 
at least, there is provision for grouping of different types of co-opera- 
tlves in federations.

To perform Its tasks The Federation is running a national office with a 
staff that the Confederation puts at its disposition.

The Federation carries out Its activities through following bodies:

a) the General Assembly of the Federation
b) the Executive Council
c) the National Secretary
d) the Auditing Committee
e) the Commission of Trustees

The Executive Council is the executive body of the Federation and is elec
ted by the General Assembly and comprises a minimum of seven and maximum 
of eleven members. One of these is nominated by the Italian Co-operative 
Confederation and the others are elected by the General Assembly amongst 
the directors and the members of the affiliated organisations. The members 
of the Executive Council serve for a term of two years and can be re-elected.

The Executive Council, called C.C.I., can also co-opt members, elected by 
other associations with an activity similar to or supplementary to the 
housing co-operatives. Such members act as advisers and on the condition 
that a seat on their administrative councils or executives of their res
pective societies is recognized.

The National Secretary, at the same time acting as the President of the 
Federation, is elected by the Executive Council. He represents the Federa
tion from the legal point of view and executes the decisions of its Council.

The management of certain questions, however, call be transferred to technical 
consultants or'experts by the Execatlve Council together.
* K

The functions of the Auditing Commission of the Federation are the same as 
those of the officiils of the local societies. The tasks of the trustees 
are closely related to legal guidance. Involving the settling of disputes



that might arise between the members and between a member and the Federation.

The functions of the auditors and the trustees are finally approved by the 
Auditing Commission and the Trustee Commission of the Ildian Co-operative 
Confederation respectively.

In order to be eligible for membership of the Federation the societies and 
co-operative associations should belong to an activity in the housing busi
ness based upon the principles of co-operation. Also, societies and co-opera- 
tive associations (members of the Italian Co-operative Confederation) are 
considered to have the right to be affiliated. Further, societies and orga
nisations with non-profit aims and activities similar to those of the co
operative housing societies, can enter the Federation.

Membership of the Federation can be granted directly to a society after a 
decision of the competent body of the Federation but in such a case the sta
tutes of the applicant must be sent to the C.C.I., whose consent to admission 
must also be obtained.

The affiliated societies are entitled to the assistance of the Federation on 
co-ordinating and organisational questions, In legal matters, in tax and fi
nancial questions etc. Such assistance is given In negotiations with private 
organisations and particularly in negotiating with the State bodies and local 
authorities.

The raember-societies participate through their elected representatives at 
the assemblies of the ^^ederation, where, among other things, the election 
of the Federation's officials takes place.

The co-operative societies make contributions to the Federation, fixed by 
its governing bodies and especially by the General Assembly.

The National Federation executes within its competence the general direc
tives of the Italian Co-operative Confederation. Through its support it 
aims at accomplishing a collaboration of the activities of the affiliated 
societies and nominates candidates of these to the C.C.I., the governing 
body of the Federation.

It arranges and manages the organised assistance; economical, legal and on 
tax-questions as well as financial ones, asked by the affiliated societies.
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The Federation furthers the establishing of co-operatives, also local ones, 
within .the housing section, and keeps order within the affiliated societies, 
with regard to their special aims.

The promotion and co-ordination of collaboration with other organisations 
within housing and with othrr co-operative enterprises is also the task of 
the Federatlonj;;̂  la addition it promotes the develoinnent and Influence of co
operative housing and Its expansion within housing construction in general.

The responsibility for advertising, the defence of the co-operative housing 
organisations and the development of other functions and tasks confided by the 
C.C.I, in the Interest of the co-operation rests with the Federation.

With regard to the regional organisational work the Federation makes use of 
the organisation and the equipment of the provincial "all-co-operative" 
union which stands, In fact, at its disposal. Sometimes assistance is given 
at the meetings and assemblies held by the housing co-operatives.

The Federation has relations and contact with provincial or municipal autho
rities to help the co-operatives attain their purposes and create a climate 
suitable to the development of proper co-operative housing.

It negotiates with the State departments, officials, banks, etc., to help 
the co-operatives reach agreement in the various formalities such as those 
regarding finance and the interpretation of the Laws on housing.

Among these laws should specially be mentioned the ones regulating the so- 
called INA-Caea bousing. Through this the co-operative housing societies 
have been able to obtain subsidies and loans for the construction of houses. 
The federation therefore informs the co-operatives on the provision of these. 

f

Thus building societies may be entitled to a housing subsidy, up to an amount, 
which on the average corresponds to 4% of the building costs, calculated «on 
the basis of the initial cost estimate. The subsidy is payable in thirty- 
five equal annuities and has a capitalized value of from 40 to 50%of buil
ding costs. No housing Is eligible for ^he subsidy unless It conforms to^ 
certain requirements, e.g. floor space of all rooms must not be less than 
65 square metres and not more than a total of 110 square metres for five 
rooms. Tax exemption^ Say also be granted up to nearly 30% of the present 
day cost of a new budding.
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Furttier, co-operalives are ellei-ble for loans from a State Fund, provided 
t^at they have first obtained the government subsidy, loans which may reach 

of building costs.

The Co-operative Housing Federation numbers about 1.300 members but the 
number of affiliated societies is constantly increasing. The housing co
operatives in Italy are still more numerous, but many of them have not yet 
any buildings programmes. Despite the favourable legislation, there has not 
been any substantial development of co-operative housing due to the lack 
of funds which could be put at their disposal by the State Fund and a long 
time elapses before building of co-operative houses can start.

