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FOREWORD “CO-OPERATIVE HOUSING ”, 2nd ed.

The developm ent and strengthening o f housing co-operatives in the developing 
countries has always been one o f the m ain targets of the H ousing C om m ittee of 
the In ternational C o-operative A lliance. This handbook  is therefo re  m ainly 
dedicated  tow ards the needs o f those developing countries w here the housing 
shortage should be overcom e by th e  developm ent and strengthen ing  of 
cooperative m ovem ents.
H ousing problem s and co-operative solutions are being discussed w ithin the 
H ousing C om m ittee on an in te rna tiona l level. This handbook will help to form  
new housing co-operatives, to  im prove already existing structures and o rgan i­
sations, to review the financial requ irem en ts , to  enable self-help schem es, to 
m anage the running of a housing co -operative, to  offer housing for building 
w orkers or consum ers, to  encourage staff training and to  m ake use of the 
advantages of a housing co-operative. T he first edition of “C o-operative 
H ousing"w as issued by the H ousing C om m ittee of the In ternational C o­
operative A lliance in 1980, including exam ples of forty  countries w here hous­
ing co-operatives opera te . This second revised edition  concerns m ost of the 
first part of the original edition  of “C o-operative H ousing” , published by the 
P lunkett Foundation  for C o-operative Studies, O xford, U .K . in 1978 and has 
been updated  to  the housing needs o f today.
T he H ousing C om m ittee is expressing thanks to  all organizations, which 
collaborated  in publishing the revised edition , in particu lar to  the G erm an 
H ead  F ederation  of N on-Profit H ousing A ssociations, C ologne for the general 
revision and up-dating of this book.
The second edition  will also be published  in G erm an , French and Spanish.

Mr. O lle L indstrom
C hairm an  of the IC A -H ousing C om m ittee
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CO-OPERATIVE HOUSING -  
AN OVERVIEW
C H A P T E R  I

HOUSING PROBLEMS
AND CO-OPERATIVE SOLUTIONS
1. Introduction

T he purpose of this hand-book is a practical one. It is in tended  to  be read  in the 
first place by peop le  in developing countries. M ost of them  are not able to build 
a house for them selves, no r can they afford a house or flat built privately or by 
a local o r na tional governm ent. Such people may have already looked for som e 
alternative less costly accom m odation, m eeting  the ir needs. In m ost cases a 
privately built house is no t affordable and housing is not sufficiently provided 
fo r by public au thorities. They may have heard  of co-operative housing o r they 
m ay already be m em bers o f co-operatives form ed for o th er purposes, e.g. 
agriculture.
U nless such people  have contacts w ith som e industrialized country, which has 
specialised in co-operative housing for m any years, they may find it difficult to 
get in touch w ith any organisation in th ird  world countries, which would be able 
to  answ er all th e  questions, they w ould wish to  ask. They w ould find it still 
m ore difficult to  get answ ers from  a single book. D escriptions of m any 
successful housing co-operatives have indeed been  published, but such descrip­
tions are concerned  as a ru le with a single country  or a group of countries in the 
industrialized  w orld. T hey naturally  ignore problem s found in developing 
countries and as a rule do no t suggest a choice o f solutions even if the problem s 
are  com m on to m any T hird  W orld countries.
T his handbook  is in tended  to  answ er as m any questions as possible, which 
those , w ho a re  in terested  in housing co-operatives are likely to ask. The 
answ ers are  based on the first edition of "C O -O P E R A T IV E  H O U S IN G ". 
Since co-opera tion  is in any case a group  activity, the book might well be used 
as a h an dbook  for readers who are in terested  in cooperative housing, especially 
those who are  looking for solutions in developing countries.

2. Definitions and conditions for the promotion 
of housing co-operatives

A co-operative has been defined as a legally incorpora ted  group of persons, 
generally  o f lim ited m eans, pursuing the sam e econom ic purpose. M em bership 
is voluntary  and  control is dem ocratic. M em bers m ake an approxim ately equal 
con tribu tion  to  the capital required  in o rd e r to  m eet a com m on need of housing
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o r its im provem ent based on m utual assistance. D etailed  classification of 
housing co-operatives is given in the A nnex  I, “G lossary o f T erm s” . A  housing 
co-operative should fulfil the  follow ing conditions:
(a) It has to  be a legally recognised body with pow er to  do all those things 

w hich could be done by an individual carrying on his own business.
(b) It has to  be dem ocratically  con tro lled , each m em ber having one vote, 

w ithout considering the num ber of shares.
(c) M em bers m ake an approxim ately  equal contribution  to  capital, on which 

they  should receive a fixed ra te  o f in terest.
(d) Profits a re  no t d istribu ted  as w ith m ost co-operatives in p ropo rtion  to 

m em bers’ business w ith the co -operative, bu t, in som e coun tries, as a 
lim ited re tu rn  on capital and , if they  occur beyond tha t, used for the general 
benefit of the m em bership,

(e) M em bership  is voluntary and m em bers may retire  if the organisation  ceases 
to  m eet their needs.

(f) T he organisation  aims at social purposes — principally the provision of good 
housing at low costs -  and  is n o t aim ing at maxim um  profits. It is no t a 
governm ental institu tion  bu t a non-governm ental organisation .

V oluntary  and spontaneous fo rm ation , group responsibility, equality  o f rights 
and duties, com m on ow nership , p erm an en t o r tem porary , and com m on ser­
vices are  the m arks of the housing co-operative.
T he handbook  is not concerned  w ith public housing, national o r m unicipal, nor 
w ith housing provided by large firm s for their own em ployees, unless these  are 
ow ned and m anaged by the em ployees them selves. Instead  of bu reaucratic  
public au thorities, principles o f self-reliance m ust be encouraged. In  o rd e r to 
achieve these objectives, prim ary  housing co-operatives do require  coord ina­
tion , and m ust have the un restric ted  support of their m em bers, if they  w ant to 
establish self-help co-operative housing schem es. Technical assistance, contro l 
and  guidance by local au thorities m ust be lim ited to a supervising function. 
O therw ise the effectiveness of self-adm inistration  and self-help will be suppres­
sed. A  good know ledge of responsibilities and duties of the m em bers as well as 
com prehensive training schem es in all relevan t adm inistrative, legal, financial 
and  technical m atters are essential. Self-reliance m eans an effective p rom otion  
of th e  housing co-operative and  the achievem ent of objectives. T he m anage­
m ent m ust be done by a w ell-tra ined and w ell-m otivated staff. M otivation  can 
be stim ulated  by p re-m em ber education .
T he effectiveness o f self-help c o o p e ra tio n ,depends. to a very high degree on 
the m em bers’ willingness to  co llaborate . T he training of co -operato rs is essen­
tial for the success of co-operative housing schemes.
In  those developing countries w here e ither governm ental o r sem igovernm ental 
influence determ ines the daily m anagem ent of a housing co-operative, private 
initiatives have been discouraged and  bureaucratic  structures have replaced 
vo lun tary  prom otion . T herefo re  the m em bers them selves m ust be involved in 
th e  m anagem ent as far as possible.
T his does of course no t m ean th a t sponsors could no t be governm ental 
organisations. For the im provem ent o f the financial and organ izational struc­



ture a sponsoring organization is necessary and in m ost cases a pre-condition  
for the initial w ork.
E specially , when housing co-operatives are  dedicated  to  lowincom e groups in 
developing countries, there m ust be a sponsoring agency, but it should be a 
non-governm ental and non-profit o rien ta ted  organisation. This is not only of 
g rea t relevance in o rd e r to avoid risks of bureaucracy, inflexibility and go-slow 
m anagem ent, bu t especially in o rd e r to reduce dependence. A  team  approach  
which relies on the com petence of its m em bers, has to  overcom e inadequa te  
governm en ta l housing m odels, w here ta rge t groups are different and prices o f 
the houses built can only be afforded  by m iddle-incom e sections o f the society. 
T his is in m any cases the prob lem  of social housing.
B ureaucratic  adm inistration  can be avoided  by various factors:
— stric t econom ic and social m anagem ent;
— non-governm ental sponsoring agencies;
— clear co-operative by-laws, con tracts and  agreem ents, which streng then  self- 

he lp  and  self-adm inistration;
— a technical services organisation  for the im provem ent of housing, o rien ta ted  

to  th e  needs of the m em bers;
— financial arrangem ents w hich are no t overburdening low -incom egroups, 

w here construction  standards and cost calculations provide for, ad ju s t­
m ents, if unexpected  price increases endanger the fulfilling of the ta rge t;

— self-help organisation  during the p lanning and construction period  as far as 
possible;

— considerable cost reduction  can be achieved and an in tegrated  com m unity 
can be established by em ploym ent p rogram m es (e.g . construction  of bu ild ­
ing m ateria ls, farm ing, e tc .).

3. The Dimension of the Housing Problems

By th e  year 2010 it will be a reality  th a t the poo r sections of the th ird  w orld 
popu la tion  in the big cities will form  the  m ajority  in relation  to  th e  w orld wide 
popu la tion . E ach of the th ree  continen ts -  A frica, A sia and L atin  A m erica -  
will have to  face trem endous housing problem s in their overpopulated  cities. 
Ind ia  can be taken  as an exam ple fo r the explosion of the population  in 
developing countries. In less th an  one generation  m ore than one billion people 
will live in the subcontinent and tw o th irds of them  will not be in a position  to 
cover th e ir basic needs.
In th e  beginning of the seventies a housing shortage o f 61 million dw elling units 
had  already been  calculated. W hilst this estim ation had been  m ade, the 
add itional need  of two m illion dw elling units had been  included in the figure of 
th a t year, bu t the yearly construction  o f housing is no t m ore than  approx i­
m ately  300,000 dwelling units.
If no  drastic  m easures against th e  housing shortage in India are  tak en , the 
add itional lack o f housing will reach  ano ther 60 million dwelling units.
M ost o f the housing shortage h ad  been  based on th e  rural areas. R egard ing  the

9



official estim ation in the big cities, it is quite obvious that m any m ore people 
are affected by housing problem s than  official calculations can ever dem ons­
trate .
A lthough the 27,650 housing co-operatives which existed in 1976 in India, with 
an increasing m em bersh ip , they  constructed  nearly 227.400 houses. This is a 
"drop  in the ocean", if we consider the growing misery in the country . H ousing 
co-operatives shall be opened  for the poorer sections o f Ind ian  society, 
according to the new  five-year-planning of 1985-1990 by the governm ent. This 
w ould m ean a m ore consequential financial engagem ent in favour of the 
cooperative m ovem ent in o rd e r to relieve the severe situation .
In  m ost of the developing countries, w here industrialisation was only in the 
beginning and large tow ns w ere still the exception, governm ents and o ther 
large em ployers often  built special housing for civil servants, railw avm en, 
m iners, or w orkers on tea  or rubber estates. Such housing was no t always 
adequate  by the standards o f its day, bu t it avoided the loss o r sickness of the 
labour force.
Since the end of the last century  "pull-and-push"-factors have con tribu ted  to 
the shortage of housing, bu t the most im portan t has been the population  
grow th.
Even if no m igration had tak en  place, the population  has increased m ore 
rapidly than  had been  an tic ipated , especially in continen ts such as A sia, A frica 
and L atin  A m erica, w here the situation  has becom e explosive. F or som e tim e 
in the past, nu trition  and  health  services have reduced the ch ild ren 's  m ortality  
ra te  and extended  the average span of life in all these countries, w ith the result 
th a t the population  has increased  w ith startling rapidity.
M ost of this increased  population  has found its way in to  the big towns of 
developing countries, w hich increases the need for new  hom es. Slums and 
squatter settlem ents are de terio ra ting . They rem ain w ithout public services, 
e .g . w ater, d rainage, roads and  lighting. A t the sam e tim e new houses are 
becom ing a g reat deal m ore expensive and not affordable to  the very poor 
sections of society.

4. Co-operative Housing in the Third World today

In the developing countries m any housing co-operatives do no reach  the very 
p o o r sections of society. A s financial resources cannot be raised sufficiently and 
the organization  of selfadm inistration  needs an in tegrated  train ing schem e with 
experienced staff, the  housing needs of the low est-incom e groups are often 
being neglected. W hen housing co-operatives are well o rganized , e.g. in 
national federations and  having good chances for achieving financial support 
from  non-governm ental organizations and local authorities, also low-income 
groups can be included. T heir main capital is the w ork they can do within the 
neighbourhood . They can be tra ined  and skilled to produce bricks and o ther 
building m aterials, which they can also sell to  the local m arkets. T he w om en 
and children can be engaged in sm all handicraft pro jects which will enable
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them  to  gain additional incom e. A concept of co-operative ow nership , where 
the m em ber is ten an t and co-ow ner o f the co-operative as it is realized in many 
industrialized  countries, canno t be transferred  to developing countries in most 
cases, w here the ow nership  of the house is the first p riority  of m em bers. 
Social security m eans p roperty  and incom e. This has to  be taken  in to  consider­
ation , as previous illegal settlem en ts and negative experiences w ith land ow ners 
have led to d istrust and doubtfu l feelings tow ards concepts w ithout clear 
p roperty  rights.
In case o f restric ted  individual o r family ow nership the m em ber will not be in a 
position to  gain speculative profits , because the housing co-operative has the 
right to  p reem ption  th rough  the refunding of the paid-up share-cap ita l, the 
m em bers’ investm ent and possibly — if there  is such an agreem ent — a limited 
part of the increased value of the dwelling unit.
This concept shows som e advantages for the housing co-operative in develop­
ing countries:
— the m em ber is m otivated  to  w ork in the com m unity, if all houses are erected  

at the same tim e and the d istribution  of houses is done by lot;
— as the design o f the houses is the sam e, th roughout cost reductions can be 

realized;
— the in frastructure w ork, being done by team  w ork , all m em bers will be 

provided with basic facilities;
— job  creation  program m es can be in itiated  and continued after the settlem ent 

has been finished.
— every m em ber has his own p roperty  and conflicts can m ore easily be 

avoided;
— the additional incom e can be used for the repaym ent of credits. Â  revolving 

fund can be crea ted  for the financing of future p rojects;
— the m em ber is responsib le for the m aintenance and up-keep  of the house 

and its surroundings.
T he housing co-operative will continue its w ork through the prom otion  of new 
pro jects for the w aiting m em bers.
This dynam ic aspect is o f g rea t im portance. W aiting m em bers will only be 
adm itted , if there  is real hope to  m eet their requ irem ents. O therw ise the 
housing co-operative will no t be attractive to  new m em bers.
This also m eans th a t tra in ing  has to  be a perm anent task. T he advanced 
training of p rom oto rs and tra inees , who provide the know -how  in a learn ing by 
doing approach  has to  be streng thened .
In teg ra ted  urban com m unities can only be achieved, if the housing co-opera- 
tive understands its task  as an econom ic and social unit.
In A sia, co-operative housing on a large scale can be found in India and 
Pakistan . The expansion of K arachi into a seat of governm ent after the 
establishm ent of Pakistan  as an independen t state, was to  a large ex ten t m ade 
possible by the co-operative housing enterprises o f its new  civil service. 
M alaysia and Sri L anka (form erly  Ceylon) have their housing co-operatives, 
and co-operation  is one of the m eans used to  relieve the acute housing shortage 
on the over-crow ded and refugee-haun ted  island of H ong  K ong. M ost of the
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new housing in Israel is co-operative. A lso  in m ost A frican coun tries, co ­
o pera tive  housing is in a very early  stage of developm ent. M ost o f the 
p ioneering  has been  done by the Ism aili com m unity in K enya; A ustra lia  has 
long had  flourishing building societies lending for housing purposes, bu t has 
recen tly  coupled  them  with housing co-operatives which actually build  houses 
for th e ir  m em bers.
T here  a re  a large num ber o f varia tions in the way, all these housing co­
opera tives are  carried  on. B ut m ore im portan t are the differences in the degree 
o f suppo rt given by way o f legislation, financial and o ther, w hich the co­
opera tives m ay expect from  th e ir local and  national governm ents. T he m ain 
d ifference how ever, is in the ir aim  and  re la tion  to the ir m em bers. O ne aspect 
o f this is w hether o r no t they are  p erm an en t organizations. They m ay decide in 
advance to  w ind up the ir existence as soon  as the ir objects will be achieved. 
O ne form  o f co-operative housing, especially popu lar in A sia, aim s at house 
ow nership : as soon as m em bers pay off th e ir deb ts, the ir houses becom e th e ir 
abso lu te  p roperty . T he co-operative has no need  to  continue in being and  can 
wind up  its affairs. This form  presen ts special problem s in term s of continuous 
co -operative efforts. E lsew here, especially in N orthern  E u rope , the co -opera­
tive is a p erm anen t body, houses are  ow ned collectively by the co -operative, 
n o t individually  by each o f its m em bers, and  each m em ber is both  a jo in t ow ner 
o f the housing esta te  and a ten an t o f the house o r flat which he actually  
occupies.
T here  are  variations o f bo th  types, and m ore than  one kind o f housing co ­
opera tive  m ay be found in m any coun tries, bu t the b road  distinction should  be 
borne  in m ind in read ing  the follow ing chap te rs, each o f which deals w ith a 
d ifferen t aspect o f the life and  w ork o f a housing co-operative: how it is co­
opera tive , w ith th e  rights and  duties o f m em bers and  com m ittees; finance, 
w here it can  be ob ta ined  and w hat it costs; th e  actual planning and building o f a 
housing com plex; the partic ipation  of building w orkers in co-operative housing 
schem es. In  the last chap te r, som ething will be said about the fu tu re  o f co ­
o pera tive  housing.
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A deficit housing situation in Pancharul, West Bengal, India
Credits are offerd for the improvement o f the existing houses to promote self-help

Employment creation programmes in West Bengal, India

Fotos: DESWOS

Additional income ressources enable the families to pay o ff their credits



C H A P T E R  II
TECHNICAL SERVICE 
ORGANIZATIONS (TSOs)
1. Need for TSOs

In developing coun tries, low incom e people often  do not have access to  the 
technical assistance needed  for providing basic shelter. D eveloping countries 
are experiencing trem endous grow th tha t is expected  to  continue through the 
year 2000. The resulting housing crisis m akes the need  for technical and 
financial assistance crucial to the developm ent and stability o f these countries. 
The need  for T SO s can be sta ted  as, “providing technical service to  people in 
need  of shelter" .
TSO s serve as an advocate for the poor by acquiring financing, and /or by 
w orking with governm en ts to establish a national housing policy and pass 
legislation to p rovide shelter, financing or requ ired  legal structures. The 
functions of T SO s can be illustrated  by a group of people in need  of housing. 
O nce a group has form ed a co-operative housing association, they  are faced with 
a wide range of tasks tha t m ust be com pleted: Selecting land , financing, and 
designing as well as constructing  the project. The group will o ften  discover that 
its m em bers do no t have all the  necessary expertise to develop the pro jec t and it 
is necessary to look for technical advisors to guide the co-operative association in 
assessing alternatives and m aking the best decisions for the co-operative. 
TSO s provide the technical assistance needed to  develop housing and preven t a 
fragm ented approach  to  housing developm ent. A  TSO  can help to  reduce 
costs, avoid delays and assure a system atic approach  in the developm ent 
process. The T SO  is p rim arily  a coord inato r o f the developm ent process. They 
also provide these high level skills to  o ther com ponents o f the C o-operative 
D evelopm ent System . TSO s can facilitate the organization  and m anagem ent of 
N eighbourhood  Im provem ent C o-operatives and V illage Im provem ent C o­
operatives. T hey can serve as a negotia tor with in ternational agencies and 
credit m echanism s by channelling  resources to  Building M ateria ls Production 
C enters in o rd e r to  finance an expansion.