In these circumstances it often happens that the housing co-operative ser
ves as a "breeder" for owner-occupied small houses, and this is also a use
ful social function. It can also be mentioned that a great number of semi
detached houses are constructed in Italy which are regulated by law and are 
of co-operative origin. Many co-operatives are formed by special groups of civil 
servants etc. Housing still remains, however, a serious social problem in Italy, 
to the solving of which the co-operatives will be of the greatest importance.
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NATIONAL .ASSOCIATION OF NORWEGIAN BUIUING SOCIETIES (NBBL)

The predominant type of housing in Norway up to 1914 was the single-family 
or the semi-detached two-family house. It Is calculated that even today 
nearly 90% of the population Is housed in either one or the other of these 
two ways. Usually, only in the larger towns is this tradition broken with 
the appearance of modem apartment houses. The small houses are Individually 
owned. The owner himself has usually provided the top capital, in some cases 
up to 40% of the total cost, either out of his own savings or by helping In 
the actual building work, th« rest being covered by first priority loans 
or mortgages.

At this time financing of modem multi-flat buildings, requiring considerable 
top capital - also 40% of total cost - was comparatively more complicated. 
After the slump in housing, especially in Oslo before the First World War 
and during the 'twenties', housing became less of an enticement for pri-r 
vate capital, building investments slackened and a housing shortage resul
ted. Local authorities attempted to remedy the shortage by building on their 
own or by supporting private buildlng-projects and schemes for providing the 
lea«t fortunate members of the coomunlty with flats. It was the more-well- 
to-do who solved their own problems by Joining building societies as share
holders, subscribing the top capital themselves, thereby entering into pos
session of the completed flats.

Such building societies which were not run for private profit can be regar
ded as the forerunner of Norwegian co-operative housing. They remained how
ever unco-ordinated. Individuals wanting to build small houses would qui'te 
simply join together to form a "building association" for the carrying out 
of their own single projects, upon c<»ipletlon of which the sole task of the 
association would be ended. Neither of these two fore-runner systems to modern 
Norwegian co-operative housing had-any aim to branch out by promoting other 
building activity.

In the mid-'twenties it once more became profitable to Invest capital in real 
estate. The building industry then began to make considerable profits from 
purely speculative building. ^

In 192§ a txue^ co-operative housing organisation, OBOS, was founded in Oslo. 
OBOS was organised according to the same principles as the Swedish HSB. It
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thus set out to provide for continuous and uninterrupted production. Shares 
could be bought by individuals as well as by different organisations at Ihe 
cost of 25 Norwegian kronor per share. One share was equal to one vote, but 
additional shares did not provide additional votes.

Norwegian co-operative housing activity is now centred around this orpcanisa- 
tion, which plans and administers different building projects. The building 
societies themselves neither build nor own properties built. Rlocks of flats 
are built on contract. Subsidiary societies are formally responsible for 
their construction, but as the parent societies take the initiative to form 
subsidiary societies, the actual responsibility rests with them.

onos is orgsmlsed as follows: The subsidiary societies elect a General Assembly. 
In this Assembly the majority of the members are prospective tenants, who 
guarantee continuous building activity. The General Assembly, in its turn, 
elects a representative body, consisting of eleven members, plus three ap
pointed by the municipality - thus fourteen members. The representative bodj 
In its turn elects a Managing Director who heads four departments: 1) the 
Technical Department,2) the Administrative Department, 3) the Accounts De
partment and 4) the Small Dwellings Department. Administrative costs are 
covered by the fees which the parent societies charge for management of the 
subsidiary societies' property.

Since 1943, building societies have made great progress. As an example of 
the intense activity can be mentioned that one quarter of the housing pro
jects financed by the Housing Bank are OBOS projects.

t A national association, the Norwegian Building Societies' Association (BBL), 
was founded at a meeting in Oslo in June 1946, Representatives of 28 local 
co-operative housing societies from the whole country participated in the 
meeti^ig. Present at the meeting also was Mr. Oskar Torp, then a member of 
the Gbvernment, who stated in his opening speech: "l am convinced that the 
State authorities will show a great interest in the creation of a housing 
plan which is^truly democratic ^ d  free of speculative tendencies".

\
The National Association was constituted mainly for the purpose of forming 
new subsidiary societies, but, secondarily, it also offered a general in
formation and advisory service on questions connected with co-operative
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housing. A third purpose was to meet, as far as possible, the demand for 
assistance In technical, economic and architectural matters. During the 
first years these objectives were difficult to fulfil. One reason for 
this was the fact that In Norway climatic conditions vary considerably, 
which affects the lending regulations of the Housing Bank,

The new National Association eventually worked out an administrative 
system which divides the association into various departments, for example: 
administrative department, technical department, organisation department 
and housing management department.

Organisation of co-operative housing

In response to an application from the National Association in 1950, a com
mittee was appointed by Royal decree to prepare a law to govern co-operative 
housing. Representatives of the National Association served on this committee, 
which five years later produced a report in the form of drafts for two Bills, 
the one to govern house building, the other to govern subsidiary societies.
The committee's report had been up for discussion in the various agencies 
of the National Association and a formal report had been dealt with in the 
Housing Department, A draft of the Bill was presented to the Norwegian Par
liament in 1958,

The organisational structure of the National Association is as follows;
1) Its Congress appoints 23 representatives and one representative is ap

pointed by the Department, 2) The Representative Body appoints a Board 
of seven members, six of which are elected by Congress and one by the 
Housing Department. 3) 94 parent societies. 4) Subsidiary societies foun
ded by and tied to parent societies. 5} Independent subsidiary societies.

There are thus 94 parent societies affiliated with the National Association, 
which consists of 900 subsidiary societies with a total of 150.000 members.
Any subsidiary society in Norway may join the National Association, provided 
it is accepted by the Board. Membership requires the purchase of a share of 
100 Norwegian kronor. Co-operative housing societies and organisations of 
a similar purpose, such as are not tied to the various parent societies, may 
also join ^he Association if its Board approves. Such Independent societies 
also must purchase a 'share of 100 Norwegian Kronor. Other organisations and 
institution?, are also eligible as members, the Board deciding in each case
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how many shares the respective organisations are to hold. Regulations pre
scribe that meraber-socleties keep the National Association informed of their 
activities. The National Association also has the right to inspect, audit and 
to request changes in accounting systems. The various associated organisations 
have the right to be represented in the Congress. They are eligible for the 
Representative Body and to the Board according to normal democratic proce
dures ,

The. main object of the National Association is to protect the interests of 
housing consumers and to provide information on questions concerning house- 
construetion.

Further objects are:

1) to initiate the forming of new parent societies and subsidiary societies, 
to be admitted as members of the National Association;

2) to give advice and assistance on various questions to the members of local 
societies;

3) to build houses and to plan housing areas or to pursue economic activities 
which promote housing production;

4) to work for the supply of housing needs through the uninterrupted con
struction of houses in accordance with standards established by modem 
building techniques;

5) to try to influence the Authorities to adopt this building policy.

times of economic difficulty authorities are tempted to cut down invest- 
mbnts in housing. Housing co-operatives must therefore always carefully 
watch general economic trends and developments. They can thus contribute 
towards the formation of opinion in all strata of society, and to the for
mation of attitudes among authorities conducive to sufficient investments 
in housing. Thus, in theory, housing needs will always be satisfied. But the 
housing co-operatives can also serve both government and separate communi
ties by contributing to the most suitable and most economical town develop
ments.

As regards the financing of housing production, enough consideration Is not 
paid at present to those groups which require economic aid for the solution 
of their housing problems. Too heavy demands are made upon private capital. 
Kxisting regulations concerning public support need reappraisal.
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Child welfare institutions, parking lots and administrative buildings 
should self-evidently be contained in larger housing areaa and they should 
be financed through the Housing Bank.

The National Association has been represented on numerous government com
mittees and has, on request from the authorities, expressed many opinions 
on questions concerning housing policy and technical matters. Co-operation 
with government authorities has been extremely good. The National Associa
tion has executed a number of consultative conualssions for government and 
private institutions. Co-operation between local societies and municipali
ties takes place on a broad basis and la productive. As an example, it can 
be cited that the community Mo in Rana, a rising industrial area, has com
missioned the local housing society to arrange for water and sewage for all 
such dwellings in the community as are financed through the Housing Bank.
For this the local society is compensated with 3% of the total interest on 
the earnings. Several examples of similar co-operation can be given.

The National Association co-operates with the National Co-operative Society 
of Norway (NKL) through its buying agency, Bollgebyggelags Inkopslag, which 
is a member of NKL. Officials of the National Association lecture at Sand- 
vlkeskolan, the Norwegian Co-operative school. The National Association also 
co-operates with other organisations such as the Norwegian Railway-men^s 
Union, and it administers a series of housing projects for the railway-men's 
own Independent housing society.

The existence of various co-operative housing societies In most Norwegian 
cities and industrial areas has prevented speculation in housing. Some 
housing societies have contracting enterprises of their own. Concerning 
accumulation of building materials, however, there is only one society 
which has engaged in this line, the Youth Building Society In Oslo, Several 
housing societies work closely with rationalisation consultants in the 
housing sector.

Savings plan

The question of a special savings plan for housing has been taken up by 
the National Association several times In recent years. In 1955 the Depart
ment of Finance opened a conference for the purpose of encouraging Increased
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voluntary saving. By December 31, 1957, the National Association had 
built 45.000 dwellings. The co-operative share in the total number of 
dwellings in Norway is 4,29%. In 1954 the share in new production of 
affiliates of the National Association amounted to 13,1% in 1955 to 
15% and in 1956 to 18,7%. Two-thirds of the dwellings are located in 
small multiple units. The National Association employs 45 officials.
Of these thirteen are engineers and technicians, and nine are archi
tects. The Boligbyggelags Inkopslag buying agency was founded in 1953 
on the pattern of the purchase organisation of the Swedish HSB. Stan
dardised kitchen equipment was decided upon in 1957. In the same year 
the National Association Issued shares In the foundation of a limited 
liability company, the purpose of which was to build kitchen and ward
robe units.

The National Association is, as mentioned before, divided into different 
departments amongst which is a technical department and an architectural 
department. The technical department provides a large number of different 
standard plans. It also now has standard drawings for family dwellings 
for between two and six people for houses with and without basements.
For each type there are catalogue drawings with extensive work descrip
tions. The technical department also gives advice in the choice of sui
table types of houses for specific lots. It also assists bousing socie
ties which do not belong to the National Association. The service ren
dered by the technical department is by far superior to the service ren- 
.dered by private architects. Full and continuous use has been made of 
^the capacity of the architectural office.

In December 1957 the administrative department was responsible for the 4
technical and economic administration of some 3.000 dwellings, with 
total floor space amounting to not less than 234.000 square metres.
This department also undertakes minor tasks for independent housing 
societies which are not members of the National Association. Work within 
the organisational department has been very extensive and increases 
steadily. Municipalities turn more and more frequently to this depart
ment for advice concerning their housing problems. There has also been 
extensive lecturing activity. Furthermore, the organisational depart
ment has arranged district conferences all over the country and con
ducts courses for administrative and technical personnel. Lectures and
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discussions In the main courses are aimed at studying the whole range 
of housing construction projects from the purchase of ground to the 
finished dwelling. This department also participates throughout the 
year In a number of conferences with the Housing Bank, the Housing 
Department, the Costs Department and other departments and authorities. 
In 1951 the National Association began to publish a periodical for its 
members, BBL-Informatlon. This periodical Is published ten times yearly 
and has a circulation of 3.300.
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S W E D E N
National Association of Tenants' Savings and Building Societies (HSB)

The Industrialisation of Sweden came later than that of most European 
countries, and the great drift of rural populations into the towns be
gan as late as the second half of the nineteenth century. Naturally, 
the people most affected by the drift were the lower-income groups. 
Overcrowding was not so bad as it had been in some countries; never
theless not infrequently many persons could be found sharing a flat 
conals-ting of a single room and a Kitchen. In fact the lodger system 
even reached a point of developaent where beds as such were let out to 
"guests".