2. Conditions for Organizing a TSO

To develop an effective Technical Service O rganization , a region or country  in 
which it is located  m ust already  have the basic legal, adm inistrative and 
financial structures needed  for a private sector co-operative program m e.
A n im portan t factor in the existence and grow th of a T SO  is a strong 
sponsorship, e .g . from  consum er o rien ta ted  organizations such as civic groups, 
labour groups, trad e  unions, religious organizations or co-operative federations.
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O th er factors tha t significantly affect the developm ent of technical service 
organizations and its co-operative based program s are:
a) Policy

T he governm ent m ust understand  and support co-operatives as well as 
define their application  in housing and com m unity developm ent program ­
mes. G overnm en t backing which is no t necessarily financial can be found in 
a national housing or e c o — nomic developm ent policy.

b) Legislation
A dequate  legislation should  exist to enable the organization  of housing co­
operatives.

c) Financing
Local financial institu tions should exist and be willing to  w ork with housing 
co-operatives. Sources o f funding m ust be available to finance co-operative 
pro jects. Such resources m ay include a mix of public and private m oney, co­
operative m em bers' savings, regional developm ent banks, w orkers’ banks, 
building societies, credit co-operatives and in ternational donations.

3. Services provided by a TSO

A  TSO  must offer a variety  o f services, such as:
a) Technical Services

— Assess p ro jec t sites
— Investigate available construction  m aterials
— E stablish the pre-qualifications of architects and engineers
— Review and approve all construction and inspection contracts
— Supervise the p rep ara tio n  of all technical plans and specifications as well 

as cost estim ates for the project
— Let contracts for construction
— Supervise self-help construction

b) O rganization  and T rain ing
— P repare and conduct educational program m es for the m em bers o f the 

housing co-operative
— D evelop a savings program m e for co-operative m em bers
— P repare and  presen t train ing program m es for co-operative board  m em ­

bers and com m ittee  needs
— E ncourage m em bers to  undertake tasks and p ro jec ts in civic and com ­

m unity developm ent groups
— E ncourage co-operatives to create  and apply for m em bership  in federa­

tions and sim ilar organizations
— A ssist g roups in the organization  of co-operative housing associations

c) M anagem ent
— Prepare  and  conduct training courses for p ro ject m anagers
— P repare m ain tenance , purchasing and collection procedures, form s and 

m anuals
— Form ulate  m ethods for the operational p rocedures, form s and m anuals
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— F orm u la te  m ethods for the opera tional contro l of co-operative pro jects
— P rep a re  m anagem ent and m ain tenance plans for co-operative pro jects
— M anage housing co-operatives.

d) F inancial services
— Iden tify  sources of short and long term  financing
— D eterm ine  financial mixes for co-operative pro ject developm ent and 

expansion
— E nsu re  tha t the financial resources of the co-operative m em bers are 

secure
— A ct as collection agency for co-operatives.

e) Legal services
— R eview  and  approve all co-operative legal docum ents for the organ iza­

tion  of a co-operative housing association
— P rep a re  all legal docum ents betw een the technical service organization  

and  th e  co-operative
— R eview  and approve all legal con tracts en tered  into by the technical 

service organization.

4. Elements of a Successful TSO

G ood m anagem ent and strict observance o f the basic co-operative principles 
will allow  a TSO  to provide its services to all com ponents of the co-operative 
system . T his policy will also enhance the ability o f the TSO  to ob tain  govern­
m en t recognition , financial su ppo rt, and influence in governm ent decision 
m aking and  legislation. A  slow and  cautious developm ent strategy will enab le  
the T SO  to  avoid financial difficulties.
A  T SO  th a t m aintains close relationships w ith o ther co-operative institu tions 
can streng then  the C o-operative D evelopm ent System and benefit from  the 
financial and  technical assistance of the o th e r co-operative sectors.

5. National organizations and common services

N ational o rganizations set up by housing co-operatives them selves w ould seem  
to  be an indispensable condition  of success. T he search for a so lu tion  to  the 
prob lem  o f continuity  com bined w ith the tendency  of all dem ocratic and no n ­
com petitive organizations to  seek  m utual suppo rt, has led in m ost countries to  
the fo rm ation  by local co-operatives of regional o r national unions o r fed era­
tions. T hese  bodies are in a position  to  accum ulate, over the years, m assive 
cen tralised  resources o f social, legal, adm inistrative, financial and  technical 
expertise , which are at the disposal o f the ir m em ber co-operatives o r o f new  
groups seeking to  form  a co-operative. Som e are bulk purchasers of building 
m ateria l o r  contro l a national building p lan w ith a view to the m ost econom ical 
use of labour. M any have subsidiary com panies supplying or m anufacturing  
building com ponents, fittings and fu rn itu re . They hire ou t building m ateria l. 
T hey have the ir own financial institu tions p repared  to m ake short term  building
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loans o r carry  th ird  m ortgages. Such organizations are well placed to  influence 
th e  public au thorities, local and national, and  so preserve and ex tend  the 
w orking partnersh ip  betw een  state and  the co-operatives.
O nce this stage has been  reached , w ith a strong  and m anysided national 
o rganization  and the effective backing of the public authorities, co-operative 
housing is likely to  go forw ard on its own m om entum . Experience will direct 
th e  national o rganization  as to  w hat p ro jec ts should be encouraged or in itia ted , 
w hat con trac to rs should be em ployed and w hat solutions should be app lied  to 
th e  legal, social o r m anagerial problem s w hich will from  tim e to tim e arise. 
Som e help  m ay be received from  o ther, longer established branches o f the co­
opera tive  m ovem ent. V isits to  o lder and m ore experienced housing co -opera­
tives in neighbouring  countries m ay be well w orth  the tim e and expenditure  
involved. In te rn a tio n a l organizations may som etim es be called in aid , and will 
supply w ritten  inform ation  and in som e cases advisors capable of giving 
technical aid . T he linking o f existing housing co-operatives in a national 
organ ization  should, how ever, tak e  place as soon as possible, for a housing 
m ovem ent, like m ost o th er institu tions, grows strong from  within.

6. Some practical observations
In  concluding  this section it m ay be o f  in terest to  quo te  the sum m ing  up o f  a 
C hilean w rite r (D r. C arlos B U R R . Las C ooperativas de V ivienda. Santiago. 
E d ito ria l U niversitaria , S .A . 1958. pp. 219.) who has prepared  a list o f the 
p rincipal causes o f success or failure in housing co-operatives.
Failure  is m ainly due to  the following four determ ining factors:
— Pro jec ts which are  too  am bitious o r unrealistic;
— excessive cost, especially of building m aterials;
— bad  judgem en t, dishonesty o r lack o f technical know ledge on the p a rt o f the 

com m ittee  of m anagem ent;
— quarre ls am ong m em bers, lack of social hom ogeneity  or loss o f in terest 

before  the pro jects has been com pleted  o r  perhaps even begun.
A  local, regional o r national sponsoring body in form  of a TSO  should be 
advocated . T he absence of a well p lanned  and organized TSO  o r sim ilar 
en tities can  encourage the developm ent of m ovem ents th a t are no t necessarily 
in accordance w ith co-operative principles. It may even develop aberran t 
form s. T herefo re , a housing co-operative m ust look a fte r its general principles 
and , by doing this, focus on the im provem ent of its m em bers’ physical, social 
and econom ic living conditions. Self-help cannot be separated  from  the co­
opera tive  housing process. In general, it is to  be said th a t co-operative housing 
s treng thened  by a T SO  is an answ er to  the  housing problem , bu t should be 
in teg ra ted  w ith o th er, esp. job  creation  and incom e generating  program m es. 
Federa l organizations could play a leading p art in the developm ent o f co ­
opera tive  housing, and enab le  it to  grow m uch m ore rapidly and successfully 
than  w ould  be possible if a num ber of local co-operatives acted on the ir ow n. 
F edera tions m ight be mainly advisory and  p rom otional, but they could also 
p rovide th e ir m em bers w ith a num ber o f practical services, e ither d irectly  or 
th rough  subsidiary undertakings.
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Self help in construction: The project o f Ubon Ratchathani, Thailand 
A new laminated brick is being used

Fotos: DESWOS

Self-help within the project Bonthapadu, India. Only local techniques are used
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C H A P T E R  III
FORMING A HOUSING 
CO-OPERATIVE
T he form ation  o f a  housing co-operative is a serious step . It is likely to affect 
the w hole fu ture  lives o f th e  partic ipan ts and also those of th e ir fam ilies. It will 
probably  decide w here they  a re  going to  live for the next th irty  o r forty years, 
w here they  will w ork , w hat schools their children will a ttend  and  w hat doctors 
and hospitals will be at the ir disposal. It will also decide upon  th e ir neighbours. 
It will call for th e  investm ent over the years of considerable sum s of m oney 
which might have been used in o th e r ways, in starting  a business, for instance. 
For all these reasons it is n o t a step  to  be taken  w ithout careful consideration . 
T here  m ust be discussion w ith in  each fam ily and betw een  all th e  fam ilies who 
are  considering to  becom e m em bers o f the co-operative.

1. What Kind of Housing

T he first point to  be  considered  is w hat kind of housing is req u ired  o r desired. 
D o people w ant to  build houses which in the end will becom e their own 
unrestric ted  p roperty , which they  can sell, m ortgage, sub let, d iv ide, ren t ou t o r 
even pull dow n and  rebuild? D o  they already own building sites, o r does each 
one w ant to choose his own site from  those available on the m arke t?  O r do they 
p refer to  acquire a single site and plan a settlem ent o r housing esta te  on which 
all th e  m em bers will live to g e th er?  The answ er o f course m ay depend  no t only 
on the wishes of the m em bers b u t on the ir financial possibilities, the term s on 
which land can be acquired  and  the availability o f services such as roads, 
dra inage , w ater supplies and  electricity.
T o becom e the ow ner of an individual fam ily house w ith all basic services and 
fittings calls for heavy initial ou tlay  and for continuous paym ents spread over a 
num ber o f years. Will the m em bers be able to take on this responsibility  and 
have they  in fact the resources? W ould they prefer responsibility  fo r services 
and up-keep  to  be carried  on by the group  and not the individual? W ould they 
in fact p refer to  be jo in t ow ners o f the co-operative housing p ro jec t as a whole, 
bu t rem ain  tenan ts o f the ir ow n houses? M any people have a strong  desire for 
hom e ow nership. B oth  types have their advantages, w hich need  to  be consi­
dered  carefully and  if necessary w eighed against the trad itions of prejud ices of 
the m em bers.
D o m em bers w ant to  live in separa te  houses, in te rrace  houses o r in flats? 
Som etim es, again, circum stances decide. In an overcrow ded island like H ong 
K ong, housing for people o f  m odera te  incom e can only be o ffered  in blocks of 
flats. If  people w ant to  live in th e  cen tre  o f a large city in o rder to  be near their 
w ork , th e  price o f land  will be too  high, so th a t only ta ll buildings divided into
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num erous apartm en ts are  econom ically possible. In m ost tropical countries this 
is disliked, individual houses are p referred .
H ow  far again , are m em bers in terested  in com m unal services, and do they wish 
them  included in the housing pro jec t?  A re  they in terested  in building a 
com m unity w ith a social life of its ow n, o r do they  m erely w ant a house for their 
fam ily?
H ere  som e critical rem arks should be m ade abou t the experience of self-help 
housing and  low-cost p ro jects.
If m em bers are  not m otivated  to  w ork m ore efficiently in the group than  just 
fo r them selves, progress cannot be expected  after the term ination  o f the 
housing p ro jec t. R esidential neighbourhoods need  organization  and physical 
p lanning, especially for low -incom e groups; e.g . roads, foo tpaths, pit latrines, 
w ater and the provision of electricity. This m eans tha t self-help groups have to  
continue th e ir efforts w hen the initial phase o f the housing construction  has 
been  com pleted .
A lready  existing experiences w ith low-cost housing pro jects show tha t socio­
econom ic characteristics, and the basic cultu ral requirem ents of the com ­
m unities have to  be taken  into consideration . O therw ise, there will be no 
identity  w ith th e  p ro ject itself and com m unity life will be difficult to im prove. 
T he design of the housing pro ject itself has to  include local building m aterial 
and  — if possible — a com m unity cen tre , w hich can be used  for continuous 
train ing , for discussion and  for the general m eetings of the cooperative. 
H ousing in this concept is the first step  for a m ore hum an and a m ore social- 
m inded  society in developing industries.

2. Availability and choice of membership

A t an early  stage it is necessary to  find out w hether enough people are likely to  
becom e m em bers to  justify a co-operative housing project. If there are  too  few, 
th ere  will be  no econom ies in running a jo in t p ro ject. The overhead  charges 
will be too  high and possible lenders will no t be im pressed with the security 
offered . M em bers m ight as well build their own houses. It m ay not be possible 
to  purchase a site o r to build  access roads and lay on the necessary services, if 
they  do no t a lready exist. T he local au thority  will no t lay on these services for a 
few houses, since they m ight not be able to  recover the expenditu re  through 
various m eans, in any reasonable  tim e.
T here  will alm ost certainly be a m inim um  econom ic unit for a housing pro jec t, 
bu t it will no t be the sam e in every country  o r for every type of housing. In 
countries w ith long experience of co-operative housing, all this will be known 
to  a national housing co-operative organization  which will give advice upon 
request. W here  the co-operative system  is still in the p ioneering  stage, advice 
m ay be m ore difficult to  get, and it m ay be necessary to ensure tha t it is wholly 
d is in terested . A  local builder or architect could have the necessary technical 
know ledge, bu t he m ight have a personal in terest in prom oting or even in 
discouraging housing projects. A n experienced  accountan t or surveyor am ong
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those w ho h oped  to  becom e m em bers w ould be useful, bu t even so it m ight be 
necessary to  d raw  on the experience o f housing co-operatives in neighbouring 
countries, e ith e r by correspondence or by visits.
It is im portan t th a t m em bers should be able to  get on reasonably  well together, 
if they  are  to  be close neighbours and are  to  be jo in tly  responsible for running 
th e  co-operative which controls such an im portan t part o f their lives as the 
houses in w hich they  live. Some housing co-operatives are from  the beginning 
m ade up of people  w ho follow th e  sam e occupation  -  e.g. civil servants, 
w orkers o f a single firm . This may be m ainly by choice, o r it may be because 
th e  em ployer is in terested  in m aking a con tribu tion . T hus, the em ployer could 
provide the build ing site or a subsidy o r offer loans, personal o r collective, on 
soft term s, and  enable the repaym ent by deducting  it through instalm ents from 
th e  w orkers’ salaries.
T he bond o f com m on em ploym ent m ay m ean  th a t the m em bers o f th e  co­
opera tive , all w ith  a com m on in terest and all earn ing  sim ilar incom es, will get 
on well to g e th e r and easily build up th e  necessary in ter-relationships w ithout 
w hich a new  housing estate  can be a depressing  place to  live in. Things m ay not 
w ork ou t in  this way. P eople w ho have spent th e ir day at one kind of jo b  and 
am ong certa in  people m ay not w ant to  m eet every  evening and w eek-end with 
noth ing to  ta lk  about bu t the sam e narrow  “sh o p ” . A  m ixture of personal 
experience, train ing and occupation may c rea te  a much m ore stim ulating 
com m unity.
A  m ixture o f em ploym ent backgrounds is also to  be desired. In o rd e r to 
im prove th e  selection of m em bers som e concepts have already been success­
fully used. L ow  incom e households should be determ ined  and  a com prehensive 
survey w ith reliab le  socio-econom ic da ta  has to  highlighten the housing p ro b ­
lem s and  fu rth erm o re  th e  econom ic and  social sta tus of the fu ture m em bers. A  
q uestionnaire  could be  used in o rder to  achieve reliable da ta  and to  evaluate 
and  in te rp re t com parab le  figures.
A .C . L ew in’s m anual “H ousing C ooperatives in D eveloping C oun tries” gives 
an exam ple fo r a questionnaire  which could serve as a m odel.
A t one tim e it was considered necessary to restric t the m em bership of a housing 
co-operative to  the m em bers for w hom  accom m odation could be found  in a 
single schem e. T he reasons are obvious. M em bers, even if they  are the last to  
jo in , w ho h ad  paid  the ir shares o r o th e r con tribu tions, only to  see a housing 
schem e com pleted  and houses allocated  to o th ers , w ould naturally  feel acute 
d isappo in tm en t am ounting  to  a sense of in justice , and might be unw illing or 
unab le  to  w ait until a fu rth er group o f m em bers would be assem bled w ith the 
resources to  resum e building. B ut restriction  o f m em bership  in a co-operative 
is som etim es regarded  as a denial o f one of the basic principles o f co-operation . 
T hose who a re  refused m ay lose in te rest in a co-operative solution. A lte rn a ­
tively, restric tion  m ay lead to the form ation  o f a large num ber of sm all, 
financially w eak  co-operatives w ith little accum ulated  experience. T he ten ­
dency today  is no t to  restric t m em bership  b u t to  b reak  it dow n in to  groups 
w ithin a large society, each responsible for a com pleted  housing schem e. T hose 
w ho jo in  la te  know  tha t they will no t be housed im m ediately but tha t a strong
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organization  is pressing on tow ards the satisfaction of their needs. T he im p er­
sonal m anagerial approach o f a large organization  is restric ted  to  general 
p lanning, p rocurem en t and construction , while the m anagem ent o f each hous­
ing unit rem ains personal and  dem ocratic. M ore will be said of this system  in a 
la ter chap te r. It is an advanced system  which calls for experienced m anagem ent 
and a large num ber of in terested  people.
T he “P re-M em ber-E ducation  C ourse for H ousing C o-operatives of the G e r­
m an D evelopm ent A ssistance A ssociation for Social H ousing", offers useful 
ou tlines for instructors. In 12 lessons, to be led by an instructo r o f the 
sponsoring agency, the m ain principles o f a housing co-operative as well as 
duties and responsibilities of fu ture  m em bers are described.

3. Access to Building Land

No housing en terp rise  can even reach the planning stage unless land is 
available. In som e countries (for exam ple in m any A frican countries) this does 
no t cause serious problem s, for m uch land is unused even for agricultural or 
pasto ra l purposes. Establishing clear title  to  this land may not, how ever, turn  
ou t to  be easy, unless it is recognized as sta te  property  and a state au thority  is 
willing and able to  tu rn  it over to  a housing co-operative.
Low incom e groups generally are no t in a position to  purchase urban  building 
land. F u rtherm ore  in m ost of the developing countries accum ulation of land 
m eans local pow er. Prices o f land are no t influenced by m arket forces bu t by 
speculation  of private developers. In add ition , the legislation in those countries 
generally  is not clear enough to  p reven t speculation. C om pared  w ith the 
possibilities of well-off private developers, housing co-operatives w ith the ir 
collective ow nership schem es are in a m ore difficult position, if governm ent- 
ow ned urban building land , as it has been  recom m ended by the U nited  
N ations, is not directly tran sfe rred  to  a housing co-operative.
A t least there  should be financial support by the governm ent in o rder to 
purchase building land. A .C . Lewin discusses a progressive land-rent-system , 
w here repaym ents vary according to  incom eincreases received by m em bers. 
This could be com bined w ith a "funding of solidarity", when for exam ple a 
fam ily is facing unforeseen difficulties in repaying their dues.
T he encouragem en t for housing co-operatives to start the construction  w ork is 
obvious, when the location of the building land and the possibilities to  p repare  
the necessary infrastructure facilities are favourable.
T he costs of in frastructure  also could be significantly reduced  by self-help 
schem es, w here the m em bers and fu tu re  house users them selves take  the 
in itiative of planning and building together.
Successful exam ples of self-help construction  of sewage and w ater-p ipe system s 
show , how  co-operative organization  can con tribu te  tow ards effective cost- 
reducing construction .
Local o r occasionally national governm ent regulations often restrict the type of 
housing which m ay be built on a particu lar site. T here may be a m axim um
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density  o f housing per acre o r a m inim um  cost for each house or flat. T here  
may be restrictions as to  the building m ateria ls to be used. The ob jec t m ay be 
to  set standards.
T he local authority  will also lay dow n strict regulations as to  the type of services 
w hich m ust be m ade available. Even if the m em bers are p repared  to  live a 
sim ple life, e .g . w ith oil lam ps and wells in their gardens, the local au thorities 
m ay no t allow them  to do so, bu t insist on electricity and piped w ater in each 
house. T he au thorities may be p repared  them selves to  provide these or o th er 
am enities. In o th er cases the ir provision will be a heavy charge on the co ­
opera tive , the exact cost of which will have to  be ascertained before any fu rth er 
plans a re  draw n up , and certainly before any contract for the purchase of land 
can be negotiated .