It is true that in step with the international development of social 
conscience certain employers did make efforts to provide housing for 
their staff, but these had little practical effect. Private building 
could not keep pace with Increasing demand. During the 'seventies ideas 
appeared from the South. Those concerned with housing as a social and 
labour problem noted the attention given to it by the co-operative move
ments in Gemany and Denmark, and their attempts to find solutions. A 
number of co-operative building societies were started in Sweden, aimed 
to build and let housing for their members. This went on for about fif
teen years up to 1885, but the great difficulty was finance. Many such 
societies had to wind up, and some were converted into limited liability 
companies. By the end of the century there were only some ten such socie
ties left, in the pure sense, throughout Sweden.

The demand for State and municipal intervention had come however quite 
early, leading for instance in Stockholm to the creation of a municipal 
housing society sponsored by the City Corporation, with objects such as 
the buying up of cheap sites and the provision of municipal loans on rea
sonable terms.

The start, of consumer co-operation in Sweden and the fact that the move
ment had to a certain extent entered the field of housing led to legis
lation defining the legal status and prescribing the activities of con
sumer co-operatives.
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The first attempt of the consumer co-operative movement in the direc
tion of housing was during the first decade of the presAt century. 
Unfortunately the problems Involved could not be settled easily. There 
were differences of view within the movement concerning finance, for 
instance concerning members' subscriptions, and for such reasons early 
attempts failed so that there even arose a certain amount of prejudice 
against the co-operative building society movement. During this period 
there were also certain improvements in the general housing position.

These Improvements were maintained although rents gradually increased 
until the outbreak of the First World War, when a crisis rose. Rents 
suddenly rocketed, and it was at this time that Tenants' Association 
appeared, first of all In Stockholm. At the same time in 1916, the Stock
holm Co-operative Housing Society was formed by circles socially interes
ted in housing. This move was more vigorous and more‘ambitious than pre
vious ones. Previous societies had aimed only at housing their own ori
ginal members, who had Joined them for the execution of and participa
tion in particular projects. When these projects were completed and the 
members housed they stopped.

The new society In Stockholm set about things more broadly. It was aimed 
and organised to obtain enrolments continuously and to plan and under
take new projects for its enrolled members.

Members participated In the financing by lending the society money. The 
capital thus subscribed was placed in real estate owned by the society 
Itself and flats were rented to the members on long term contracts. This 
society still exists In Stockholm now administering some 3.000 flats 
still with Its original methods and form of organisation.

The Tenants movement spread throughout the country during and after the 
First World War, while the housing crisis continued, and in 1923 the va
rious local movements got together and founded a national centre known 
as the National Tenants' Association. This Association not only repre
sented Its members during conflicts and conducted negotiations with ow
ners, but also considered entering into actual house-building and admi- 
nisti^atlon.
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In 1923 rent restrictions were abolished, and the local Tenants' As
sociation In Stq.ckbolm took the initiative of starting Tenants' Savings 
and Building Socfeties (HSB Society).in the capital, to become the per
manent parent society. What was new here was the introduction of the 
parent society idea in the form of a society responsible at the local 
level for recruitment of members, for the promotion of savings and for 
the building of homes to contain several families - all this on a per
manent basis. The hpuses built would actually be owned by the filial 
societies - the housing co-operatives. Similar provincial developments 
in Gothenburg, Malmd and V&ster&s led next to a national federation of 
Tenants' Savings and Building Societies (HSB RiksfOrbund) In the fol
lowing year, 1924.

It became the responsibility of the HSB RlksftSrbund to supply these lo
cal societies with technical and economic assistance, while administering 
also savings and financial resources and at the same time preparing buil
ding plans and projects and deciding general building policy.

The HSB movement thus contains three separate organisational bodies, 
a description of which is best begun with the HSB local societies (parent 
societies), which stand in the centre.

It is with these societies that new members first make contact. A local 
HSB society is a co-operative society in the true sense. Membership Is 
acquired by the purchase of at least one share of fifty kronor by down
payment. There is also an entrance fee, at present of ten kronor, to 
cover administrative costs. Some societies also require an annual fee 
or contribution of twelve kronor, which includes membership of the local 
Tenants' Association. It is a condition of membership that the applicant 
belong to the local Tenants' Association. The local parent society is a
co-operatlv^ society of the usual type, open to anyone for membership on

Ia personal basis.

The aims of these local societies are to promote the economic interests 
of their members by the collection of savings, the raising of loans to 
facilitate acquisition of housing and sites for Its members and assis
tance in the administration of these, and to further the production of 
sound housing.
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The administration of savings Is thus an essential part of the work of 
local societies - essential in the sense that top capital required for 
a project of a filial society Is derived from members.

The Individual member is invited quite simply to pay gradually Into 
the movement's own savings fund such amount as Is necessary for him to 
acquire possession of such property as he is offered through the society. 
He has to state his requirements in the way of accomodation at the time 
he joins the society. He Is then given approximate Information as to 
when such accomodation might be provided and roughly as to the capital 
he will be required to produce and as to estimated annual rent. Further
more, should he so wish, a savings plan is drawn up for him according 
to his own Income.

Building is the main concern of the parent society, which draws up 
plans according to members' needs and executes projects to the order 
of local societies through contractors.

When a building is completed, members, through their filial society 
(housing co-operatives) are responsible for Its administration. In an 
agreement between the HSB societies and housing co-operatives it is sti
pulated however that accounts shall be administered by the local HSB 
society. The board consists of five members and three reserves. In cases 
where societies have created flllals which borrow from the State, the 
municipality concerned shall appoint one member to the board of the pa
rent society together with a reserve and an accountant, also with a re
serve. The board shall also co-opt an accountant appointed by the HSB- 
Riksforbund.

In accordance with usual democratic practice the Annual Meeting of the 
HSB society has also to make decisions upon current activities as well 
as affecting future activities.

In eases of large memberships, such as in Stockholm, where for practi
cal reasons it is impossible to call all members to Annual Meetings, a 
representative system has been introduced. Members of the board of rep
resentatives are appointed by the filial society together with repre
sentatives of that gr/>up of members which has not yet joined a housing
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co-operative. Such a board of representatives has the saae duties as 
an Annual General Meeting.

There can also be appointed a general purposes coamlttee In the f o m  
of a board of trustees consisting of at least six persons, of whom 
two are appointed by the local Tenants' Association; the rest con
sists of persons recognised locally for their Interest In housing 
fron the social point of view.

There Is now a local HSB society In every town and practically all 
larger urban areas. At present (1959) there are 190 such societies 
with a total aeabershlp of about J.SO.OOO, These societies vary con
siderably In size but a great aany of them have their own premises 
with a full time manager and office staff.

Local HSB societies are also very active in local authority housing. 
They undertake planning and projecting for the erection of rental 
housing to be owned by local government bodies on similar terms as 
for the erection of co-operative housing. They also undertake the 
administration and management of houses thus built. At present some 
hundred local and a few of the twenty-four provincial governments 
utilise the services of the HSB movement.

Housing co-operatives are flllals of the HSB societies, founded for 
the purpose of executing HSB society projects.

Tlieip .objects are to build houses through HSB societies, to administer 
them and to provide members with houses on a permanent lease. Member
ship of housing co-operatives consist at this initial stage of members 
of thb board of the HSB society and their reserves. It is when buil
dings are completed and occupied and when the society's mortgage has 
finally been placed and all econoaic plans have been drawn up that 
residents are admitted as members of the housing co-operatives. Oliey 
elect their own boards with the exception of one member who is appoin
ted by the local HS^ society, to assume responsibility for the admi
nistration of the now jointly owned property. Members of the housing 
co-operative must also maintain membership in the local HSB Society.
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A housing co-operative Is a co-operative society, subject however to 
certain regulations beyond those normally applying to co-operative 
enterprises. These regulations are embodied In an Act introduced in 
1930. They differ mainly from those of the general co-operative law 
in that the number of members Is limited to the number of housing units 
owned by the housing co-operative. The regulations also introduce pro
visions concerning the rules and the economic plans of societies and the 
system of calculating the holdings of the Individual member when he 
wants to leave the co-operative etc. It also defines members' general 
obligations and benefits within the society and terms of "occupancy 
right".

Peculiar to the occupancy right a form of permanent tenancy agreement 
is that it has no expiry limit. Moreover it provides the tenant with 
certain economic rights. He may thus at any time sell his flat to any
one he likes, recovering thereby both his initial capital outlay, usu
ally about 5-10% of the cost of production of his unit, according to 
the econ(»nlc plans of the housing co-operative, and his mortgage repay
ments. These rights pass to his heirs at his death, together with the 
tenancy agreement containing them.

The third and top level of the HSB Is the National Association, which 
unlike both other levels accepts as members only legally constituted 
bodies, i.e. the local Societies, now numbering 190. This is the poli- 
cy-maklng body and the "voice" of the movement In the propagation of 
housing co-operative ideas as well as the defender of HSB common interests. 
It offers also a general service to its affiliated local societies in the 
planning, designing and estimating of new projects and also assists in 
negotiations with private contractors. It further advises members on 
legal questions and on the management of the housing co-operatives pro
perties and the administration of local societies. The National Associa
tion is also the central organ of the members' saving funds run by the 
local societies and assists in arranging the financial problems of all 
new construction. An important part of Its work consists of the auditing 
of the local societies and of the 1.800 filial societies.

A special body has been set up for this purpose. As a result of central 
auditing and checking within the movement, and thanks to its own soli-
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darity, there have never been any Irregularities during Its activity 
which has now continued for more than thirty-five years.

The top governing body of the National Association Is its triennial 
Congress, conprislng 300 delegates from affiliated societies. Each 
local society is entitled to one delegate with additional delegates 
in proportion to its size. The Congress has the sane function as the 
Annual General Meeting of any co-operative society. During intervals 
between Congresses these functions are referred to a General Council 
elected by the Congress and comprising 25 members. Alterations or 
amendments to the rules are however prerogatives of the Congress, The 
<5eneral Council adopts on its own the report of activity and financial 
statement of the Board of Directors.

nie Board or Executive is elected by the General Council and consists 
of seven members, none of whom but the Director can be a full-time 
official of the Association. It meets regularly once a month and is, 
together with the Director-General, responsible for the dally business 
of the Association. It Is at the same time the Board of the limited com
pany which manages the industries and subsidiaries owned by the movement 
as such.

The General Council also elects the three auditors who are In charge of 
the auditing office of the movement.

The head office, which now employs some 500 architects, engineers and 
administrative personnel, is organised in six different departments; 
organisational, financial and bookkeeping, technical, building, building 
material sales and Industrial management department. Some of the activi
ties of these departments will be described later.