4. Financing a Co-operative Housing Project

W hen all this has been  decided, and the  schem e is at least in d raft, the 
assessm ent o f w hat it is going to  cost follow s and w here the m oney is to  be 
found; how  m uch are the m em bers them selves able to  contribu te  ? U nless they 
can pu t dow n in cash a significant p ropo rtion  of the costs of building their own 
house o r flat, as well as of the general expenses of the schem e, th ere  will be 
little chance of raising the rest o f the m oney needed  from  o ther sources. The 
w hole subject of co-operative housing finance will be discussed in a la ter 
chap te r. H ere  it is only necessary to  say tha t in many countries there  are 
na tional housing banks or housing funds and  that m any local au thorities are 
p rep a red  to  lend on  favourable term s fo r co-operative housing p ro jects. In all 
cases, how ever, the loan depends on the ability of the m em ber to  pu t dow n 
m oney o f his own. Som etim es he can secure a personal loan fo r this pupose 
from  a co-operative credit society, o r occasionally from  the firm w hich em ploys 
him . M ore often  it m eans th a t he m ust live w ith a very m odest incom e over a 
period  of years and  be p repared  to save.
First o f all, a de ta iled  exam ination  of all costs including site and services has to  
be m ade.
T he unfo reseen  additional costs have to  be calculated carefully as m any 
p ro jec ts have failed already for reasons of unforeseen cost explosions. W here- 
ever possib le, costs per unit should be reduced  by using and by organizing the 
collective self-help of the fam ilies them selves. This should be a co-operative 
principle fo r developing countries. A part from  the financial advantage, this can 
help to  streng then  the com m unity and the stability of the social in terre la tions. 
T he requ ired  funds and their availability should be checked very carefully. T he 
finance requ ired  and  the ability for low -incom e groups to  find it often  show a 
decisive gap betw een  desires and realities. T he contributions of the m em bers in 
m ost cases are far below  the prospective costs, so th a t loans will be requ ired . 
T he affordable  ra te  of in terest is a cen tra l question  to be answ ered. T he 
m em ber has to repay the loan  and the in terest ra te , which m eans a heavy 
bu rden  over m any years. A s low -incom e groups in most cases receive an
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irregu la r incom e (e.g . land w orkers a t seasons o f harvest), job  creation  
program m es in com bination  w ith co-operative housing for low -incom e-groups 
a re  o f  such g reat relevance.
A dd itional incom e for the households can anticipate the difficult incom e 
situation . R em unera tion  for the m aterials p roduced requires a regional feasi­
bility study in o rder to know  the m arke t conditions.
T hus, a qu a rte r o f the m onthly  incom e could be paid tow ards housing.

5. Self-Help Housing

Self-help housing schem es are  essential fo r people w ith low incom es in o rd e r to 
keep  construction  costs to  a  m inim um . O therw ise the ta rge ts  will n o t be 
achieved.

T he advantages o f such schem es are qu ite  obvious:
1. F inancial benefits

By providing the ir own labour the lim ited  financial resources of low -incom e 
groups can be concen tra ted  on building m aterials, thus enabling  the group  
to  provide b e tte r  living conditions.

2. Social advantages
A  group  form ed by individuals, can c rea te  b e tte r social in terre la tions am ong 
th e  m em bers. A s they are  aim ing to  achieve the sam e ta rg e t, the  m otivation  
o f th e  group  can be streng thened  by jo b  sharing and division of resposibility.

3. H ousing  design
A s th e  plans are  discussed in advance, the m em bers them selves can decide 
ab o u t the design. Collective w ork m eans a com m on design by ag reem en t of 
th e  m em bers.

4. In frastructu re  facilities and  com m unity life
In frastructu re  w ork has to  be p lanned  and , as far as possible, carried  ou t by 
th e  self-help group. This m eans tha t all houses will be connected  a t the sam e 
tim e and  costly individual solutions can be avoided. The com m unity life will 
be  im proved  by m eetings held  in com m unity cen tres, w hich m em bers have 
to  a tten d  in o rd e r to  coord inate  th e ir w ork.

5. L ong-term  useful experience by “on th e  jo b ”-training
F or a tim e a fter the construction  of the houses, the training w ork th a t the 
m em bers receive in the process can be of high value. A  co-operative 
build ing construction  society enab les th e  m em bers to  partic ipa te  actively in 
this w ork. T hus he receives train ing  on the jo b , which can be used perfectly  
well a fter the com pletion  o f the houses. Small production  for the  local 
m ark e t can be created  in o rd e r to  secure the additional incom e for the 
m em bers (e .g . bricks, w indow s, e tc .).
O f course, self-help w ould be  lim ited w here a specialized know -how  is 
necessary , w hich the m em bers canno t have. T herefore  an experienced  
group  leader m ust be p repared  to  teach  and  train  the group so th a t they  will 
be ab le  to  carry ou t the w ork by them selves as far as possible.
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The programme starts

Self-Help Programmes in Tegucigalpa for the improvement o f existing houses

Fotos: CHFand is nearly finished. Also children are helping.
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Training is a p erm anen t task  from  the very beginning. T h a t is why p re ­
m em ber education  courses are  extrem ely im portan t, esp. w hen th ere  is a 
lack of experience. If a p ro jec t has already been successfully developed  by 
th e  co-operative, it w ould be easy to  recru it a group leader. O therw ise there 
has to  be a very careful choice, as success o r failure depend  to  a high degree 
on the co rrect leadership  o f the group . M istakes have to  be discussed openly 
and , if conflicts occur, they have to  be settled.
O nly in a good and m otivating  atm osphere self-help can be effectively 
carried  ou t. In  a housing cooperative a good organization  of self-help will 
decide about tim ing, costs and  effectiveness.

Som etim es those who becom e m em bers o f housing co-operatives are  ready  to  
cu t costs by doing all o r p art o f the planning and building w ork them selves. In 
countries w here co-operative housing is well established and  a num ber of 
building pro jects are constantly  in progress, it is som etim es said th a t mass 
production  and  skilled labou r are in the end m ore econom ical than  th e  labour 
o f unpaid  am ateurs. T here  m ay, how ever, be conditions in w hich, because co­
opera tive  housing is being p ioneered  o r for o th er reasons, this is no t the case. 
Self-build schem es and the  readiness and  ability o f m em bers to  take  p art in 
them , should th en  be seriously considered.
T h ere  will be figures fo r the m inim um  and m axim um  num ber o f m em bers 
ready  to  jo in , w ith som e idea as to  th e  num bers in their fam ilies and  w hether 
these are likely to  increase o r decrease in the fu ture. T here  will be clear 
decisions on the questions of ow nership  o r tenancy, flats o r one-fam ily houses. 
O ne o r m ore sites will have been  discovered which are acceptable to  p rospec­
tive m em bers and  available at a price which m em bers are able to  pay. It will 
have been found  ou t w hether these sites are already developed or w hether the 
local au thorities are p rep a red  to  give a firm  undertak ing  to develop them  in the 
im m ediate  fu ture. Provisional plans and  estim ates will have been  m ade and  as 
far as possible, steps tak en  to  find ou t w hether they will m eet w ith the 
requ irem en ts o f the public au thorities. I t will have been discovered w hat will be 
the approxim ate cost and w hether th e re  is firm ground for th inking it can be 
m et by the m em bers, w ith o r w ithout help  from  outside sources. A t this po in t 
the housing co-operative is ready for registration  as a co rpora te  body.
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Self-Help in Honduras: Made by “Zapote Norte Housing Cooperative'

Housing provided for more than 200 families
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C H A P T E R  IV
CO-OPERATIVE HOUSING 
AND THE LAW
R eaders w ho have been  concerned  w ith o th e r branches of co-operation  — 
consum ers’ co-operatives, credit societies, co-operatives for industrial or 
agricultural p roduction  — will a lready be fam iliar w ith m uch th a t is w ritten  in 
this chap te r. T he in tervening pages are  fo r those whose in terest is in housing 
and  w ho a re  now for the first tim e considering w hether it m ay be prom oted  
th rough  co -operation .

1. Co-operative Laws
In  nearly  all countries housing co-operatives are reg istered , inco rpora ted  
bodies, w ith pow er to  buy, sell, own and m ortgage p roperty , borrow  and lend 
m oney, sue and  be sued, in the sam e way as a natu ral person. In m ost countries 
incorpora tion  takes place under an A ct o f O rd inance , which also applies to  co ­
operatives form ed fo r o th er purposes. H ousing co-operatives m ay o r m ay no t 
fall u n d e r a special section of this A ct. G enera l C o-operative Law s, which 
include housing co-operatives, exist in G rea t B ritain , F rance, th e  F ederal 
R epublic  o f G erm any , A ustria , Sw eden, Sw itzerland, C zechoslovakia, P o land , 
in m ost o f the overseas countries of the B ritish  C om m onw ealth  and th e  F rench  
U nion  and  in m ost o f the countries o f L atin  A m erica. In the U n ited  S tates, 
Italy  and  one  o r tw o o th er coun tries, th e re  are  special co-operative housing 
laws. In  D enm ark  and N orw ay th ere  are no co-operative laws and  in Fin land 
th e  law has proved unsuitable for housing co-operatives, so, in th a t country , as 
well as in N orw ay, they  are reg istered  u n d er com pany law , with rules designed 
to  preserve  the co-operative principles on w hich they act.
T he co-operative laws o f m ost countries have a sim ilar basic character. T hey 
have tw o objectives:
(a) to  p rovide for the incorpora tion  and sm ooth  w orking of a business organiza­

tion;
(b) to  en su re  th a t this organization  acts on co-operative principles and  is not 

ca rried  on for m axim um  re tu rn  on  capital.
Som e laws lay m ore stress on business efficiency and convenience and  som e on 
co-operative principles. B oth a re  im portan t.

2. Co-operative by-laws
T he law requires th a t a new  co-operative should subm it a book of rules 
(som etim es calles “by-laws”) for reg istra tion . The by-laws should regulate  all 
the  duties , responsibilities and rights o f the m em bers. D etails can be taken  
from  A nnex  III.

28



T he m em bers elect a board  of d irectors for a period  of tim e until a re-election  
takes place. T he board  of d irectors is responsible for the co-operative and  its 
business.
T he general m eeting  is held  annually. The m em bers decide about all im portan t 
affairs o f the housing co-operative including the voting right.
T he purchase of a share m eans th a t the applican t becom es a m em ber o f the 
copera tive , w hose by-laws have been approved by the reg istrar of C o-operative 
Societies.
T he m em b er’s rights are  in fact p ro tec ted . F u rth erm o re , the bylaws determ ine 
all im portan t m atters o f the co-operative. T he co-operative has to be audited  
once a year. A n auditing report is w ritten  and sent to  the appropria te  
au tho rities by an aud ito r who is no t a m em ber o f the co-operative. C opies of 
su itable m odel rules can usually be ob ta ined  from  a national co-operative 
o rgan ization , bu t if housing co-operatives are  a new  form  of undertak ing  in the 
country  concerned , these rules m ay have to  be specially adap ted , since they 
may have b een  designed for organizations w ith ra th e r d ifferent objectives:
(a) O B JE C T S : The rules begin by stating th e  objects for which the co­

opera tive  has been form ed. T hese may be fairly w ide, bu t once reg istered , 
they lim it the activities in which it may be engaged. If, for exam ple, a co­
opera tive  is form ed “to build hom esfor its m em bers” , its right to  build  a 
com m unity  hall m ight be questioned  by a m em ber w ho is no t in terested  in 
it. T herefo re  the objects m ust be draw nup with care and foresight.

(b) R E G IS T E R E D  A D D R E SS: T he rules m ust state the address at w hich the 
offices o f the co-operative will be and m ay restrict the area in w hich it can 
opera te .
T he reg istra tion  of two co-operatives for the sam e purpose in the sam e area 
m ay no t be perm itted . This is to  prevent the form ation o f small and weak 
societies w ith the possibility th a t they m ay com pete with each o th er for 
m em bers, financial support o r building sites. "O ne area , one co-operativeo  
is no t an  absolu te rule. Two groups may have in m ind quite d ifferen t types 
of p ro jec ts and there  may be room  for bo th .

(c) M E M B E R S H IP : It is usual to  state w ho m ay and who may not becom e 
m em bers of the co-operative. M em bers m ust be over a certain  age (the 
legal m inim um  is usually 15). T hey should include both  m en and w om en. If 
m ore than  one m em ber of the sam e fam ily is not accepted , this m ust be 
s ta ted . In som e cases m em bership  may be restric ted  to  one group o f people: 
fo r exam ple, salaried staff o f the national railways. People belonging to the 
sam e church m ight wish to  form  a housing cooperative lim ited to those 
w orshipping there . B ut a rule to this effect w ould probably be tu rned  down 
by the R eg istrar of C o-operative Societies, since in m any countries it is 
illegal to  discrim inate against m em bers on religious o r political grounds. 
Q u ite  o ften  the rules state simply tha t the m em bers shall be those w ho take 
up shares o r pay the entrance fee. “O pen  m em bersh ip” , as has a lready been 
no ted , is a co-operative principle. In general term s, no-one should be 
excluded who can contribu te  to o r benefit from  the w ork of the co­
opera tive . This, how ever, can raise a real problem  when the resources or
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oppo rtun ities o f a housing co-operative adm its m em bers freely, on the 
understand ing  tha t they m ay have to  wait a long tim e for their houses. 
Som etim es the com m ittee in fact selects the m em bers on geographical or 
occupational grounds, on their social acceptability  o r on their apparen t 
ability  to  pay for their house. The special circum stances may be understood  
and  no legal difficulties raised. O ccasionally, as in Finland, the law is strict, 
and  in o rder to  keep num bers under contro l, the "co -operative” is in fact 
reg istered  as a com pany.

(d) F IN A N C IA L  O B L IG A T IO N S  O F  M E M B E R S: The rules lay down the 
financial responsibilities which m em bers assum e: en trance fees, m inim um  
and  som etim es m axim um  share-holding — possibly an obligation to m ake 
regu lar savings deposits. Shares in housing societies are usually fairly high 
and  a m em b er’s total contribu tion  in cash am ounts to at least 5 %  of the 
to ta l cost o f th e  house o r flat he hopes to occupy. The "subscribed" share 
(the  value fo r which the m em ber has undertaken  responsibility) m ay not, 
how ever, necessarily  be paid up at the m om ent he joins. H e will usually pay 
the rest by instalm ents though he may be expected  to  pay up the w hole 
am oun t a t any  tim e w hen the co-operative is in need of the capital. The 
rules lay dow n the liability of the m em ber to con tribu te  in the event o f loss 
o r o f failure of the cooperative. This liability is usually lim ited to  the 
subscribed value of his shares, but may be a m ultiple — e.g. five tim es — 
th a t value. In som e kinds of co-operatives it may be unlim ited, bu t this 
w ould be very unusual in a housing co-operative.
T he rules m ust state the maxim um  in terest payable on shares. This m ust be 
kep t low. as it is regarded  as a source of profit.
It m ay be fixed at an actual figure -  say 5 c/c -  o r re la ted  to  the national 
bank  rate. Provision m ust be m ade for the disposal o f a m em ber's share and 
o th e r in terest in the society on his d ea th , w hether or not he m akes a form al 
will. It may also pro for the p ro tection  of his in terests  and those of his family 
should he becom e insane. As these in terests will include the right to occupy 
his house or to  transfer it, with or w ithout the consent of the co-operative, 
e ither to  som e m em ber of his fam ily or to  ano ther m em ber of the co­
opera tive  o r  to one w ho is not yet a m em ber, it is obvious tha t this p art of 
the rules requ ires very careful d rafting  if the in terests of each individual 
m em ber as well as of the m em bership  as a w hole, and the ir successors, are 
to be equally  safeguarded.

(e) M A N A G E M E N T  A N D  C O N T R O L : A  long section of the R ules deals 
w ith the way in which the co-operative is to  be m anaged and controlled. 
T he law usually lays dow n that there  shall be an annual general m eeting at 
w hich each m em ber p resen t shall have one vote only. The general m eeting, 
besides receiving and adopting a rep o rt o f the year's w ork of the co­
opera tive , is reponsible for electing the com m ittee which m anages it. In 
som e countries (Federal R epublic o f G erm any for instance), the general 
m eeting  elects a supervisory com m ittee, which has a large num ber of 
m em bers and m eets from  time to tim e. This, in tu rn , elects a small 
executive com m ittee , which m eets m ore frequently  and may consist of
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fulltim e and honorary  m em bers. T he num ber elec ted  to sit on co-operative 
com m ittees, the m ethod  of electing a chairm an, secretary , treasu rer and 
aud ito r, the period  (one year or m ore) for which com m itteem en and 
chairm en are  e lec ted , w hether they all re tire  together o r one-th ird  each 
year, w hether they  are eligible for reelection  or n o t. must all be laid down in 
the rules.
U sually th ere  are rules governing the o rder o f business at general and 
com m ittee m eetings, and the notice which m ust be given of the business to 
be discussed or resolutions to be proposed . T he m ajority  required  for 
taking certa in  decisions is laid dow n, and w hether o r not the chairm an has a 
casting vote and w hether any im portan t decision m ust be voted on at two 
successive m eetings. It is m ade clear w hat m inutes o r o ther records must be 
kept.

(f) M A IN T E N A N C E  A N D  R E P A IR S : The rules o f a housing co-operative 
should state to  w hat extent the individual m em ber is responsible for the 
m ain tenance  of the house or flat he occupies and  to  w hat extent the co­
operative as such has tha t responsibility. A s a rule the society should be 
responsible fo r the m aintenance of com m on facilities.

(g) D IS P O S A L  O F  SU R PL U S: In all co-operatives a provision must be m ade 
fo r th e  use of any “surp lus” or profit which m ay rem ain in the hands of the 
co-operative at the end of each y ear's  opera tions. In a trading cooperative 
(agricultural m arketing , supply of consum er goods, etc.) this surplus may 
be considerab le , and its p roper use is im portan t. It is generally laid down 
th a t p art o f it shall be placed to reserve and the rem ainder d istributed  to 
m em bers in p ropo rtion  to  the business they have done with the co-operative 
in the course o f the year. The position  in a housing co-operative is ra th e r 
d ifferent. It is in the first place unlikely to  m ake a profit. A ny surplus on the 
y ea r’s w orking is likely to  be put to  reserve, bu t it might be used to  reduce 
the loans w hich the co-operative has incurred , o r at a la ter stage in its 
developm ent to  create  a building fund for the future extension of its 
activities. A ll this, how ever, will have to be w ritten  into the rules, if the 
general m eeting  is to  have pow er to  m ake any decision on the use of the 
surplus.

(h) A U D IT : A ll co-operatives m ust have their accounts audited  by an accoun­
tan t w ith professional qualifications, and if they  are  to audit co-operatives, 
the ir status m ust by recognized by the governm ent. In som e countries such 
m en w ork independen tly . The co-operative is free to select the aud ito r it 
prefers and pays a fee for his services. In o th e r countries auditors are 
em ployed by the governm ent d epartm en t w hich supervises co-operatives; in 
o thers  again, aud it is carried  out by a union of co-operatives o r som etim es by 
a co-operative bank. In C entral E u ropean  countries special auditing unions 
have been form ed by different kinds of co-operatives, including housing co­
operatives, bu t usually separate for each type of co-operatives. They em ploy 
the ir own accountan ts. The governm ent supervises their activity and recog­
nizes the ir qualifications and audit, bu t does no t otherw ise in terfere betw een 
them  and the cooperatives who are their clients.
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(i) D IS P U T E S : C o-operative rules m ust m ake som e provision fo r d isputes 
be tw een  m em bers o r betw een a m em ber and the com m ittee. U sually  they 
lay dow n procedures for the appo in tm en t o f an a rb itra to r, w hose decisions 
will have the force of law. T he ob jec t of th is is to  save tim e and p reven t the 
resources o f the co-operative and  its m em bers being w asted on cou rt cases. 
T he a rb itra to r m ay be a governm ent official concerned with co-operatives 
o r w ith housing o r a senior officer o f som e o ther type of co-operative.