Industrial Activity

For the same i^asons as for the supply of materials, HSB has also ac
quired its own factories for building joinery, refrigerators, marble 
fittings, etc. HSB has also a pre-fabricated house factory.
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Educational Activities

Since the very beginning ot the movement the HSB has published a periodical 
which is supplied to all members in their capacities as consumers and mem
bers of the HSB organisation. It appears ten times yearly.

For more specialised readers and purposes, concerning housing, planning, 
building £uid administration, HSB has published since the beginning of the 
1950's a special journal appearing six times yearly. It Is addressed 
mainly to the trade, and inside the movement itself it reaches board of
ficials.

The movement has published a large number of technical and economic re
ports resulting from investigations. Reports of more general Interest 
appear In a special series.

Brochures of different kinds on such subjects as the best way of running 
flats have appeared In many editions.

The information service also produces films and film-strips and supplies 
lecturers to explain the building problem and the co-operative approach 
to it. Their activities have contributed very notably to the evolution 
of the opinion and active public participation which have been neces
sary to the physical growth of co-operative housing and of housing it
self.

Housing exhibitions are another HSB activity, and concentration here is 
on domestic furniture, methods etc. in well-planned and adequately spacious 
flats and houses.

Education begins at home, and for some twenty years HSB has given special 
attention to the education and training of its own staff. Things started 
on a small scale but developed into a regular system for the training of 
administrative personnel. This system was built out to include the trai- 
nlng of general and bookkeeping staff, chief officials x>f. local societies, 
administrative staff of housing estates, and caretakers. Members of boards 
of housing co-operatives through local courses leam housing law and the 
economics and administration of their societies. Tenants also study prob- 
lems of administration at study circles organleed by HSB.
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Among handbooks In circulation among members of boards and officials 
of the societies is one dealing with questions concerning new buildings 
and another on housing administration.

HSB has also two correspondence courses for members of housing co-opera
tives - the one on the HSB movement, its organisation and its methods, 
and the other one the activities of the housing co-operatives themselves.

Research

HSB has done pioneer work In the building of practical and healthy housing 
in healthy conditions. From its very inception it has placed accent upon 
proper use of light and air and upon choice of sites among green surroun
dings with suitable playgrounds for children and satisfactory public ser
vice arrangements.

HSB was the first to introduce bathrooms as a norm, in face of considerable 
opposition from authorities and from public opinion. Dust tubes within walls 
for the disposal of garbage are an HSB innovation now accepted as a general 
standard, HSB has also pioneered modem kitchen equipment as well as the 
building-in of refrigerators and laundry rooms.

Co-operation with Authorities and other Organisations

There is no top organisation to the Swedish co-operative movement. There 
is no definite organisation for co-ordinating different forms of co-opera
tive activity. Questions of co-operation nevertheless arise, mainly with the 
Swedish Co-operative Union (Kooperatlva FOrbundet - KF). In the practical 
sense this concerns supply of building materials.

For example, a large part of the sanitary fittings come from KF facto
ries. Materials of different kinds are bought from Industries jointly 
controlled by HSB and KF. HSB houses are insured with the co-operative 
Insurance concern (Folksam) and HSB is represented on its governing bo
dies. Folksdm also accepts mortgages on HSB houses.

' Contacts with government and municipal authorities are maintained for the 
carrying out of bui],ding according to orders and by-laws. Wherever govern
ments and municipalities have granted loans for HSB buildings they have 
certain rights to examine the borrowei's economic circumstances. Further
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the National Association Is always given the opportunity to express it
self either verbally In negotiations or to aake formal statements de
fining Its points of view and policy on matters on which legislation is 
contemplated.
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S V E K S K A  R I K S B Y G G E N  

(The Swedish National Building Company)

Constitution and working noma

"Svenska Riksbyggen" was constituted as an •conomlc union at the end of 
1940 and conaenced its operations in 1941. At the outset its main inte
rests were centred in the building trade federation and in the local 
unions belonging to this organisation. Started during a period of acute 
unemployment in the Second World War, the aim of the CcMnpany was, accor
ding to its adopted statutes, to create work for the building workers by 
the planning and building of non-speculatlve housing which was to be 
owned co-operatively in the form of tenants' associations.

The company was to supply the tenants' associations with the architects' 
and engineers' drawings necessary for the building. Further, "Riksbyggen" 
was to help the tenants' associations in loan and finance questions and 
with other problems allied to the building.

It soon became obvious, however, that it was essential to have a better 
check on the break-down of building costs into different factors than that 
which it had been previously possible to obtain. For this reason produc
tion companies were started in a number of different places with the ob
ject of carrying out work on buildings planned by "Riksbyggen". Thus,
In conjuction with "Svenska Riksbyggen" twelve separate production com
panies were started, each with its activity concentrated on a different 
town so that the whole country was covered.

To ensure the co-ordination of activity the first company to be started 
(on shares from "Riksbyggen" and the production c««panles) was "Bygg- 
fackens Productionsaktlebolag" - The Building Trade Production Company 
Ltd, - the main function of which was to take care of Joint purchasing 
of essential goods and otherwise to help the production companies with 
various tasks of a Joint nature. The company has a turnover of purchased 
goods amounting to approximately 35 Sw.Kr. per year.

"Byggfackens Centralaktlebolag" - The Building Trade Central Company Ltd.
- which is completely owned by the building trade federation, functions 
as a financing company for the combined movement. The company borrows
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money from trade federations, trade unions, tenants' association.', and 
common financial institutions and also lends money to the various 
branches oX the movement. The activities of the company are wide-spread 
and of importance to the whole movement.

"Kiksbyggen" further co-operates with important companies within the 
material industry:

"Traindustriaktiobolaget Varmbol" - The Industrial Wood Company Lin. - 
is completely owned by "Centralbolaget" and is a modern wood-wor' ir_- 
factory concentrating solely on the production of kitchen equlp'tici't and 
windows made to "Kiksbyggen's" standards. Production - approx. 2.000 
windows and equipment for 3.500 kitchens per year.

"Stenindustrlakticbolaget Varmbol" - The Industrial Stone Company Ltd,
- is mainly concerned with marble dressing. Manufactures window-sills, 
stairs, door surrounds and other items required by the "Kiksbyggen" 
activity.

"varme-och Sanitetsaktiebolaget Svesab" - The Heating & Sanitation Company 
Ltd. - maintains a comprehensive installation activity mainly for "Riks- 
byggen" but also puts up tenders for work on the open market. The company, 
which is completely owned by "Centralbolaget", has worked itself into a 
position as one of the three biggest in the country.

"AB Fargmaterial" - The Paint & Colour Company Ltd. - has shops in Stock
holm, Upsala, Gothenburg and Skellefte&. This company runs shops selling 
paint and supplies the production companies with oil, wallpaper and other 
items."AB Farghandel" is also owned by "Centralbolaget".

"Kiksbyggen" works in conjunction with all of the companies named above
though each one works as a legally independent unit. The total number of
employees in "Svenska Kiksbyggen", including those employed in the above
companies, amounts to nearly 8.000. 

k
The 1958 cong^ss saw an alteration in the principle of "Kiksbyggen's" 
statutes concerning the aims of the movement. Earlier regulations limi
ting m%i|^ership to the building trade were withdrawn and the congress 
determined that* membership was open to LO (The Swedish Confederation of 
Trade Unions), to federations connected with LO, to tenants' associations
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aiid to other peoples' organisations. This meant tliat ''liiksbyggen" became 
a company with strong ties In the Swedish trade union movement and one 
with shareholders which comprised both producers - the building workers - 
and consumers - the tenants.

The company f\inctlons on a co-operative basis, the highest authority be
ing the congress which meets every third year. Between congresses the 
highest authority is vested in an elected delegation of twentyfour mem
bers.

The basic organisation is made up ol local unions of "Ulksbyggen" formed 
in the parlous areas. To these are joined the local trade unions, central 
trade organisations and other peoples' organisations.

The main task of these local unions is first of all to take care of "Kiks- 
byggen's" interests in the area and to work for a sound non-speculative 
housing production. The choice of delegates to the committees of the various 
tenants' associations for the building period Is made within the local 
unions. The local unions must also follow and Influence planning and build
ing.

For the rational exploitation of modern overseeing methods "nIksbyggen" 
have set up over thirty overseeing offices with the necessary staff for 
organisation, overseeing and building control. These personnel are employed 
by "Svenska Riksbyggen” direct. In addition to the architectural office in 
Stockholm special architects' offices have been set up in Gothenburg and 
Malmo. At the end of the year as many as 350 people were directly employed 
in "Riksbyggen's" service.

During the last 20 years "Kiksbyggen" has been responsible for the planning 
of as much as 70.000 flats to a value of 2.360 million Sw. Kronor. Of these 
flats 49.378 were for letting on a tenancy basis and 20.000 as letting flats 
for communal housing companies.

In order to be able to take advantage of constitutional regulations gover
ning the 100% advances available for companies of public utility, "iflks- 
byggen" formed mutual companies with some twenty towns and built-up areas. 
This form of co-operation has proved both advantageous and rational, pri
marily because it has been possible to make use of "Riksbyggen's” exlstlnR
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overseeing system for this activity. By virtue of having named norms 
for co-operation "Riksbyggen" has the chance to plan and build both 
tenancy and letting flats so that production can be adjusted the con
ditions prevailing in each area.
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C O  - O P E R A T I V E  H O U S I N G  I N  S W I T Z E R L A N D

The Swiss Housing Association

(Der Schwelzerlsche Verband fUr Wohnungswesen)

We will find the first incipiences to a building of public utility in the fom 
of building associations in the last decades of the past century. At the be
ginning of the new one the efforts not least thanks to the interest froa the 
consumers' associations' side - accept foms according to the goals and or
ganisations of to-day. The real start of the building association system did 
the ralIway-worknen-building associations bring, founded at different places 
before the first world war. These had thanks to the understanding that had 
met them - up to to-day - from the Swiss "Bundesbahn", a more solid financial 
background while the earlier fondations had to suffer a lack of money means, 
which often lead to.the ceasing of their activities.

Following the lack of housing after the First World War the Federal Govern
ment, the cantons and the municipalities subsidized housing considerably.
This help extended from 1919 until 1924, when federal support was with
drawn. The other authorities, however, continued to support new construc
tion of housing in'different ways.

The difficulties on the housing market that arose during World War II 
broght about renewed federal government support for the improvement of 
housing during the period 1945 and 1948. The subsidies were usually more 
favourable for co-operative housing than for private and again greatly 
stimulated the former type of housing. Thus by the end of 1948 there 
were 928 co-operative housing societies in Switzerland and out of the 
total production of some 19.000 units built in 1950 no less than 24 % 
or 4.760 werw built by co-operatives. Another 4.000 units were built by 
other forms of voluntary association thus bringing the total construc
tion of non-profit-making housing to some 45 % of the toal production.
In 1949 the percentage of subsidized housing rose to 60 %.

The improved housing situation broght about a change in the housing 
policy in 1950 and the act on federal government support for housing 
was repealed. But in 1958 the Federal Parliament again decided to sup
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port housing. Thus, during the next four years, ten thousand dwellings 
were to be built and for which a rate of Interest subsidy would be made 
available from governmental resources - subject to the cantons and 
municipalities contributing twice the amount. In all, however, the 
subsidies were not to exceed two per cent of the total cost of building. 
Owing to the shortage of capital on the mortgage market the banks of 
the cantons should give preference on mortgages to an amount of 120 
million Francs for this housing.