(j) A L T E R A T IO N  O F  R U L E S -  A M A L G A M A T IO N  -  D ISSO L U T IO N : 
C o-operatives m ay from  tim e to  tim e w ant to  a lter their rules o r to  
am algam ate w ith ano ther co -operative, to  divide one co-operative in to  two 
o r to  dissolve it a ltogether, because it is losing m oney or its services are  no 
longer needed . (In  som e types o f housing co-operatives, this happens w hen 
all th e  m em bers have com pleted  the purchase o f the ir houses.) A ll such 
decisions are serious, and should  no t be taken  at poorly a ttended  m eetings 
o r by m em bers w ho have n o t received no tice  in advance of the m a tte r to  be 
discussed. T he ru les, th ere fo re , lay dow n w ith especial strictness the 
p rocedu re  which m ust be follow ed before  any change in the rules o r status 
o f the co-operative can take place.
In  m ost countries today co-operatives have the right to  form  secondary 
organizations, federations, unions and  w holesale purchasing organizations, 
o f w hich the m em bers are no t individuals bu t prim ary co-operatives. These 
pow ers are  no t always re fe rred  to  in th e  rules of prim ary co-operatives 
though  it m ay be sta ted  in the ir O b jects tha t they have pow er to  jo in  with 
o th e r co-operatives for the fu rtherance  o f these purposes. O nce a fed e ra ­
tion  is fo rm ed, it too  will requ ire  its ow n rules, for which m odels m ay be 
available. They will no t be th e  sam e as those for a prim ary society if only 
because  its m em bers will n o t be  individuals, bu t prim ary cooperatives. 
P rocedu re  on the death  o f m em bers need  no t be considered. “O ne m an one 
v o te” will have to be replaced by som e o ther system  which gives fair 
rep resen ta tion  to large and sm all prim ary  co-operatives. O bjects m ay well 
be  d ifferen t and  m ore com plex.

3. Legal Privilege of Co-operatives
In add ition  to laying dow n a general outline o f the way in which a co-operative 
should carry  on its affairs, the  law confers on co-operatives certa in  benefits 
which vary som ew hat from  one country  and one type of co-operative to  
ano ther. C o rpo ra te  status is itself a privilege which enables the co-operative, 
th rough  its p roperly  appo in ted  officers, to  take  any action which could be taken  
by an individual. L im ited liability is a privilege, since it gives security  to  the 
share-ho lder and m inim ises th e  risk caused by bad m anagem ent.
Supervision by a governm ent dep artm en t especially responsible fo r co -opera ­
tive developm ent m ay be of g rea t value to  inexperienced co-operatives, though 
m atu re and  experienced co-operatives m ay be well able to  conduct their own 
affairs and  m ay seek g rea ter freedom  or th e  transfer o f supervisory functions to  
a non-official na tional organization  set up by them selves.
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G overnm ents in m any countries allow  co-operatives certain  taxation  privileges. 
T hey m ay be exem pted  from  stam p duty on docum ents, which m ight be 
im portan t to  a housing co-operative, and from  im port duties on certain articles 
w hich they are  considered  to  be bringing in for purposes o f national develop­
m ent. (E a rth  m oving equipm ent o r bu ilders’ high level cranes might perhaps 
com e in to  this category .) They m ay be exem pted  from  incom e tax or pay a 
low er level th an  a private business, o r only begin paying th ree years a fter the 
co-operative has been set up , w hen it may be expected  to be firmly on its feet.

4. State Financial Aid
W ithout co-ord ination  and collaboration  w ith local authorities and the national 
governm ent, w hich are responsible for housing and planning, the success o f a 
housing co-operative will becom e very difficult. D iscussions should already 
take place during  the planning p rocedures and  its negotiation process with 
d ifferen t levels of governm ental decision-m aking bodies, bearing in m ind the 
in terests o f m em bers. O therw ise expensive solutions are decided upon which 
are beyond the financial possibilities o f the m em bers. The financial assistance 
of governm ents depends to  a high degree on the form  of collaboration .
Som e governm ents are p repared  to  go fu rth er than  this and actually m ake 
available loans o r subsidies to  co-operatives w hich they regard  as carrying ou t a 
public service. This m ight be an im provem ent in the m arketing of an agricul­
tu ral crop or the provision of good housing at m odera te  cost. H ousing co­
operatives, indeed , are am ong those m ost likely to  benefit from  this sort of 
governm en t aid. A n o th e r device is to  encourage private borrow ing, but 
subsidise the rate  o f in te rest paid o r provide a guaran tee for repaym ent.

5. General Housing Laws
E xperience shows tha t housing co-operatives function  m ore effectively, if the 
legal fram ew ork  within they o p era te , is clearly defined. T herefo re , special 
legislation w hich recognizes the distinctive characteristics is vital for pro tecting  
the  co-operative structure and providing technical and financial support. 
P referab ly , this is in the form  of co-operative housing laws and regulations. A t 
th e  very least, th ere  can be special provisions w ithin a general co-operative law. 
This is the case in m ost o f the L atin  A m erican countries.
In  o rd e r to  encourage and support the developm ent of a strong co-operative 
housing m ovem ent, basic legislation dealing w ith housing co-operatives should 
provide for the following:
a) S ta tem en t o f the governm ents objectives regard ing  housing in general and 

co-operative housing in particular;
b) Precise classification of housing co-operatives indicating their special 

characteristics;
c) D efin ition  of the con tractual rela tions betw een  the m em bers and the co­

operative and  indication of their m utual obligations;
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d) Indication  o f th e  ex ten t and nature of governm ent support to  housing co­
operatives;

e) Provision o f desirab le  incentives and concessions to  housing co-operatives 
from  the governm ent and the local au thorities, such as exem ption from 
taxes, duties and  registration fees as well as the provision of regular 
financial assistance;

f) E xem ptions o f housing co-operatives from  the application of laws, which 
are  likely to  adversely affect their norm al and sound operations;

g) Provisions to facilitate the solutions o f d isputes betw een m em bers and the 
co-operative w ithou t resorting  to  the courts;

h) Provision for the recovery of the co-operatives dues by sum m ary process, as 
well as for the tim ely eviction of a defaulting  m em ber;

i) E stab lishm en t of a co-ordinating  agency to assum e responsibility for 
encouraging the form ation  o f housing co-operatives, and for providing 
them  w ith technical and financial assistance.

The fact th a t housing co-operatives are usually incorpora ted  under a general 
co-operative law does not m ean tha t they are no t also subject to o ther 
legislation. They are of course bound  by all the general legislation in force 
regarding con trac t, the ow nership of p roperty , the em ploym ent of labour, civil 
and crim inal in ju ries to  o thers and o ther contingencies. They are also subject to 
special laws which m ay have been  passed for the p rom otion  of house building, 
especially at low cost, o r for checking the building o f ill-placed o r substandard  
houses. The provision of governm ent loans or subsidies for house building is 
often m ade u nder a law w hich does no t refer exclusively to  co-operative 
societies, bu t m ay cover o th e r forms of low cost, non-profit housing.
(a) S T A T E  L O A N S: In m ost countries a special institu tion  has been set up 

with object of providing governm ent loans for housing purposes. It may be 
know n as a H ousing  B ank , a S tate B uilding Fund, a C entral M ortgage and 
H ousing  C orpo ra tion  or a C ooperative H ousing Finance C orpora tion . The 
fact th a t no special institu tion  has been set up does no t m ean, how ever, that 
governm ent housing loans are not available. They m ay be ob tained  through 
C o-operative B anks, from  N ational Insurance Institu tes or direct from  
national o r local authorities. In som e countries a governm ent guaran tee is 
given instead  o f governm ent loan, and the co-operative then  borrow s from  
an ord inary  bank.
In m any cases it m ay well be possible for co-operatives to benefit from 
w rite-dow ns on land costs which local au thorities m ay wish to underw rite. 
In te rest subsidies in som e developing countries can be less to lerable for the 
governm ent. M ore inform ation about sta te  loans can be taken  from  C hap­
te r IV .

(b) A C Q U IS IT IO N  O F  L A N D  A N D  M A T E R IA L S : In som e countries 
na tional o r m ore local authorities have pow er to  allocate building sites to  
housing co-operatives. L and may be given free, sold at a reduced price or 
let on long lease (usually 99 years). In som e countries co-operatives also 
depend  on governm ent for the allocation of contro lled  building m aterials 
and m ay receive som e preference.
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(c) G O V E R N M E N T  C O N T R O L  O F H O U S IN G  C O -O P E R A T IV E S : All 
these benefits and concessions show tha t governm ents could set a high 
public value on the w ork of housing co-operatives. It is natural that they 
should wish to be assured  tha t public m oney is in fact be ing  used to the best 
advantage and th a t no private in terests are taking advantage of w hat should 
be a public service. H ousing laws usually should provide for a strict and 
detailed  public contro l of the operations and finance of borrow ing co­
operatives. This m ay well be stric ter and m ore detailed  than  would readily 
be accepted  by o th e r types o f co-operatives. It should be justified by the 
large sum s of public m oney involved and the im portance of housing in 
national policy.
O ne of the aim s of contro l is to preven t subsidised houses from  being sold at 
a profit by the m em bers of a co-operative. T o preven t this, it may be laid 
dow n th a t the p roperty  of a co-operative may no t be d is tribu ted , and tha t if 
houses are sold, it m ust be at original cost price. It m ay also be laid down 
that the profits and  reserves o f the co-operative m ay in no case be 
d istribu ted  to  m em bers, but m ust be used for fu rther house building.
In som e countries builders may no t be m em bers o f a housing co-operative. 
E lsew here, it is m erely  laid dow n that m em bers of a co-operative board 
m ust declare the ir in te rest, if any, in its business, and th a t any contract into 
which they  en te r w ith the co-operative m ust have the approval of the 
M inister o f H ousing. The M inister o f H ousing may also be requ ired  to 
approve rents. These m ay be related  to m em bers' incom e. The term s of 
leases, as well as changes in the rules of cooperatives, o f a decision to wind 
them  up , may also be subject to control. The M inister may appoint 
superin tenden ts for housing co-operatives in som e countries. A  co-opera­
tive receiving loans from  public funds must accept a rep resen tative from  the 
local au thority  on its board  o f m anagem ent. The local authority  may, 
a lternatively , be a shareho lder in the co-operative.

6. Need for Legal Advice

All this shows the close relationsh ip  betw een voluntary housing co-operatives 
and  the housing policy o f the state. A ny group considering the form ation of a 
housing co-operative w ould do well to  make a careful study of all the legislation 
o f their country  which bears e ither on co-operation  or on housing. A law yer in 
the group w ould be well qualified to m ake this study, bu t it may be that an 
existing co-operative un ion , no t necessarily concerned with housing, already 
has all or m ost of the inform ation  available. Failing that, the housing dep art­
m ents of local au thorities, o r the M inistry of H ousing m ight be consulted. An 
application for incorpora tion  which does not fulfil legal requirem ents will be 
tu rned  down or much delayed. Failure to  explore all the sources of financial or 
o th er aid m ay m ean th a t a good schem e is too costly to carry  through. Faulty 
rules may produce endless difficulties when the co-operative is in operation .
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C H A P T E R  Y
STRUCTURE AND ORGANIZATION
1. Membership
M em bership  in a housing co-operative is based on a signed application  and  the 
subscrip tion  of a share o r shares, the value of which may be nom inal, bu t as 
already  explained, is m ore often  re la ted  to  the cost of the dw elling w hich the 
m em ber will eventually acquire . T here  is generally an upper as well as a low er 
lim it o f share-holding. T he ob ject o f this is to  preven t any one m em ber from 
con tribu ting  so large a p art o f to tal capital tha t his w ithdrawal could th rea ten  its 
ex istence. U sually  the lim it is 20 %  o f the total. In many cases m em bers also 
pay  an  en trance fee and occasionally an annual subscription.
R eference  has already b een  m ade to  the im portan t co-operative principle or 
“o p e n ” m em bership . T his is usually taken  to  m ean , first, th a t no one is refused 
adm ission on the grounds of race, religion, occupation o r personal p re jud ice , 
and  secondly, tha t m em bership  is allowed to  expand indefinitely . In most 
countries open m em bership  includes the m em bership  of m ore than  one 
m em ber o f the sam e fam ily, especially husband or wife and children , and  in 
housing co-operatives this m ay be encouraged  as it simplifies the p rob lem s of 
inheritance as well as increasing security  for loans.
T he  degree to  which a group  of people  en tering  on a co-operative housing 
schem e should already have som ething in com m on, and w hat th a t som ething 
ough t to  b e . can be argued  at leng th , and the answ er may no t be the sam e for 
all countries. In  p ractice, the level of housing desired  and the consequen t cost 
tend  to  restric t applications for m em bersh ip  to people of ra th e r the same 
incom e level.
In som e countries, how ever, m em bership  is in fact restric ted  to  one group, 
o ften , as in A sia or A frica, to  civil servants or even to  em ployees o f a particu lar 
b ranch  of the civil service, to  an occupational group such as fisherm en, or to 
m em bers of particu lar com m unities o r religious bodies such as the Ism ailis of 
E ast A frica o r the O rthodox  Jew's o f Israel. T here  are countries, how ever, 
w here this w ould be illegal. E ven in E urope, there are housing co-operatives 
e .g . for refugees.
Perhaps a m ore im portan t prob lem  is an indefinite expansion. A  housing co­
opera tive  usually begins w ith a p ro jec t for a lim ited num ber o f dwellings which 
will take tim e to com plete . A  large m em bership  of unsatisfied house-seekers 
will not m ake for harm ony. M oreover, once the first p ro jec t is com pleted , 
those who have received accom m odation will tend  to lose in terest in fu rther 
building.
In Sw eden and  N orw ay the p rob lem s of open m em bership , continuity  and the 
balance of in terest betw een  housed  and unhoused  m em bers has been  ingeni­
ously m et by the fo rm ation  of a "p aren to  co-operative w ith open m em bersh ip , 
and  a num ber o f “daugh tero  co-operatives lim ited to  m em bers in actual
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occupation  o f a particu lar housing unit. T he m em bers of the daugh ter co­
opera tive , how ever, retain  the ir m em bersh ip  in the paren t co-operative. A s a 
consequence , this body can m aintain  a balance of interest betw een both  
groups: those  who have received houses and are learning co-operative house 
m anagem en t, and those who are still pressing for houses to be built. T he 
d augh ter co-operative often en ters into a con tract with the paren t co-operative 
for the m anagem ent o f the housing un it, bu t this refers mainly to  accountancy 
and th e  repaym en t o f loans. T he daugh ter com m ittee retains full responsibility  
for supervising tha t the p roperty  is m ain tained , tha t m em bers fulfil the ir 
ob ligations and  tha t their w elfare and wishes are consulted.
In Sw eden the m anagem ent con tract provides instead little m ore than  tha t the 
p aren t co-operative should u n dertake  accountancy and appoint one m em ber to  
the b oard  o f the daughter o rganization . T he la tter rem ains a separa te  legal 
en tity  w hich fully owns the housing unit (generally a block o f flats) and  is 
responsible for m anagem ent, up-keep  of com m on utilities, repaym ent of loans 
and any losses which may be incurred . It pays local ra tes and taxes, buys fuel 
fo r cen tral heating , em ploys care takers and  gardeners, fixes ren ts and m akes 
house rules for its m em bers. It m ay even expel a m em ber at the unanim ous 
wish of all the o th er tenants.
A longside th e  housing co-operatives form ed by prospective occupiers, the re  
are , in several countries, building co-operatives which are partially  o r wholly 
ow ned and  m anaged by building trade unions. The original purpose may have 
been  to  p rovide em ploym ent for building trade w orkers, though an in te rest in 
the social value of low cost houses was, how ever, p resen t from  th e  beginning, 
and  prov ided  an additional objective. T he inclusion of consum er co-operatives 
in the m em bersh ip  of housing co-operatives is found in o ther countries, such as 
S w itzerland, w here, how ever, there  are also individual m em bers.
In the case of housing co-operatives of which all o r some of the m em bers are 
co rp o ra te  bodies, the indefin ite expansion of individual m em bership p resen ts 
no p a rticu la r difficulties. The co-operative carries through a housing p ro ject for 
w hich a need  exists and for which resources can be m ade available. It then  
selects the fu ture tenan ts o r (less frequently) ow ners from a w aiting list. In 
m ost coun tries, as soon as tenan ts have been selected, they are form ed in to  a 
ten an ts ' association , which is th e rea fte r responsible in varying degrees fo r the 
financial liabilities, up-keep and day-to-day m anagem ent of the p roperty . This 
leaves the  p aren t body free to  consider the needs of houseless people and 
in itia te  an o th e r project.
In the case of house ow nership co-operatives, the structure is usually sim pler. 
M em bersh ip  is lim ited to  those who can be accom m odated in a single building 
p ro jec t, o r to those w ho can provide th e ir  own building sites. T he co-operative 
rem ains in existence and is run  by the usual dem ocratically-elected com m ittee 
until th e  last instalm ent on the last house has been repaid. It is then  w ound up. 
T here  are , how ever, some house ow nership  co-operatives which, having p ro ­
vided the ir own public services and am enities, continue their existence even 
a fter paym ent for houses has been com pleted . They are in effect small scale 
local au thorities in charge of a co-operative village or suburb. U nfo rtunate ly ,
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they have no pow er to  raise ra tes , when (as in som e Pakistani exam ples) the 
occupiers decide th a t they had  b e tte r exchange co-operative for a m unicipal 
status.

2. General Meeting and Committees
Some local housing co-operatives and their character may depend  on little 
m ore than  the fact th a t they are  “not p ro fit-o rien ta ted” and th a t the national 
organization  to  w hich they belong is itself registered  as a co-operative. 
W here, how ever, the m em bers o f a housing co-operative are individuals solely 
responsible for its affairs, they  have a good deal o f freedom  to settle  the 
m ethod  of contro l and adm in istra tion , provided they keep  w ithin the general 
fram ew ork of the co-operative law.
In m ost cases this is sim ple and  uniform . The highest au thority  is the annual 
general m eeting, a t which each m em ber has one vote. Som e large co-operatives 
hold a rea  m eetings, which elect delegates to  rep resen t them  at the annual 
general m eeting. This m eeting  receives and discusses the annual repo rt and 
balance sheet o f the co -operative, which it may adopt or re jec t. It elects a 
com m ittee, som etim es called a board  of m anagem ent. In countries which 
follow the G erm an p a tte rn , the general m eeting elects a supervisory com m ittee 
which m eets infrequently  bu t has the duty of electing a small executive, which 
may consist of full-tim e and honorary  m em bers. In o th e r countries the com m it­
tee is unpaid , though the expenses o f a ttend ing  m eetings m ay be m et. U nder 
this arrangem ent the com m ittee appoints the paid officers of th e  co-operative, 
a secretary , in the case of a large co-operative perhaps also a business m anager, 
an accountan t, and perhaps one or m ore technical building experts. The 
appoin tm ent of low er grade staff — plum bers, electricians, bo ilerm en . garden­
ers, care takers, night w atchm en -  may be m ade by the com m ittee or by the 
senior officials. Som e Swedish co-operatives provide for the appo in tm en t of a 
board  o f T rustees, who are  no t them selves m em bers o f the co-operative, but 
this is no t usual.
C om m ittees are elec ted  for periods from  one to th ree  years. It may be laid 
down th a t one-th ird  only of the com m ittee m em bers retire  each year. This 
ensures a m easure o f continuity  while allowing for dem ocratic choice and the 
in troduction  of new  m em bers o f the com m ittee. R etiring  m em bers are usually 
eligible for re-election , bu t som etim es only for two or th ree  term s of office, 
a fter which they m ust stand dow n for one year. T he ob ject o f this rule is to 
p reven t m em bership  from  becom ing static or ou t of touch w ith the wishes of 
the o rd inary  m em bers, while avoiding a com plete change of com m ittee m em ­
bership  which w ould sacrifice valuable experience.
In an organization such as a housing co-operative, w here technical know ledge, 
som etim es on a high level, is involved, the presence of qualified persons such as 
architects or surveyors is o f g rea t value, especially at the building stage. They 
should not, how ever, be allowd to  dom inate  it to the exclusion o f the ordinary 
m em bers, and th e re  are in som e countries restrictions on the election to 
com m ittees of builders o r o thers  who might be suspected of personal interests.
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In  som e countries local au thorities w ho lend to  building co-operatives have the 
right to  appoin t a rep resen ta tive  to  sit on the com m ittee. The rep resen tative is 
usually a qualified person  of the housing departm en t, and his p resence is 
valuable.
T he com m ittee usually elects a chairm an, though he m ay be e lec ted  by the 
annual general m eeting , like in som e countries the secretary  and aud ito r. The 
chairm an is responsible for the conduct of m eetings, and m uch of the success of 
the co-operative will depend  on his im partiality , his judgem en t o f w hat is 
im portan t and w hat is not im portan t, and his ability to carry the com m ittee 
m eeting  th rough  w hat m ay often  be a com plicated and perhaps controversial 
agenda, to  the point at which sensible and generally acceptable conclusions are 
reached.
A  good chairm an should be equab le , tactful, but also firm . H e should be able 
to  contro l a m eeting , keep  speakers to  the poin t and if necessary force his 
com m ittee to  take difficult and perhaps unpleasan t decisions. H e should not 
d ictate  these decisions. H e should w ork closely with the secretary , w ho will 
need  his support and should in re tu rn  m ake a point of keeping him  fully and 
constantly  inform ed on the business and problem s of the co-operative.
In  a prim ary housing co -operative, the chairm an and the o th e r m em bers of the 
com m ittee are unpaid. In co-operatives with a widely scattered  m em bership  
(usually o f farm ers) com m itteem en are som etim es paid an honorarium  to cover 
th e  cost o f their travel to  a m eeting  and perhaps their loss o f a day’s w ork on 
the farm s. In a housing co-operative this should be unnecessary. The initiatory 
period , during which com m ittee m em bers may live far apart, should be 
com paratively  short. A fte r th a t, they all live in the sam e housing schem e, 
m eetings can be held in the evening, and no travelling or loss o f w ork is 
involved.
T he secretary , who will have a good deal of w ork, could probably  be paid . His 
services m ay be fulltim e or part-tim e, and he may have o th er w ork. As the 
buildings are com pleted  and occupied and the life of the co-operative settles 
dow n to rou tine , his w ork may well becom e less onerous. O th e r staff are paid 
em ployees, though there  m ay be vo lun teers supervising ch ild ren 's playroom s 
o r o therw ise helping w ith the social organization  of the p ro ject.
Som e countries encourage the fo rm ation  of special w om en's com m ittees for 
such purposes. P robably the p resence of w om en m em bers on the general 
com m ittee is m ore effective, bu t in countries w here husband-and-w ife m em ­
bersh ip  is no t encouraged , a special w om en's com m ittee, w ithout legal respon ­
sibility. m ay becom e necessary.
T he exact structure of a com m ittee is no t so im portant. W hat m atters is that it 
should  produce an au thority  w hich can efficiently m anage the housing pro ject 
and at the sam e tim e fully express the wishes and feelings of the m em bers.

3. National Structure
H ousing co-operatives in m ost countries do not w ork isolated. T hey  are 
m em bers o f som e federal organ ization , e ither national o r regional. In some
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countries there  are  various federations. These m ay rep resen t respectively 
ten an ts’ co-operatives and trad e  union building co-operatives; o r C atholic and 
P ro testan t com m unities; general housing and the housing o f  em ployees of 
particu lar firm s; o r u rban  and  agricultural housing.
In the developing countries co-operative housing federations o ften  do no t have 
enough financial m eans or enough  political influence. T herefo re  in m ost cases a 
housing co-operative is affiliated  to  an apex organization , w here m anpow er can 
be m ore effectively be used , p rogram m es can receive the necessary financial 
and technical suppo rt and contacts w ith local and national politicians can be 
m ade.T hus, the prom otion  o f housing co-operatives can be carried  ou t m ore 
easily and several activities can be com bined (e .g . w orkers’ p roduction  or 
agriculture co-operatives w ith  housing).
A  single housing co-operative in general will not be in a position  to  afford the 
necessary com m unity facilities, because costs w ould be too  high.
In developing countries it is im portan t to  com bine forces in o rd e r to  reduce the 
costs o f adm in istra tion . A  p ro jec t o f several hundred  houses fo r low incom e 
groups w ith job  creation  program m es should be envisaged. L E W IN  favours 
p ro jec ts o f 500 — 1000 units, carried  ou t by 6 — 17 prim ary societies. B etter 
ne ighbourhood  p lanning, cheaper developm ent and the benefits o f bulk pu rch­
ase o f  building m ateria ls could  be advantagous for larger p ro jects, bu t this 
depends on sound  o rgan izational and financial conditions, w hich are no t always 
available.
C o-operative housing federa tions could establish credit o r loan funds, espe­
cially fo r the pu rpose  of m aking  construction  loans to  cover the  period  before a 
m ortgage can be secured on a com pleted  building. These funds are usually 
regarded  as “revolving funds” , th a t m eans they can be loaned , recovered  and 
re-loaned , and so m ake possib le assistance to  a series o f new  co-operative 
p ro jec ts as they  com e in to  being.
In  countries ou tside E u ro p e  th e re  is less national o rganization , bu t in som e 
cases strong regional federa tions have been  set up. In a large country  this may 
be th e  m ost effective first step . A  determ ined  approach  to  the rehousing 
problem s of one city, w he ther o r no t it is the capital of the country , m ay be 
m ore easily carried  th rough  to  success than  a na tional co-operative housing 
cam paign, and th e  experience gained m ay then  be available for o ther cities to  
adop t. N ational federa tions m ay com e as an aggregation  o f regional groups. 
M any housing co -operatives, o ften  p ioneers in the field of non-profit housing, 
e ith e r w ork on  th e ir  own o r  look to governm ent departm en ts fo r support and 
advice. This position  is, how ever, now  changing, and  co-operative housing 
federa tions, even if the ir w ork is only advisory, a re  form ed. T his is a necessary 
developm ent if the  housing co-operatives are to  be strong, w ell-m anaged, well- 
financed and in  good  standing  with the ir governm ents and w ith the public.
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Fabrication o f  building materials and construction by self-help:

A ll the future users are participating in the work: The project "Linda Vista", Nicaragua



C H A P T E R  VI
FINANCING OF CO-OPERATIVE 
HOUSING
H ouses are  costly possessions. F o r m any people they are the principal invest­
m ent o f a lifetim e. A  co-operative which sets ou t to build houses m ust from  the 
very beginning th ink  in term s of quite large financial expenditure . This need  
no t all com e from  th e  m em bers, at least at the ou tset, bu t unless adequate  
funds are  likely to  be available from e som e source, and on reasonable  term s, it 
is useless to  go any fu rther w ith the p ro jec t. This m eans that careful inquiries 
m ust be m ade from  the very beginning bo th  as to  the am ount w hich m em bers 
are  able and p repared  to con tribu te  and as to o th er sources of funds. In the 
m ain these will be loans, long and sho rt-term , and it is necessary to  know  for 
w hat perio d  they will be g ran ted , w hat in te rest they will carry and the kind of 
security fo r which the lender will ask.
T he difference betw een  house ow ning and house renting  co-operatives has 
a lready been  po in ted  out. B ut w hether the co-opertaive proposes to  build  
individual houses w hich will in the end becom e the sole p roperty  o f m em bers, 
o r  w hether it is building flats o r  g rouped  houses, to  be let to  the m em bers as 
tenan ts, the m ethod  of financing is in fact very much the sam e.

1. Members’ Contributions

The foundation  of co-operative housing finance is the m em ber’s con tribu tion . 
This m ay be built up  in various ways. In som e countries the m em ber begins by 
paying a sm all en trance  fee. Som etim es th ere  is an annual subscription. M ore 
o ften , he takes up a share w hich may be of a nom inal value or m ay by fairly 
substan tia l. W here the fee or share  is sm all, it is nearly  always linked w ith a 
regular savings schem e, and the m em ber m ay no t be eligible to  receive a house 
until his savings have reached an agreed figure. The schedule m ay be calculated  
to m atch the tim e which he will have to  w ait before a house can be built and 
m ade available to  him . In m ost countries the liability o f the m em ber for the 
debts o f th e  co-operative (as distinct from  the debt he him self incurs w hen he 
takes over his house) is lim ited to  the nom inal value of his share. In a few 
countries, such as the Federal R epublic o f G erm any, liability m ay be higher 
than  the am ount of the share, and  the m em b er’s wife o r som e o th er m em ber of 
his fam ily, m ay also be expected to  buy a share.
T he m em bers’ con tribu tion , w hether in form  of a fee, shares o r deposits, 
always bears a fixed relation  to  the expected  total cost o f the house or flat 
w hich he will occupy. It may be as low as 3 %  or as high as 30 % . It is nearly 
always low er in the case of a tenancy co-operative, usually betw een 5 % and 
15 % , bu t a good deal higher, very rarely  below  20 % , in those which build
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houses for ow nership. The p ropo rtion  is also low er for small, econom ically 
built houses w ith a minim um  of facilities, and higher for those which are larger, 
m ore elabora te ly  equipped  and presum ably  requ ired  by people w ith relatively 
high incom e.
A t this po in t it should be m ade clear th a t m ost m em bers of housing co­
operatives have to  take up shares o r m ake savings deposits b e f o r e  they 
becom e eligible for a house and usually well before building has even begun. 
T his applies only to co-operatives of which the m em bers are in tending house 
occupiers. T enan ts w ho are allocated houses o r flats built by trade unions or 
consum er co-operatives (as happens in Sw eden, F inland and Israel), do not 
have to  pay anything until they actually en te r into possession and form  their 
local ten an ts ’ o r ow ners' co-operative. This m ay be a financial advantage to  the 
occupier; at least he will have had to  practise no prelim inary  thrift, bu t it m eans 
th a t he will have had no choice in the type of dwelling built, but will have to 
take  w hat is o ffered  to  him. It should also be rem em bered  that it is probably  
only in a few countries that trade  unions or consum er co-operatives can use 
reserves to  invest in house building. C onsum er co-operatives in particu lar m ay 
p refe r to invest the ir reserves in developing the ir own business and its auxiliary 
services. T his form  of co-operative housing is not likely to be generally  
available, and  m ost people who w ant to  be co-operatively housed will have to 
save the hard  way.
For those w ho find it extrem ely difficult to  save, it may be w orth rem em bering  
th a t in m any o f the countries w here high initial contributions are requ ired  from  
the m em ber o f a housing co-operative, he m ay not have to  m eet them  all by 
him self. T hese are also the countries in which co-operative credit societies or 
unions flourish , and the m em ber m ay be able to borrow  from  such an 
organization  in o rder to pay all or p art of his share in the housing society. 
Som etim es a state savings bank will lend for such a purpose, o r in som e cases 
an em ploying firm . The m em ber should , how ever, be w arned that if he m akes 
use o f these facilities, and in addition  has to  pay off the full debt on his house 
a fter he takes possession, he may be piling up a m ountain  of debt which will 
have to  be discharged by m onthly paym ents, and these may take a large part of 
his earnings over m any years. T here  may indeed  come a tim e of dom estic crisis 
w hen he canno t m eet all his deb ts, and m ay have exhausted  his pow er to 
borrow  m ore. T he im portance of saving and depositing in a c t u a l  c a s h  the 
requ ired  p ropo rtion  of the cost of the house is som ething which cannot be 
overstressed  o r too  often fully explained to the intending m em ber.

2. Loan Capital

All housing co-operatives work to a considerable extent on borrow ed capital. 
In a num ber o f countries borrow ing takes place in two stages: the first loan is 
for actual building and is usually at short te rm , for a year or eighteen m onths at 
m ost. It m ay be obtained  from a private  bank (no t necessarily co-operative), a 
co-operative bank , an insurance com pany or a local authority . The in terest in
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m ost cases is likely to  be fairly heavy, as the housing co-operative has nothing 
to  offer in security except the m em bers’ subscribed share capital, in addition  to 
the value of th e  site, p rovided it is the freehold  p roperty  of the co-operative. 
This is no t alw ays the case, and leasehold  is no t such good security.

T here  are  two answ ers to the problem  of collateral. The governm ent m ay be 
p rep a red  to  guaran teee  the loan to the lending bank  or o ther institution. This is 
becom ing m ore com m on, especially in countries which have suffered war 
dam age or have been heavily burdened  w ith refugees. A lternatively in coun­
tries with m atu re  housing co-operatives and a fairly high general level of 
incom e, the housing co-operatives them selves have built up a national fund, 
know n as a C red it Fund or a N ational Savings and Building Fund , for the 
express pu rpose o f m aking short term  loans to  m em ber co-operatives. As soon 
as these loans are repaid , they can be lent again to ano ther housing co­
operative or fo r the in itiation  of a new  pro jec t in the same co-operative. The 
fund is in fact w hat is know n as a “revolving fu n d ” .

As soon as a build ing is actually in existence, the second stage of financing can 
begin. This is th e  negotia tion  of a long term  m ortgage loan which is used to  pay 
off th e  construction  loan and  is itself paid off over a long term  of years by the 
co-operative on behalf of its m em bers. The loan m ay be divided in to  First, 
Second and T h ird  M ortgages. It may be borrow ed direct from  the national or 
local au thorities, from  a S tate Savings B ank , from  private credit institutions 
such as social insurance funds, insurance com panies, public, co-operative or 
private  m orgage banks, savings banks o r building loan societies.

Perhaps it m ay be as well to  say a little m ore about the position and structure  of 
the C o-operative Building Society and the C ooperative M ortgage Bank. 
N either, as a ru le , form s an integral p a rt o f the co-operative housing organiza­
tion. They m ay collaborate  with it, bu t on the sam e term s as those they w ould 
be p rep ared  to  offer to o th er borrow ers. For credit m echanism s please refer to 
A nnex  II.

C redits m ight also be ob tained  from  C o-operative M ortgage B anks which are 
usually founded  for agricultural purposes. They lend at long term , usually for 
the purchase o r im provem ent of land (drainage, irrigation , planting of tree 
crops) o r for th e  construction  of farm  buildings, including com m ercial installa­
tions like b ro ile r houses or packing stations. T he ir shareholders may be 
prim ary  agricultural co-operatives o f various types, but they may have indi­
v idual m em bers o r increase the ir resources by selling bonds, w ithout voting 
rights, to  the public. Some m ay be p repared  to  lend to  housing co-operatives on 
the security  o f a good m ortgage.

In som e countries up to 95 % of the loans requ ired  by housing co-operatives 
may be ob ta inab le  from  state  funds; elsew here the p roportion  is much low er, 
though  still substan tial. Som etim es the state  will guaran tee a loan from  a no n ­
governm ental institu tion . It should be no ted  th a t in som e countries, especially 
w here sta te  aid is im portan t, there  appears to be a merging of the first and 
second stage o f  finance.
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3. Repayment of Loans

The period  allow ed for paying off a loan  on a co-operative housing schem e 
varies a good deal betw een different countries. It m ay be as short as ten years 
in som e A sian  countries o r as long as seventy  in A ustria  and the N etherlands. 
Such loans are evidently  no t re la ted  to  the span of hum an life.
R epaym ent is usually in equal instalm ents, but various form s of re lief m ay be 
offered in the first few  years. Only 1 % of the loan m ay be repayable in the first 
year and the ra te  m ay no t rise to  3.3 % till the th ird  year. Som etim es there  is 
no repaym ent fo r as m uch as ten  years, o r a greatly  reduced  repaym ent. These 
concessions are fo r the co-operative and m ay or m ay no t be passed on to the 
m em ber.

4. Rates of Interest

The ra te  o f in te rest on loans is usually low , if it is from  a governm ent source. It 
may be kep t low by a subsidy w hen it is o ffered  by an o th e r source.
In som e cases w hich are not frequent, p art o f the in te re st might be paid by the 
governm ent and no t by the co-operative. In  very few countries it might be as 
low as 1 % o r 2 %  a year. T he m ost usual figure is |ro m  3 % to 4 % a year. It 
m ight also be 5 % or 6 % , betw een 7 %  and 9 % o r higher. It should be 
repea ted  th a t in th e  jo in t ow nership system  all the loans and o ther forms of 
support described above are given to the co-operative as a co rporate  body, not 
to  the individual m em bers. It is the co-operative w hich is responsible for the 
paym ent o f in te rest and am ortisation , and it continues to  be responsible even if 
m em bers die o r abscond, leaving debts unpaid . A n o th e r possibility is to build 
houses on behalf o f individual m em bers, w here m em bers are borrow ers. The 
way in which paym ents are recovered from  m em bers will be described in 
C hap ter IX.
Little has been  said abou t em ploying firms as a source o f capital because m any, 
perhaps m ost housing associations which receive loans from  this source, cannot 
be regarded  as true  co-operatives, unless they are ow ned and contro lled  by the 
occupiers. In  coun tries with centrally p lanned  econom ies, w here the industrial 
firm is som e form  of state o r collective en terp rise , the housing of the em ployees 
is frequently  organized through a co-operative, the rules of which provide that 
it should be ow ned and contro lled  by the tenan ts, w hile the enterprise is the 
only supplier of capital. C o-operatives of this type m ay exist in o th er countries, 
though they have no t received much public notice. In o th er countries em ploy­
ers give loans to co-operatives in o rder to  ob tain  housing for their em ployees as 
co-operative m em bers.
A s the foregoing will have shown, the availability o f loans, the security 
dem anded , the ra tes of in terest and the term s of repaym ent are . in all 
countries, strongly influenced by the general housing policy of the governm ent. 
They do no t depend  on pure econom ic factors. G ood housing is fundam ental to 
the health , w ell-being and con ten tm en t o f the people as w orkers and as
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citizens. G overnm ents, local au tho rities and  em ployers, w hether public o r 
p rivate, are therefore  p rep a red  to  invest in good housing. If they  are  aw are that 
there exist w ell-run and  progressive housing co-operatives, they are  usually 
m ore than  ready to  use such co-operatives as one channel, perhaps the 
principal channel for such investm ent.
T here  is no single system  of financing a co-operative housing schem e. In each 
country it is necessary to  exp lore  the sources of loans and  the available lending 
institutions and discover the m ost advantageous way of p roceeding. T his may 
call for careful inquiry and  com parison. M any governm ents have passed 
legislation in favour o f housing developm ent. This has no t always been  fully 
used , because the organization  has no t been  there . T here m ay well be op p o r­
tunities for aid which have n o t been exploited  because they a re  no t well know n. 
N on-governm ental bodies like co-operative banks or building societies may 
also be in terested , even though  they  have no t habitually  done this k ind  of 
business.

5. Other sources of Finance

It should also be m entioned  th a t in te rna tiona l and bila teral donors could be 
used as a resource of capital. F o r exam ple co-operative m ovem ents in K enya, 
V enezuela, C hile, H onduras and G uatem ala  have benefited  from  such a 
program m e.
T he U S A ID  H ousing G uaran tee  P rogram m e is one o f the im p o rtan t b ilateral 
donors. T he W orld  B ank is also now  funding self-help co-operative housing 
program m es such as those in E th iop ia .
Social security funds and c red it co-operatives are  o th er resources which could 
be used.
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Mud houses in West Bengal, India
Monetary input per house: 2 50 ,- US-Dollar (tiles, doors, windows) Carcass o f  mud houses

Fotos: DESWOS

Mud houses after completion
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C H A P T E R  VII
PLANNING AND BUILDING 
OF CO-OPERATIVE HOUSING
T he w hole planning process, the period of construction  and th e  housing 
m anagem ent afterw ards in developing countries are no t com parab le  with 
industrialized  countries, w here rising costs and bureaucratic  p rocedures are less 
severe com pared w ith T hird  W orld  countries.
In ad eq u a te  planning o r m isleading feasibility studies can lead  to  ineffective use 
o f resources and cause severe problem s as far as financial lim itations are 
concerned .