Other forms of additional public aids lor housing are available but 
differ from canton to canton and from city to city. In the main the 
forms of assistance are the following:

a) grants in the form of cash towards the cost of building,
b) loans and mortgages with a reduced rate of interest or none at all,
c) subsidies to cover the cost of mortgage interests,
d) ceding of building land at moderate current prices,
e) stamp duties etc, to be borne by the municipality,
f) tax reduction^, which, however, are only granted in one canton,
g) handing over of buildlng-land to bulldlng-rights.

In 1957 about 10 % of all new housing. Including some private housing, 
received subsidies in one or another of these forms.

The support of housing from public funds Is usually given subject to 
compliance various conditions such as the letting of accomodation to 
families with low incomes or with many children; the need to obtain
the permission of the authorities before selling the accommodation and
the subjection of rents to control. In many cases the local authorities 
claim the right to audit the annual accounts and supervise the conduct 
of business of the co-operatives. Municipal representation on the ma
nagement board of the co-operative is also common.

An important role in facilitating the activities of co-operative housing
societies is the support given from the Consumers Co-operative Movement and 
the central co-operative bank. The production co-operatives engaged in con
struction are also commonly used by the housing co-operatives.

Even if the statutes of th^ housing co-operatives vary, all include 
the general rule that membership is open both to individuals and to



corporate bodies such as municipalities and consumers' co-operative 
societies. Host rules embody declarations of the society's political 
and religious neutrality and uphold the objectives of supporting all 
endeavours to improve living conditions and to promote a planned land 
and settlement policy. There exist, however, a set of model rules fOr 
the guidance of housing and building co-operatives formulated by the 
Swiss Housing Association.

This Association "Schweizerischer Verband fUr Wohnungswesen" was formed 
in 1919 and Includes the majority of the housing co-operatives. In the 
beginning the members were mainly authorities' members of governing bo
dies of these, and architects.

The objects of the Association are the improvement of the hygienic, social, 
technical, financial and cultural aspects of housing. Its special feature 
is the promotion of co-operative housing and building. It represents the 
Interests of the building and housing co-operatives and their members 
(tenants) in confronting all kinds of authorities and the public.

The Assoslation further administers a fund out of which loans are given to 
the co-operatives during the period af their building operations devoted 
to contruction.

Owing to the fact that the laws, building regulations and housing policy 
differs from canton to canton and city to city, the structure of the 
Association is federallstlc and it has eig^t regional sections of Zurich, 
Bern, Basel, Romande, Central Switzerland, Winterthur, St. Gallen and 
Schaffenhausen and five directly associated housing co-operatives.

The prerequisites for obtaining membership of a section of the Associa
tion are the following:

1

1 ) open membership,
2) dwellings to be let at cost price,
3) no profit to be made on houses sold,
4) dwellings to be let only to members of the co-operative,
5) tenants to be protected from arbitrary termination of lease,
6) dwelling units to be allocated on social principles,
7) no financial participation by building contractors,
8) moderate fees to officers and officials of the society,
9 ) low interest on the shares and
10) no distribution of profits on liquidation of the society.

- 83 -
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Membership is quite voluntary and the Association has no statutory control 
or supervision of Its nenbers. The housing co-operatives themselves audit 
In accordance with the law their annual balance and book-keeping.

The sections must, however, abide by the alms and objects of the Association 
and pay an annual fee of a quarter of a Franc per flat or house held by the 
nember-socletles. The Association has a technical coimnlsslon and a consulta
tion bureau, which the nenber societies can use for the preparation of their 
building projects. Legal assistance and advice on admlnlstatlve questions is 
also given.

The Association issues a monthly Journal called "Das Wohnen" (The Living) 
which has a ciiculation of 13.000 copies and a French edition called "Habita
tion" .

At the moBtent the association is engaged in making most special efforts to 
support the education system. It arranges for this purpose work-meetings 
with addresses, discussions and Inspections. At last it does not fail to 
found cadres everywhere in the sections, that pass on and realize the 
thoughts of the building, association. New tasks for the association do the 
enonaoua Increase of the landprices bring, the increasing lack of bullding-
land, the information about the value and the advantages of association-

/building in view of the insufficiency of corresponding steps of consumers 
of apartments. A very preventing handi-cap there Is that it fails an active 
material concentration of the forces, the schism between them, above everything 
in cantons and parishes. To raise over the disadvantages mentioned above will 
be one of the most Important tasks in the near future. To facilitate the 
financing of the new task the "Hypothekar-BUrgschaftsgenossenschaft schwei- 
zerischer Bau- und Wohngenossenschaften" was founded. It is a self-help-organlsa- 
tion of building associations to which also public associatlons-banks, and 
consumtlon-assoclations are invited to procure foundation capital. Till now 
the "Hypothekar-BUrgschaftsgenossenschaft" could fill all responsibility demands. 

/

In 1959 some 350 housing co-operatives were affiliated to the Association 
and, according to statistics, covering the period from 1931 up to 1958, these 
societies had erected 83.500 dwelling units. Out of these 51.000 were held 
by lihe societies while the rest, mostly single houses, were owned by the 
occupiers. In 1957'some 10 % of the total new production of houses was built 
by the co-operatives. In.addition to the 350 meraber-societies there were 170 
officials of public bodies and individuals who, wishing to support the Associa
tion, were Affiliated.
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The Association has a great Influence on the social housing developoent 
and the Swiss housing co-operatives maintain a very high standard of 
external and Internal architecture, sito-improvement, site planning and 
general dwelling standard. In spite of rather liialted support from the 
Federal government and in keen competition with private housing the Swiss 
co-operative housing movement haa been able to grow to large proportions 
and will increse still further.