1. Finding and Developing a Site

A s soon as a housing co-opertive is form ed, possibly even before it is form ed, it 
is necessary to  secure the possession or at least the assured long term  use of a 
building site. This m ay well be the necessary condition of securing a loan. The 
o lder housing co-operatives w ent ou t into the property  m arket and  bought land 
w herever they  could find it, prov ided  it was suitable for building and the price 
was w ithin the m eans of th e ir m em bers. In several countries, e .g . in India, 
housing co-operatives still buy land on the m arket, although , at least in 
E u ro p e , it may be necessary to  m ake sure that planning perm ission will be 
given for the type of housing in tended . In crow ded and u rban  countries today, 
choice is often  restric ted  by tow n planning m easures and the zoning o f areas for 
residen tia l, industrial and  business purposes. The price of land, even w hen its 
use is n o t contro lled , has risen  steeply.
In m ost A frican coun tries, a housing co-operative, possibly acting through a 
national co-operative housing federa tion , m ust, at an early stage, en te r into 
consultation  w ith local o r som etim es with national au thorities, on the possibil­
ity o f securing a site. I t will have to  consider the land available, and the wishes 
o f m em bers. D o they  w ant to  be near the ir w ork, as well as n ea r existing 
schools, and hospitals ? O r do they  w ant to  get away from  crow ds and  noise and 
live as nearly  as possible to  the countryside, even if they  have then  a longer and 
m ore expensive jo u rn ey  to  w ork ? O nce again, do they  w ant houses or flats ? 
W hat are  they p rep a red  to  pay, and  have they com pared the long term  cost of 
an expensive site n ear the cen tre  o f tow n with the cost of a cheaper site 
com bined with a m ore expensive tran spo rt by train , bus o r car ? H ave they 
taken  in to  account th a t though  repaym ent o f the purchase price o f the site will 
be fixed for the nex t thirty  years, the costs o f tran spo rt m ay well increase ?
In a num ber of countries, an approved  housing co-operative m ay receive land 
free, at a concessionary ra te  o r on  long lease from  the church, o r from  national 
o r local authorities. In som e countries local au thorities can acquire land
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com pulsorily  and develop it for occupation . The N ational H ousing C orpora tion  
in G rea t B ritain  and the C entral M ortgage and H ousing C orpora tin  of C anada 
(the  la tte r in conjunction  w ith a Provincial governm ent) m ay both  acquire and 
develop  land. Pow ers o f this kind m ay be o f great benefit to  co-operatives, 
w hereever speculation in land is keen  and prices have risen unreasonably , or 
w here there  are m any small ow ners w ith w hom it is necessary to  carry on 
lengthy negotiations before a site for any reasonably large co-operative pro ject 
can  be m ade available.
In  m any cases the structure o f land tenu re  in developing countries is a severe 
obstacle to  the sale of land, because it p revents low-income fam ilies from 
buying urban  sites. T herefo re  governm ent-ow ned or church-ow ned land should 
be m ade available for housing co-operatives. The site 's location is also of 
particu lar im portance to job  creation  program m es, as local m arkets have to be 
found . M any housing co-operatives have already failed in developing coun­
tries, because they did no t take  enough care to  ensure tha t em ploym ent 
oppo rtun ities w ere available, w hich is an essential precondition  for th e  finan­
cial existence of the m em bers.
T he developm ent of public services has next to  be considered. To a g rea t extent 
they  can add to  the building costs, and if they are inadequa te  by m odern  
s tandards o f health  and convenience, planning perm ission can be re jec ted . If 
th e  site is already w ithin an u rban  a rea , w ater supplies, sew age disposal, access 
roads, stree t lighting, electricity  and  gas m ains may already be there . Schools, 
post offices, shopping cen tres and o ther com m unal needs m ay no t be too  far 
away. If the site is only ju s t beyond the o u te r suburbs, the local au thority  may 
be p repared  to  extend the basic services, charging norm al rates. In a m ore 
rem ote  area it m ay be necessary to  find new sources o f w ater supply and to 
establish  sewage disposal units, electricity, transform ers or te lephone  ex­
changes.
In  a ra th e r surprisingly large num ber of countries in all parts  o f the w orld , it is 
left to the housing co-operative itself to  provide all the necessary services. This 
m eans no t only a heavy outlay  befo re  the p ro jects can even begin, and  heavy 
capital charges, which will rem ain  the responsibility of the m em bers fo r many 
years to com e. It also m eans continuing charges for up-keep , m ain tenance and 
continuous supplies, especially o f w ater and electricity, for which a co-opera- 
tive has no pow ers to  levy a com pulsory ra te . This is beginning to  arouse 
pro tests . In the case o f K arachi (Pak istan) a group of co-operatives has no t only 
provided  roads, w ater, sew erage, electricity and gas, bu t am enities like parks 
and  p laygrounds and social institu tions such as schools, colleges, m osques, 
m atern ity  hom es, hospitals and clubs. They w ere, at least until recen tly , trying 
to  m aintain  them  w ithout financial aid or the pow er to raise com pulsory rates. 
T hey w ere, no t unnaturally , pressing for som e of these services tak en  over by 
th e  m unicipality. In Ind ia , too , it is being urged tha t w here building sites can 
only be acquired  on the the ou tsk irts of cities, the local au thority  should  plan in 
advance to provide public services, including postal collections and  deliveries 
and  public tran spo rt, including school buses.
T he m ost com m on planning m istakes, like inadequate financial p lanning and
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the underestim ating  of construction  costs have to be avoided. L oans have to  be 
m ade available at favourable conditions w ithout overburdening the m em bers' 
abilities to  pay. The partic ipation  of the m em bers should already be included in 
the p lanning period so tha t they  can express their own ideas and can be m ade 
aw are o f the costs involved.
It canno t be stressed enough th a t housing co-operatives in developing countries 
need self-help schem es. This is o f particu lar im portance to the low -incom e 
groups.

2. Building and Contracting

T here  are  two m ain system s, w ith som e local variations. The co-operative, or 
m ore o ften  a federa tion  of co-operatives, may itself undertake the w hole 
process of planning, designing and building. A lternatively  it may confine itself 
to m aking a general p lan, em ploy a p rivate  architect to m ake the detailed  
design, and  finally pu t the actual building operation  ou t to  tender.
B efore the housing co-operative or federa tion  is p repared  to en te r in to  a 
contract w ith a building firm , it will find it p ruden t to ask for several tenders 
and com pare them  carefully. This sort of com petition  is an essential fea tu re  of 
the build ing  trade . E ven  in countries w hich exclude private trade , there  m ay be 
advantages in getting  estim ates from  sta te  and co-operative building e n te r­
prises. E lsew here the choice is likely to  be betw een building co-operatives and 
private firm s. A  housing co-operative m ay have a natural p reference for giving 
the con trac t to  ano ther co-operative, bu t bu ilders’ co-operatives are  not very 
well sp read , no t always on a large enough scale to tackle a big housing pro jec t, 
and som etim es have difficulty in financing their 
opera tions. If they requ ire  la rger or ea rlie r advances than  a 
private  firm , this m ay put a strain  on the finance of the housing co-operative. 
Some countries provide legal safeguards against any abuse of the con tract 
system . H ousing co-operatives m ay adm it private  builders as m em bers because 
the ir experience is valuable and m ay be offered from  quite d isin terested  
m otives. It is obvious, how ever, th a t m otives of personal gain m ay also en ter. 
T here  are  usually regulations lim iting the presence of builders on housing co ­
operative com m ittees: obliging them  to “declare their in te rest” in any contract 
which is pu t out to  tender; and providing fo r the im partial exam ination , usually 
by a co-operative federa tion , o f any ten d e r they m ay subm it.
In co-operatives aim ing at individual house ow nership, in som e A sian and 
South A m erican  countries, the co-operative is only concerned to provide a site 
and a loan. T he m em ber may be left to m ake his own contract w ith the builder 
of his choice. This lessens the responsibility  of the co-operative, bu t m akes it 
alm ost im possible to  achieve any kind o f p lanned developm ent, w ith its 
possible gain in standards of quality  and appearance  or the provision of social 
services and am enities.
In the case of low -incom e groups, the building process should be carried  ou t by 
the m em bers and the ir families as far as it is possible. Only in this way can
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significant price reduction  be achieved. T he training on the job  is o f great 
relevance fo r the organization  of self-help. W ithout adequate  training no self- 
help  co-operative can w ork efficiently. In m ost developing countries the 
residents w ant to  be ow ners of a one fam ily house.

3. Supply of Materials and Equipment

Several na tional co-operative housing federa tions, even if they em ploy con trac­
tors to  u n dertake  the actual building, m ay still undertake  the bulk purchase or 
m anufacture  o f building m aterials and fittings. They may even supply furniture 
for incom ing tenan ts, designed to  fit the size and type of accom m odation to  be 
offered.

4. Housing Design

The m em bers’ socio-econom ic background  m ust be taken  into consideration . 
T he E u ro p ean  o r A m erican urban  lifestyle should not be taken  as a m odel for 
rural com m unities o f T hird W orld countries.
T herefo re  several questions should be answ ered in a check list (taken  from: 
H ousing cooperatives in developing countries by A .C . L EW IN . p. 47):
1. W hat are  the im m ediate objectives of the project?

M em bers’ selection , foundation  of a housing co-operative, organization  of 
savings, availibility of loans, p re-m em ber education , land acquisition, con-, 
struction , o rganization  of self-help;

2. W hat are  the m edium  and long-term  objectives?
Forw ard p lanning including financing o f new  p ro jects, housing m anagem ent 
and  adm in istra tion , com m unity developm ent, job  creation  program m es, 
con tinuous education  and em ploym ent p rom otion  w henever possible.

T he fram ew ork  of forw ard planning involves the consideration  of econom ic an 
social factors.
H ousing design expresses m ore than  just an architectural outlook. It will 
d e te rm in e , w hether residents can identify them selves with the p rojects. 
O rganization  m anagem ent and education  has to have an in tegrated  approach 
fo r the partic ipation  of the m em bers.
In E u ro p e , the m ost com m on type of co-operative housing design a block of 
flats, the m em bers are tenants.
T he standard  accom m odation varies from  country  to country and w ithin the 
sam e country . T hree  room s with kitchen and bath room  is fairly represen tative 
of flats in tended  for fam ily occupation.
In nearly  all countries the m aterial s tandard  is rising steadily if slowly. In so m e , 
im provem ent is still held back by the rapid rise in population  and the con tinu ­
ing shortage of labour, building m aterials and m odern  building equ ipm ent. In 
o thers, the technical standard  has already reached a level too high to be 
econom ically justified  in view of rising costs and the unwillingness of occupants
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to  bear such expense. E lsew here, the level o f accom odation is to  som e extent 
contro lled  by governm ent regulations tha t ren t may no t exceed 20 %  of the 
te n a n t’s incom e. A lternative ly , housing w hich has benefited  from  public sub­
sidy m ay no t be available to  those  whose incom e will be m ore than  five tim es 
th e  level o f the ren t.
In the N etherlands and  in G rea t B rita in , som e co-operative blocks o f flats have 
been built. F rench housing co-operatives have moved in recen t years from  the 
detached  houses for fam ily ow nersh ip , to flats for ten an t m em bers. In N orth  
and  South  A m erica, A ustra lia , Ind ia  and Israel, both  types o f houses are  built, 
though the p reference still seem s to  be fo r the fam ily house. W herever 
de tached  houses have been  built by co-operatives in any num bers, no  m atte r in 
w hat country , they have alm ost always been  grouped in garden  cities, “tow n­
ships” o r “colonies” , w ith a carefully  considered layout. This is also true  for all 
th e  larger schem es o f flat developm ent w here the space betw een  blocks of 
apartm en ts is carefully landscaped and p lan ted  with grass, trees and  flowers. 
In developing countries, the ex ternal and in ternal appearance  o f co-operatively 
built houses naturally  varies w ith the resources available. M any are very 
pleasing, and have m ade a strik ing contribu tion  to the housing o f people. 
O thers  have per force been  built to  m inim um  standards, to  m eet the urgent 
needs o f hom eless peop le . In such cases aesthetic values m ay have to  take 
second place to shelter and  hygiene. They should no t, how ever, be regarded  as 
un im portan t. T he residen ts should  identify  them selves w ith the ir new  houses 
and  this is only possible, if the socio-econom ic conditions and  cultural attitudes 
have been  very carefully taken  in to  account during the p lanning period .
T he transfer o f housing designs from  industrialized to  developing countries 
w ould no t be suitable fo r cover th e  needs o f the local peop le  and  will in m any 
cases no t be accepted by the fu tu re  residen ts. F u rtherm ore , clim atic conditions 
in  the T hird  W orld requ ire  d ifferen t construction  m aterials.
C ost, how ever, is the m ost frequen t lim iting factor and in the last ten  years 
th ere  has been  an in teresting  shift in policy on the part o f in ternational agencies 
and  particularly  A m erican  providing technical advice to  developing countries. 
In stead  of beginning w ith an ideal, if severely sim ple, p a tte rn  of house the 
em phasis is now on “m inim um  sh e lte r” w hich can la te r be augm ented  by 
add itional room s and fittings. Som e m erely begin with a d ry  concrete  p latform  
and  a p lum bing unit and  are  transfo rm ed  in stages by self-building labou r to  an 
acceptable fam ily house.

5. Communal Services

In  all co-operative housing schem es the level of com m unal services and 
am enities is high. A part from  the o rd inary  needs o f w ater, sew age disposal and 
light, m ost co-operative housing schem es in N orthern  countries p rovide for 
cen tra l heating  for each block o f flats. Som e schem es have changed to 
neighbourhood  heating: th e  installa tion  of a central heating  un it, perhaps 
m aking use o f a cheap fuel like n a tu ra l gas, to hea t a group o f ap a rtm en t blocks
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New houses and infrastructure projects — all done by cooperatives

New houses for 400 members in Tegucigalpa, Honduras Foto: CHF
*

New water pipelines to the houses in Egypt Foto: CHF
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o r detached  houses. In Sw eden, housing co-operatives w ere th e  p ioneers in 
providing, early  in the p resen t cen tu ry , for cen tral heating , lifts, ba ths and 
show ers, none o f which had  previously been  considered necessary in low-cost 
housing.
Schools m ay be built, o r at least a site reserved  fo r a building to  be pu t up  by 
the local au thority , p rovided the new  settlem en t is sufficiently large. T here  may 
be a com m unity hall. People  from  neighbouring districts are  usually adm itted  
to  these facilities. This helps to  b reak  down the isolation w hich is o ften  a 
dangerous fea tu re  o f life in  a new  housing estate .
T he policy on shops varies. In Israel only co-operative shops are  allow ed, and 
consum er co-operatives a re  probably  given preference in o th e r countries, 
especially w here they have m ade som e contribu tion  to  the housing pro jec t. 
E lsew here provision is also m ade fo r private shops and perhaps fo r the 
inclusion in th e  pro ject o f people  w hose services are likely to  be needed  by the 
com m unity  such as doctors, barbers, w atchm akers or electricians. W here 
accom m odation  is lim ited , they  m ay be allowed extra room s, to  be used as 
consulting room s or w orkshops. In  som e countries, indeed , co-operative 
housing schem es are partly  financed by leasing the ground floor to  private 
shopkeepers o r o ther businessm en, though there  may be regulations (as in 
A ustria ) as to  th e  p ropo rtion  of space which m ay be used in this way.
T he  policy to  be adop ted  regard ing  com m unal services is obviously one which 
m ust be considered  in considerable detail before  a co-operative housing 
schem e is launched , architects are  instructed  or even land purchased . Some 
services (e .g . neighbourhood  heating) m ay in the  end save m oney , b u t m any 
o thers  cost m oney which th e  m em bers will in the end have to  find. If they  do 
n o t, in fact, w ant a club, a  com m unity  hall o r a library, th ere  is no p o in t in 
increasing costs by including them  in the  schem e. A  com prom ise m ight be the 
reservation  of space for such buildings, should the m em bers wish for them  la ter 
on.
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Project in Tema, Ghana: This Cinva Ram block-making machine can easily be used in 
self-help schemes Foto: CHF

Project in Port-au-Prince, Haiti o f the San Martin Housing Cooperative Foto: CHF
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C H A P T E R  VIII
“SELF-BUILD” AND RURAL HOUSING
In agricultural societies it has always been the custom  for neighbours to  join 
together for the pu rpose of build ing o r rebuilding houses. Even in m ore recent 
tim es, it is on record  th a t the people  of a village decide they w ould like to 
rebuild  all their houses. The w hole village com bined to  m ake bricks, fell 
tim ber, m ake doors and  window  fram es, lend oxen and carts to m ove m aterials 
to  the building site. T hey draw  lots for the first house to  be dem olished and 
rebuilt, m eanw hile finding tem porary  accom m odation for the ow ners. As soon 
as the first house is com pleted , they  m ove on to the next and so until the whole 
village has been rebuilt.
H ousing co-operatives for low -incom e groups in tend to replace sq u a tte r se ttle ­
m ents. T he planning o f housing co-operatives for resettled  squatters should be 
based on precise and detailed  know ledge of the squatter econom y and its social 
organization.
T he specific needs, custom s and  expectations of prospective m em bers must be 
taken  in to  account.
M em bers should partic ipate  in the process of planning and discuss site and 
house design with the architect.
O f course there  are m any m ore advantages, which favour self-help schem es 
like dem ocratic con tro l, self-adm inistration  and o rien tation  tow ards the basic 
needs o f the m em bers.
T he countries principally in terested  in “self-buildo co-operatives are  Sw eden, 
the U n ited  K ingdom , C zechoslovakia, the U nited  States and C anada. It will be 
noticed th a t none of these are  developing countries. T hey are also countries in 
which m anual labour has never been  held to  be degrading. T he housing co­
operatives in these countries w hich use “self-build” m ethods do no t w ork in the 
sam e way. W hat they have in com m on is th a t their m em bers decide to  reduce 
the cost o f their houses by building them  wholly or partly  them selves.
In  developing countries the conditions for the realization of organized  self-help 
is quite d ifferent. In  m ost cases the only possibility to build  houses for the poor 
sections o f the popu la tion  is the im plem entation  o f organized self-help.
The success of any self-help schem e depends to  a high degree on the organiza­
tional fo rm , which has to  be chosen and is accepted by the m em bers. In this 
regard , the objectives of the m em bers will be determ ined  by th e ir organ iza­
tional ability and the financial possibilities. Som etim es also legal o r existing 
sociocultural obstacles have to  be overcom e.

1. Organization
T rain ing of self-help groups is a most im portan t p recondition  to  enable 
m em bers to  partic ipate  actively in self-help organizations. If an inform al self- 
help  group  is possible, the organizational form  does no t require  legal regula­
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tions. T he group m em bers decide and do no t depend  on bureaucra tic  decisions. 
A n agreem ent am ong the m em bers is necessary, e.g. about the rights and 
obligations of the m em bers and abou t the objective o f the self-help group . A 
group  leader should be elec ted  for a lim ited period  of tim e w ith the op tion  of 
being reelected .
O nce the group has been fo rm ed , a leader has been chosen and the objectives 
have been  agreed upon, the m ost difficult tasks have to  be carried  out.
F irst o f all negotiations for land titles and occupancy licences have to  be 
com pleted  by the housing co-operative. Financial resources have to be sought 
(ow n capital, loans, state subsidies, in ternational co-operation , e tc .).
A n  inaugural m eeting can then  be organized, for which an agenda should  be 
p resen ted  detailing the item s for the discussion. A  leader has to  be e lec ted  who 
will act as chairm an of the m eeting. A  m em ber should be appo in ted  to  take  the 
m inutes m inutes of the m eetings which have to  be accepted  by the m ajority  
w hen opening the next m eeting. O therw ise the group will no t be able to  w ork 
successfully.
A  list o f m em bers has to be kep t by the leader of the group and new m em bers 
have to  be accepted  by the m ajority .
D uring  one of the first m eetings rights and obligations o f m em bers m ust be 
agreed  upon.
T he partic ipation  of the m em ber in dem ocratic decision-m aking is a right but 
also a com m itm ent to  accept the decisions taken  by the m ajority  and  to  co­
op e ra te  actively w ith the o th e r m em bers o f the group. If a m em ber is absent 
from  a m eeting for acceptable reasons and cannot send som eone tp  replace 
him , e.g . his wife o r son, then  he m ust also accept the decisions taken .
In such groups there  is a close relationsh ip  betw een rights and obligations of 
m em bers. O therw ise successful jo in t action will not be possible.
In large groups a com m ittee has to  be elected , although only the general 
m eeting  will be able to decide. T he m em bers of the com m ittee have to  propose 
and  to  outline the various activities to  be undertaken  and explain them  to the 
general m eeting. D ifferen t functions o f the com m ittee m em bers should be 
fo rm ula ted , e.g . secretary , treasu re r, etc.
If sub-com m ittees are appo in ted , th e ir tasks should be clearly fo rm ula ted , e.g. 
o rganization  of in frastructure  m easures, production  or organization  of building 
m aterials, coordination  of labour. The the sub-com m ittees m ust be rep resen ted  
by an elec ted  leader, o therw ise the responsibilities will no t be clear and 
activities will be ham pered  by fruitless discussions.
If im m ediate decisions have to be tak en  in o rder to  deal w ith severe problem s, 
a special general m eeting should be called. This is for exam ple necessary, 
w hen, due to  re tirem en t or d ea th , a group  leader or a com m ittee m em ber has 
to  elected .
O nce the organizational structures are achieved, w ork can be carried  out 
successfully by the sub-com m ittees and their coordinating executive com m it­
tees. C onflicts have to be discussed and problem s overcom e together. The 
o rganized self-help-group should even continu after the houses have been  built, 
because com m unity life has to be o rganized, job  creation  program m es have to
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be in itia ted  and revolving funds for new  pro jects have to  be adm inistered . 
In  developing countries housing co-operatives should not be dissolved a fter the 
construction  period  has been  com pleted .
N ew  tasks have to  be carried  ou t and group  action will be necessary. This might 
requ ire  the setting up of new  com m ittees: a training com m ittee, an in frastruc­
tu re  com m ittee , a com m ittee for agricultural job  creation program m es, a 
com m ittee for handicraft p ro jec ts, etc.
T he ability to pay off the m oneys loaned  will only be achieved, if new sources 
of incom e can be found. A  survey ab o u t m arketing  in the region m ight be 
necessary to find ou t. if. for exam ple, bricks can be sold o r agricultural 
p roducts will m eet the local needs o r they  can be transported  to o ther m arkets. 
C om binations betw een housing co-operatives and agricultural co-operatives or 
co-operatives of sm all-scale handicraft are quite successful o rganizations. A 
housing co-operative can, fo r exam ple, be founded by m em bers of a regional 
agricultural co-operative. T he m em bers should know  each o th e r, have already 
coopera ted  together and have experience in dem ocratic decision-m aking p ro ­
cedures.
Self-help schem es for housing p ro jec ts are  of course far easier to  organize, if an 
already  existing organization  w ith experience of self-help groups in o th e r fields 
o f co-operative activity is undertak ing  them .
T he key to  success in all “self-build” co-operatives would appear to  be the small 
co h eren t g roup , a sym pathetic source of loan capital and the inclusion, e ither 
as m em bers o r advisors, of skilled m en w ith know ledge of d ifferen t aspects of 
th e  building trade . W ith such know ledge available, and with unskilled people  
w illing to  learn , the quality  o f building is usually as high as th a t of com m ercial 
firm s.

2. Rural Housing

M ost self-build housing is to  som e ex ten t ru ra l, since m ost of those who 
u n d ertak e  it p refer to m ake the ir hom es on the outskirts of tow ns ra th e r than 
the cen tre . It does not. how ever, fully solve the problem  of housing or 
rehousing peasan t farm ers, agricultural labourers, foresters and o thers w ho live 
m ore or less rem ote  from  th e ir neighbours and from  urban  services. Some local 
au thorities o r national housing banks offer loans to  individuals for this pu rpose, 
as well as for th e  installation of p iped  w ater, m odern  sanita tion  and electricity. 
T his is not a co-operative developm ent, although in some cases the lending 
institu tion  m ay be a co-operative bank. Loans for this purpose in som e 
countries (such as India) are som etim es difficult to  get, since the trad itional 
style o f village building is too  im perm anen t to produce a p roperty  which can be 
m ortgaged.
T he co-operative con tribu tion  to rural housing is generally m ade th rough  the 
supply of building m ateria ls, often  by farm ers ' supply and  m arketing  co ­
operatives. T he m em ber usually does m ost of the building him self, assisted by 
local craftsm en as needed. M uch the sam e thing is happening in parts  o f A frica,
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w here the construction  of p erm anen t buildings serving as co-operative w are­
houses o r offices m ay for the first tim e suggest to  m em bers the possibility of 
new  standards o f housing based on new building m aterials such as concrete and 
alum inium  sheeting  in place of m ud and thatch . B ut co-operative supplies of 
cem ent and  co rrugated  m etal roofing m ight then  m ake it im possible fo r the 
villager to  pu t his ideas into practice.
T he w hole question  of how to provide sim ple, inexpensive ru ral housing of 
accep tab le  standards through co-operative action still rem ains to  be thought 
ou t in detail. It is associated w ith tha t o f socio-cultural acceptance versus 
technical im provem ent, the laying on of pu re  w ater supplies, b e tte r  san ita tion , 
the provision of electricity and te lephones. All these have been effected by co ­
opera tive  action. The rural electricity co-operatives, e.g. of the U nited  S tates 
and T urkey  are w ell-known. W ater supply co-operatives of various kinds have 
b een  form ed in a wide range o f countries, though no t in large num bers.
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Chicken are often an additional income for the families Foto: DESWOS

Mud Construction with Self-Help: The Indian experience Foto: DESWOS
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C H A P T E R  IX
THE MANAGEMENT 
AND ADMINISTRATION 
OF HOUSING CO OPERATIVES

T he running  of a housing co-operative is as im portan t as the actual building. 
T h ere  m ust, in the first place, have been  a good choice of m em bers. T heir 
econom ic position , the ir ability no t only to  pay the ir share on adm ission, bu t to  
go on paying over a long period  o f years is im portan t. T heir social acceptablitiy  
to  one an o th e r is im portan t. So is the readiness of at least a considerable 
num ber to  take  active responsibility  for m anaging the affairs o f the co ­
operative.
T h ere  m ust be a certain  m easure o f discipline w hich all can accept. T he system  
o f m anagem ent m ust ensure th a t the  financial obligations of the co-operative 
are  m et, th a t the fabric of th e  building is m ain tained , and its outw ard  
appearance  rem ains creditable. A t the sam e tim e, all the  reasonable needs and 
wishes o f the  m em bers m ust be fulfilled as far as is hum anly possible. T here  
m ust be security  o f tenure  bu t also som e m eans by which m em bership  can 'b e  
re linqu ished  w ithout loss to the m em ber o r the society.

1. Allocation of Dwellings

Som e co-operative housing p ro jec ts are  exactly p lanned to  accom m odate the 
m em bers, generally  ra th e r few in num ber, by whom it has been form ed. 
H ousing co-operatives w ith “openo  m em bersh ip , how ever, usually have a 
w aiting list o f people seeking accom m odation , som e of whom m ay have been  
w aiting fo r a long tim e. T here m ay also be m any o th er houseless people w ho 
w ould becom e m em bers if they knew  m ore about the co-operative o r if there  
w ere any chance th a t it could house them  in any reasonable period  o f tim e. In 
this type o f co-operative, and in countries w here the pressure fo r housing is 
severe, even d espera te , it is necessary to  devise a m ethod  of allocation w hich is 
fair to  all, sim ple and easily understood .
T he usual m ethod  is to  allocate houses o r flats to  m em bers in the o rd e r in which 
they jo ined  the co-operative. S ubsequent re letting , m ade necessary by dea th  o r 
d ep a rtu res , is usually contro lled  by the ten an ts’ com m ittee. In  som e countries a 
housing co -operative, which has received support from  the local au thority , has 
to  consult th a t authority  before allocating dw ellings, and may be expected  to  
m ake room  for fam ilies in conditions of special hardship. The o rder o r request 
com es from  the local authority . In som e countries all allocations are  said to  be 
m ade “on  social princip les” . T his is no  doub t the ideal of all, bu t it w ould 
appear to  involve som e very difficult decisions as to  the relative urgency of
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differen t kinds o f need . Should a large family be p referred  to  one at p resent 
living in particularly  unhealthy  conditions ? A  poor family to  one w hich has 
m ade continuous sacrifices in o rder to  save up for a good house ? T he sense of 
injustice which might be aroused by a w rong, o r even by a right decision, may 
easily be im agined, and w ould not help the social clim ate o f the co-operative, 
even if the aggrieved fam ily had been  excluded altogether.
In  som e W estern  countries, a governm ent office, regulates the adm ission and 
tran sfe r o f m em bers in all housing co-operatives receiving federal aid or the 
local au thorities m ust be consulted in cases w here public funds are involved in 
o rd e r to  provide housing for certa in  groups of tenants o r fu ture ow ners. These 
provisions, though they  may rep resen t the natural price which the local 
au thorities exact for w hat is often generous aid, do rather conflict with the idea 
o f a co-operative as a self-help association of like-m inded people w ho have 
com e together to  create  som ething for their own econom ic and social benefit. 
T he  o rien ta tion  of the co-operative tow ards the poorer sections o f society 
should always be kep t in mind.
T he fact th a t adm ission to  m em bership  in a housing co-operative itself usually 
involves scrutiny and selection should  m ean tha t when a fu rth er selection is 
m ade of those who are to  receive the first houses, it should do no m ore than 
establish  a num erical o rd e r o f allocation  and not, save in very exceptional 
circum stances, allow disqualifications or even long deferm ents.
B efore leaving the subject of allocation , it m ay be of in terest to  quote the case 
o f a co-operative in C osta Rica building houses for the u ltim ate ow nership  of its 
m em bers. Seven out o f every ten houses built are a llo tted  in the o rder in which 
m em bers jo ined  the co-operative. The rem aining three are a llocated  by ballot, 
the  lucky recipients being forb idden  to  transfer them  for p rofit. This e lem ent of 
gam ble m ight not be accepted in all countries, but al least it stim ulates 
m em bers’ in terest.

2. Tenure

In the case o f houses w hich are in effect being bought on credit by the m em ber 
from  the co-operative, the m em ber does not en te r into com plete ow nership, 
e ith e r freehold  or leasehold  until the  loan is paid off. In the m eantim e he is 
subject to  certain  restrictions. In H ong K ong, for exam ple, flats cannot be 
m ortgaged while the loan is ou tstand ing , nor can they be assigned or sublet 
w ithout perm ission. N o lodgers, o th e r than m em bers of the fam ily, may be 
received. In som e countries, on th e  o ther hand, subletting part of a house in 
o rd e r to pay off the loan to the co-operative seem s to be an accepted  practice, 
to  which no objection  is raised.
In o rder to  preven t speculation , it m ay be laid down that co-operatively  built 
houses m ay not be alienated  in less than six years from the date of occupation. 
E lsew here, if a m em ber wishes to  sell or let his house less than  ten  years after 
he took it over, he m ust first offer to  sell it to the co-operative, and can only sell 
to  an ou ts ider if the co-operative is unwilling to purchase. T he co-operative.
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fu rth e r, takes any profit from  sales to a th ird  party  o r from sub-letting. In m any 
countries houses, on which there  is a m ortgage may only be alienated  w ith the 
perm ission of the co-operative and no t at a profit. Even transfers to m em bers 
o f the ow ner’s fam ily should be subject to the co-operative’s perm ission.
In M alaysia, an original check on speculation in co-operatively built housing 
has been  devised. This takes the form  of tem porary  tenancy. W hen a co­
opera tive  lends to a m em ber in o rd e r th a t he may build on his own land , the 
site is tran sfe rred  to  the ow nership  of the co-operative and the m em ber 
becom es a ten an t o f the co-operative till the loan is repaid . This puts the co­
opera tive  in a som ew hat stronger position as cred ito r, than , if it only held  a 
m ortgage on the house. It also m eans th a t the tenan t cannot sell, if the value of 
p ro p erty  rises o r he is unable to  m eet his obligations, o r both.
In those  co-operatives in which the ow nership of houses rem ains perm anently  
w ith the co-operative as a co rpora te  body, the m em ber usually receives a life 
tenancy  or perm anen t right of occupation . This is the system , for exam ple, in 
F rance, G erm any , Poland and the Scandinavian countries. In som e countries, 
how ever, it is m erely affirm ed th a t the lease should not be arb itra rily  te rm i­
n a ted , and in the U nited  S tates, w ith an extrem ely mobile popu la tion , given to 
frequen t changes o f occupation  and residence, there  seems to  be a preference 
for sho rt leases and  no explicit provision for life-tenancy, though an occupation  
right w ould seem  to be assum ed.

3. Transfer of Dwellings

M any people otherw ise a ttrac ted  by the idea of co-operative housing are 
concerned  as to  rights and in terests should they be com pelled to m ove, perhaps 
because the ir w ork has m oved, to  som e o th e r part o f the country . H ow  m uch of 
the capital they have invested in the ir house will they be able to  recover? Will 
they  be in any b e tte r  position to  secure accom m odation in the place to which 
they  are  going than  if they had no t been a m em ber of a co-operative? Will they 
have any say in the choice o f a ten an t to  succeed them ? If their absence is likely 
to  be no m ore than  tem porary , will they  be able to  sublet? W hat will happen  
w hen they die? In particu lar, will the  surviving p artn er of a m arriage be able to 
rem ain  in his o r h e r hom e?
In co-operatives, aim ing at house ow nership  for their m em bers, the position 
does no t differ m aterially  from  th a t o f any ow ner of a m ortgaged house, though 
th e  co-operative m ay w ant to  interview  the new  occupier to  m ake sure th a t he 
is reliable and otherw ise accep tab le , and there  may be restrictions on sale for 
profit and on subletting.
T he problem  only really arises in an acute form  in the case of co-operatives for 
p e rm an en t tenancy. To take  first the case in which a m em ber dies: in most 
countries m em bers are allow ed to  leave their right of occupation  to  near 
rela tives, and in som e cases the consent o f the co-operative is requ ired .
A s regards transfer during a m em b er’s lifetim e, m em bers are free to  leave a 
housing co-operative at any tim e, bu t the transfer of a dwelling from  a resigning
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m em ber to  a new m em ber calls for the approval of the co-operative or, in 
practice , o f the com m ittee.
T he  ob ject in every case is first to  give the m em ber com plete security o f tenure, 
unless he grossly abuses his position; secondly, to m ake it im possible fo r him  to 
use m em bership  in o rd e r to m ake a speculative investm ent in house p roperty ; 
th ird ly , to  allow  him to  leave his dw elling w ithout financial loss; and fourthly, 
to  m ake provision for the natu ra l hum an wish to  tran sfe r w hat has been  a 
fam ily hom e to a surviving p a rtn e r o r to the children of the m arriage. Finally, 
the ob ject of the co-operative is to  create  a m utually congenial com m unity as 
well as a solvent undertak ing , and  this m eans som e contro l over the choice of 
m em bers no t only at fo rm ation , b u t th roughou t the life of the co-operative. 
T he balance betw een these ob jectives is no t easy to  strike o r to  em body in rules 
w hich will w ork w ith au tom atic  justice in every case. A  good deal depends on 
the  w isdom  and com m onsense o f the com m ittee by which they are in terp re ted . 
T h ere  w ould also seem  to be scope for appeals to the arb itra to rs of a higher 
au thority , say the com m ittee  of a  national co-operative housing association or a 
special b oard  set up by it. It is n o t clear, how ever, w hether such m achinery 
exists in m any organizations nor how  often it is in fact used.
In  chosing m em bers in developing countries, especially in pro jects for low- 
incom e groups d ifferen t criteria  have to be used. E m ergency cases o f large 
fam ilies living in one room  in a slum  area m ust have priority  and no t the 
financially secure m iddle incom e groups, being chosen in public housing, e.g. 
public adm in istra tion  staff.
C o-operative housing depends to  a very great deal on the w illingness and 
m otivation  of its m em bers and th is m ust be strengthened  by jo in t action.

4. Rent and Amortisation of Loans

In m ost developing countries house ow nership is p referred . M ost of the 
fam ilies have been living as ten an ts  before they becam e m em bers of the 
housing co-operative and had to  face speculation and insecurity. Now  they 
w an t a house for their lifetim e and  leave it to  their children  w hen they  die. 
A ctual ren ts expressed in term s of m oney m ean little. T hey m ust be considered 
in re la tion  to accom m odation and  am enities on the one  hand , and  to  the 
general level o f wages and cost o f living on the o ther. H ow ever, the basis on 
w hich ren ts o r o ther paym ents are  calculated , and their re lation  to  th e  incom es 
of m em bers, have a m uch m ore general m eaning, and can be subject to 
in te rna tiona l com parisons.
T en an ts’ co-operatives in m any countries fix their own rents. They cover the 
in te rest and  am ortisation  of the loans which the co-operative has con trac ted , 
plus the cost of m anaging the p roperty . C entral heating, w here it is supplied, 
m ay raise the ren t considerably . A s the loan is repaid , in te rest charges will fall. 
B o th  in terest and am ortisation  will eventually  cease w hen the w hole loan has 
b een  repaid . In som e countries th e  reduced in terest charges are reflected  in a 
reduction  of rent. E lsew here it is assum ed th a t as in terest charges fall, the  cost
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of m aintain ing an ageing building rises, and it is p lanned to  leave rents 
una lte red . This calculation m ay be influenced by the belief tha t prices and 
w ages will continue to  rise over the years as they have done for m any years 
past. In this even t, even if the actual figure rem ains unchanged, ren t will 
becom e a less im portan t item  in m em bers’ expend itu re , while the cost to  the 
co-operative o f repairs, though  not o f in terest, will rise. In the Indian tenancy 
co-partnersh ip  co-operatives, rents are  paid until all the borrow ed capita l has 
been  paid  off. T hereafte r, the  buildings rem ain  com m on p roperty , and m em ­
bers are  issued w ith shares corresponding  to the paym ents m ade.
In m any countries some form  of public contro l is applied, e ither to  all housing, 
to  housing under a certain  ra tab le  value, o r to  all housing built w ith a 
governm en t subsidy. This m ay restric t the freedom  of the co-operative to  fix its 
own ren ts at an econom ic figure, though  in som e countries the elem ent o f loan 
repaym ent may be tra ted  as som ething outside the scope of ord inary  ren ts and 
special a rrangem ents may be allowed.
In  countries w here the m em ber is h ire-purchasing his house ra th e r than  renting  
it, th e  position is a little d ifferen t, though  m ost o f the sam e costs have to  be 
m et. In M alaysia loans are repaid  m onth ly , together with in terest paym ents at 
1 % above tha t which the co-operative itself has to  pay. The m argin provides 
fo r th e  overheads of the co -operative. T here  is also an annual charge for 
m ain tenance  and a subscription for social services. In som e cases a m ortgage 
redem ption  insurance may be requ ired . In the mainly m iddle class u rban  
housing co-operatives of H ong K ong, the tenan t has free possession o f his 
house from  the tim e the loan is repaid , to  the term ination  of the 99-year lease 
on w hich it is held , w hen the la n d .o n  which it is built will revert to  the 
governm ent. In H ong Kong housing co-operatives for fisherm en and m arket 
gardeners, the m em bers pay a m onthly  ren t covering up-keep  and a con tribu ­
tion to  a revolving fund.

5. Maintenance
O nce the credit is repaid , the m em ber as ow ner becom es him self responsible 
for m ain tenance and up-keep.
In trop ical countries, the supervision o f the technical up -keep  is o f great 
im portance. In m any cases, the m em bers cannot secure continual supervision 
of the se ttlem en t. T herefo re  the assistance of the housing co-operative is 
necessary.
T he m em bers can be tra ined  in all technical m atters and be advised, w henever 
it will be necessary.
R egu lar supervision of all in frastructu re  facilities has to  be done by the housing 
co-operative, o therw ise the se ttlem en t as a w hole will change its appearance 
and th e  w hole com m unity is likely to change have to  face severe consequences. 
Self-help schem es will also be useful. T he com m ittees, which w ere responsible 
for the construction  of in frastructure  facilities (w ater pipes, e tc .) , generally  
should if at all possible continue the w ork of supervision, as they have the 
necessary know-how.
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6. Members’ Committees and Social Solidarity
C om m ittees elected  by the m em bers at their annual general m eeting  are a 
practically universal featu re  of all co-operative housing. They are indeed an 
essential to  the co-operative form  of organization and are the p ractical expres­
sion of the principle o f dem ocratic  contro l. The only unexpected  feature  of 
housing co-operatives in this field is that the principle o f com m ittee  m anage­
m ent has in som e cases been  m ore variously and perhaps m ore loosely 
in te rp re ted  than in m ost o th e r types of co-operative, and som etim es appears in 
a ra th er a ttenua ted  form .
T he m eaning of the term  "com m ittee '' varies g reatly , and there  may be 
provision for m ore than  one type within one co-operative. T he range of 
com m ittee responsibility , in fact, is from com plete contro l o f all aspects o f a 
housing pro ject to  a lim ited advisory role in respect o f a single block of flats. 
N ot only the responsibility o f the co-operative, but the range and intim acy of its 
contact with individual m em bers may vary very greatly. A  local advisory 
com m ittee may know  its m em bers, and though this m ay be a streng th , a 
com m ittee of this kind m ay p erhaps all too easily becom e a m outhp iece for the 
grievances of a few , ra th e r than  an a ttem pt to  play a m ore creative part. O n the 
o th er hand , the com m ittee o f a large, perhaps regional organization , m ay be 
dem ocratically  elec ted  and exercise real m anagerial responsibility , bu t m ay in 
fact cover too m any p ro jec ts to  be in very close touch w ith the wishes and 
problem s of the o rd inary  m em bers o f any housing unit.
R ights and duties o f the com m ittees should be w'ritten in to  the by-laws of the 
co-operative. In accordance w ith these by-laws, the executive com m ittee is 
responsible for the w hole adm inistra tion  of the housing co-operative. A lso, the 
conduct of m eetings of the com m ittees and the general m eeting , w here the 
elections take  place, are de term ined  by the bv-laws. T he executive com m ittee 
has to  p resen t a rep o rt o f activities and a financial sta tem en t for the past period 
as well as a program m e for the forthcom ing period , indicating all the steps 
which have to be taken  by the housing co-operative. The m em bers decide 
during the general m eeting  abou t the proposals and approve the audit report. 
A s m em bers live to ge ther in ne ighbourhoods, the collaboration  betw een  them  
plays an im portan t role for the success of the housing co-operatives.
The co-operative institu tion  of the annual general m eeting , at which the 
com m ittee is elected  has a lready been no ted . N ot m uch has been  said about the 
a ttendance  at annual general m eetings of housing co-operatives in different 
countries, nor of the conduct o f business nor the degree of in terest shown. It is 
norm al experience in o th er types of co-operatives, th a t in te rest is keen and 
a ttendance  large in the early  years, bu t tha t in a successful co-operative, 
in terest gradually becom es less keen and a ttendance less num erous. This is to 
be dep lo red , if only because it leaves com m ittees unchecked and often  reduces 
elections to  a form ality . W hen this happens, inefficiencies and even abuses may 
creep  in. The co-operative ceases to be sensitive to its m em bers’ needs, 
grievances begin to  foster, and  when a large and angry m eeting at last 
assem bles, much dam age has already  been done. E very effort should  therefore
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be devoted  to  preserving the annual general m eeting as a living and popular 
institu tion . In large co-operatives, on the o ther hand, such a m eeting  may be 
unfeasible and may be rep laced  or, w here the law or the by-laws provide so, 
may even have to be rep laced  by a m eeting of elected  delegates.

7. Administration of common services and management

It should not be assum ed tha t all co-operatives which aim  at house ow nership 
a re  necessarily w ound up on the transfer of the last house to its ow ner. M any of 
them  rem ain  in being in o rder to  adm inister the com m on services o r am enities 
o f the se ttlem ent and to  give m em bers a chance of exchanging views on how 
they should be conducted . Its financial responsibilities are reduced , and its 
pow er over its m em bers is less, bu t it may still have useful w ork to  do. Some co­
operatives decide to  continue th e ir activity by setting them selves the task of a 
new  housing p ro ject in o rder to provide house ow nership for new  m em bers or 
to  construct housing to  be ren ted  to o th er m em bers in need  of housing.
T he aim and purpose of a housing co-operative is to be p erm anen t and 
m aintain  indefinitely the jo in t ow nership and m anagem ent of* a housing p ro ­
ject. It is recognised, how ever, in co-operative laws or rules of several countries 
th a t there  are circum stances in which the m em bers of a housing co-operative 
m ay wish or be com pelled to  wind up its affairs. It m ay be in financial 
difficulties through bad judgem ent or circum stances over w hich it has no 
contro l, and may be unable to m eet its obligations. O n the o ther hand , the co­
operative m ay, through change in land values and shifts o f popu la tion , find 
itself in possession of p roperty  valuable out of all p roportion  to the paym ents 
m ade by m em bers. In such circum stances, the m em bers may be tem pted  to 
realize the accrued value, th rough  a speculative sale, decide to dissolve the co­
operative and d istribute its assets am ongst them selves. This is no t the purpose 
for which the co-operative was form ed or for which it received aid from  public 
funds.
In several countries these possibilities have been taken  into account in the law 
and  in the rules of co-operatives. In particu lar, there are provisions to prevent 
th e  speculative sale o f co-operative property .
A fte r the construction  of the houses has been com pleted  the econom ic and 
social activities o f the m em bers can include all kind of com m unal buildings and 
facilities, such as the com m unity cen tre , schools, children 's p laygrounds. Also 
basic services, e.g. w ater supply, drainage and sewage have to  be supervised 
and  m aintained. In developing countries even this is not always done by public 
au thorities, so that basic social services have to be organized by the co­
operative itself. T herefo re  the continuous effort of the m em bers should be to 
im prove the living conditions in the co-operative settlem ent.
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8. Income generating measures

Incom e generating  m easures such as jo b  creation  program m es also need  a good 
co-operative structu re , so th a t the co-operative organization should con tinue , 
a lthough th e  basic objectives o f covering th e  housing needs have been  m et. 
In developing countries m any possible m easures could be im plem ented , fo r 
instance the  m anufacture of building m ateria ls, small handicraft p ro jec ts o r 
agricu ltu re  program m es. O n-the-job  tra in ing  can also be offered  by the co­
opera tive , particularly  in association w ith consum ers’ o r o ther co-operatives, 
including apex organisations.
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The Bombero Voluntario Housing Cooperative in Quezaltenango, Guatemala

Fotos: CHF

The Magisterial Queyalteca Housing Cooperative in Quezaltenango, Guatemala



C H A P T E R  X
HOUSING BY CO OPERATIVES 
OF BUILDING WORKERS 
OR CONSUMERS
A  num ber of references have been  m ade to co-operatives o f this type, but 
m ainly in regard to the ir relationsh ip  w ith tenants and the degree of co­
operative responsibility , which the la tte r a re  able assum e. It m ay well be, 
how ever, tha t in som e countries in terest in co-operative housing m ay first be 
aroused  am ong building w orkers ra th e r than  am ong prospective occupiers of 
houses. It w ould seem  useful, th ere fo re , to  give a ra th e r m ore consecutive 
account o f the aim s and  m ethods of these organizations.

1. Workers’ Productive Co-operatives

A  w orkers’ p roductive co-operative o r simply a w orkers’ co-operative is a legal 
body, which is ow ned and m anaged by those w orking in it. To qualify as a co­
opera tive , such an organization  m ust conform  to IC A -principles.
T here  are  num erous exam ples o f co-operative housing pro jects fo r industrial 
w orkers in developing countries, bu t w orkers’ productive co-operatives are not 
frequently  found.
A m ong the original aim s of the co-operative m ovem ent in E u ro p e  was the 
establishm ent of W orkers ' P roductive C o-operatives, also called self-governing 
w orkshops or co-partnersh ip  associations.
W orkers, usually in a skilled trad e  no t requiring  m assive capital equ ipm ent, 
took  up shares in a co -operative, which then  acquired and equ ipped  a w ork­
shop or small factory in which the m em bers were em ployed. M anagem ent was 
in the hands of a com m ittee , e lec ted  by the w orker m em bers. R egu lar wages at 
th e  recognised trade union ra te  w ere paid , bu t at the end of the year any profit 
o r “surp lus” , a fter m eeting  the obligations of the co-operative and m aking a 
con tribu tion  to reserve, was divided am ong the w 'orkerm em bers, usually as a 
bonus on the ir wages in the past year.
C o-operatives o f this type have had  a ra ther lim ited success in G rea t B ritain  but 
have played a m ore considerab le  p art in F rance and Italy, as well as in India 
and  o th e r A sian countries. A m ong  the o th e r industries in which they  engage is 
the building trade. In  the early stages, at least, this did no t involve the setting 
up  of a w orkshop or the purchase of m uch in the way of equipm ent. The 
m em bers usually covered betw een them  the full range o f building skills, though 
co-operatives of m asons, jo iners o r o ther specialists m ay be found  in some 
E u ro p ean  countries. T he m ore com prehensive groups m ight em ploy their own 
fo rem an , clerk of the w orks and possibly architect and accountan t. These
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professional w orkers w ere no t at first always m em bers o f the co-operative, 
though it is now usual to include an agreed percentage of professional m en, 
w ith the sam e rights as o th er m em bers.
A  bu ilders' co-operative en ters into contracts with private persons or public 
au thorities to  build houses, schools, factories, hotels o r o th er buildings. The 
initial difficulty has always been finance. A lthough w orkshops and  (in earlier 
years at least) expensive p lan t w ere not requ ired , the building industry , like 
agriculture, has a slow p roduction  cycle. M aterials have to be purchased  and 
labou r paid for m any w eeks before  the client expects to  m ake his first paym ent 
to  the builder.
In som e developing, esp. A sian countries, building w orkers’ co-operatives have 
p layed a considerable p art as contractors working for housing co-operatives of 
prospective ow ners o r tenan ts. A  single co-operative m ay u n dertake  the whole 
con tract o r it may be split up am ong a range of specialized co-operatives.

2. Housing Co-operatives for Industrial Workers
W ho will house the w orkers ?
T he p lanners, developers and m anagers of industry have faced this question 
since the industrial age began, for industry  m ust have an adequa te , reliable 
labou r force to  survive. T he problem  is serious enough in the U n ited  States but 
even m ore so in the developing countries w here new housing p roduction  has 
never caught up with long standing housing shortages.
Som e industries have been  obliged to  forego operating  econom ies o r com peti­
tive advantages in o rder to  locate w here there  have been  w orkers -  and 
housing for w orkers. F irm s engaged in extractive or agricultural production  
have had no choice of location . T hey have had to  provide housing for w orkers 
n ea r the m ines, fields o r forests.
O th e r industries may have the option  of establishing the ir opera tions in a 
selected  location and can take advantage of inexpensive land situa ted  near 
highways or shipping points. H ow ever, they too have to  take the availability of 
housing for the ir w orkers into consideration  in selecting a location.
F o r the p lanners, developers and m anagers of industry there  is a choice am ong 
th ree  fundam ental policies regarding housing for the w orkers.
O ne policy is to  simply ignore the problem , saying in effect: "L et the w orkers 
find their own sh e lte r.” This is usually inadequate  because industry  needs a 
stab le , organized residential com m unity to a ttrac t and hold responsible w ork­
ers. As individuals, w orkers lack the resources to create such com m unities. The 
m ost likely result of this negative policy, particularly in developing countries, is 
a grow th of over-crow ded, unsan itary  slums and squatter settlem ents.
A  second policy choice is for industry  to  undertake the construction  and 
opera tion  of housing tha t it w ould own for its labour force. This paternalistic  
policy has ancient roots. T he feudal lord sheltered  his serfs, while in industrial 
tim es, som e com panies built “com pany housing” and “com pany tow ns” . G en­
erally , these have had an unhappy  history.
T o d ay ’s industrialists recognize th a t com pany-ow ned housing d iverts m anage­
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m en t’s a tten tion  and capital away from  their own prim ary objectives. A nd 
w orkers, justly o r no t, view com pany housing as unw elcom ed em ployer 
in terference in the ir personal lives.
A  th ird  policy op tion  is the one addressed in this publication: th a t industry lend 
its support and encouragem ent to  institu tions which w ould develop  adequate , 
w ell-planned shelter for th e  w orkers th rough  the m edium  of co-operative 
housing.
E xperience in D eveloping C ountries:
T here  are  num erous exam ples of co-operative housing pro jects for industrial 
w orkers in developing countries. T he A m erican C ooperative H ousing F ounda­
tion (C H F) has co llabora ted  w ith local T S O 's, and in m any cases has created  
these en tities, to  develop co-operative housing, including p ro jec ts for industrial 
w orkers.
In  som e developing countries th e  trade  union m ovem ent is backing housing co­
operatives. In K enya it has assisted in the establishm ent o f the N ational C o­
operative H ousing U nion.

3. Consumer Co-operative Housing

A  consum ers’ co-operative is ow ned and contro lled  by those w ho buy goods or 
services from  it.
The opportun ity  for consum ers’ co-operatives to  play a part o f any im portance 
in housing really depends on  the strength  o f their own position. A  consum er co­
operative o r union of co-operatives with am ple reserves, may well invest them  
in housing for the ir m em bers o r em ployees, and at the sam e tim e bring new , 
m ore convenient o r m ore ag reeab le  ways of living w ithin their reach . This is all 
the  m ore possible if the co-operative already has its own building departm en t 
w ith experience in putting  up stores and factories and perhaps w ith capacity to 
spare for o ther pro jects.
M any consum er co-operatives today, how ever, are e ither still in the p ioneer 
stage or are reorganizing and  m odernizing their shops and o th e r perm anent 
equ ipm ent to m eet changing conditions. In neither case are they likely to have 
capital o r labour to  spare fo r housing projects.
T he trade  union basis o f co-operative housing may well be of w ider application , 
bu t it depends on good organization  of building trade  w orkers and again on 
access to  am ple capital resources, e ither from  long accum ulated  trade union 
reserves or from  public funds.

4. Agricultural Co-operatives

In developing countries agricultural co-operatives play an im portan t role for 
th e  im provem ent o f the socio-econom ic developm ent o f the sm all farm ers. 
A gricultura l co-operatives are m ade up of independen t farm ers, who join 
toge ther in o rder to  perform  a particu lar function to  th e ir m utual benefit. They
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are concerned  e.g . w ith m arketing , obtaining supplies, sharing equipm ent or 
supplying services like irrigation . M ore favourable prices can be obtained  by 
jo in ing together, and  in com bination  with transport co-operatives m arketing  in 
d ifferent regions o f the country , can be carried  ou t and som etim es even the 
export o f agricultural produce.
A  com bination  w ith housing co-operatives therefo re  can be a successful 
opera tion , as ru ral housing and  its im provem ents p reven t ru ra l-u rban  shift, 
w hich causes the m ost serious problem s o f urbanization  and the grow th of 
m etropo litan  slum  areas.
H ousing co-operatives in rural areas of developing countries face additional 
problem s o f in frastructu re  facilities and in general there  are less incom e 
sources.
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Mud houses in India: An alternative for low income groups Foto: DESWOS

An already existing cooperative with members is a good start: the project “El Alto", 
Bolivia Foto: DESWOS
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C H A P T E R  XI 

STAFF AND STAFF TRAINING
T hree  levels o f tra in ing  have to  be considered: L eadersh ip  training for the TSO  
and sponsoring organ ization ; m em ber education  and train ing for prim ary co­
operative staff.
In developing coun tries the training of co -operato rs is m ore im portan t than  in 
industrialized  countries. As funds are very lim ited and  m ism anagem ent could 
cause the failure of the housing co-operative. T he tra in ing  of the prospective 
m em ber is o f vital im portance.
T he G erm an  D evelopm ent A ssistance A ssociation  for Social H ousing 
(D E SW O S) has published a “Pre-M em ber E ducation  C ourse for H ousing 
C oopera tives” , w hich can be used in developing countries. The course lessons 
can be ob ta ined  from  D E S W O S 1).
T he C oopera tive  H ousing F oundation , a U S-non-profit organization  dedicated  
to  b e tte r  H ousing and  b e tte r C om m unities fully supports training and educa­
tion as one o f the m ost im portan t constituents o f any co-operative housing 
program m e in developing countries. T hose p rogram m es are likely to fail if 
good m anagem ent is no t secured. W ithout resources devoted  to  train ing over 
sustained periods o f tim e, the program s are  likely to  founder.
F u rtherm ore  m em bers of the m anaging com m ittee and o th er com m ittees need  
training. T he fo rm er need  business know ledge and  organizational skills, while 
the la tte r  need  com plem entary  on-thejob-train ing  ( ’’learn ing  by doing”). W hen 
the first p ro jec t starts , experienced craftsm en should be in tegrated  in the 
groups.
N ot only instruction  for building is essential, bu t also how to  carry ou t the 
organization  and coord ination  of the w ork in the m ost efficient m anner. 
Lewin describes the educational concept a t various levels o f opera tion  (see 
L E W IN , A .C .: H ousing  C ooperatives in developing countries. John  W iley & 
Sons. C h ichester, N ew  Y ork , B risbane, T o ro n to , 1981):

1. Educational concept

1.1. P re-M em ber education .
Thiscould  be  structured  as D ESW O S proposes.

1.2. T rain ing  of th e  form ation  com m ittee
In troduction  to  analysing the provisions and  requ irem ents o f laws, by ­
law s, the p lanning-concept including design, financing and construction

1.3. M em ber education  course
By-law s, rights and obligations of m em bers, etc. -  m ore detailed  discus­
sion am ong the  m em bers than  in th e  p re -m em ber education.

‘) The address o f D E SW O S is: Bismarckstr. 7. D-5000 C ologne 1, W est-Germ any, Tlx: 
Germ any 888 1842 ggw d, phone: 221-525001
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1.4. T rain ing of the co-operative com m ittee
Instruction  of com m ittee m em bers on their s ta tu to ry  duties, including 
adm in istra tion , bookkeeping , etc.

1.5. C onstruction  and  com plem entary  training
T heore tica l and practical training in small groups in m ethods, techniques, 
group  w orks, etc.

1.6. C om m ittee  and b o a rd ’s training
M anagem ent courses dealing with various aspects o f co-operative m an­
agem ent and adm inistration .

1.7. M em ber com plem entary  training
Periodical tra in ing  in various aspects o f co -operation  through m em bers’ 
m eetings and o th e r educational activities.

T he organization  of train ing courses in developing countries is quite d ifferent 
from  those in industrialized  countries, w here form al qualifications som etim es 
are  m ore im p o rtan t th an  practical experience. In  th e  T h ird  W orld  the instruc­
to r m ust have a solid practical and inform ed background . In cases o f low-cost 
housing p ro jec ts he m ust know  that organized self-help needs training o f the 
trainers. A  m odel house can be constructed  and all group leaders m ust 
partic ipate  in the realization  of the project. T hen  m istakes, delays and all kinds 
o f problem s have to  be discussed, before the construction  period takes place. It 
is far easier to  organize training in a follow -up p ro ject.
C o-operation  is no t a magic form ula, nor can it be relied  on to succeed m erely 
because it is based on social principles w hich are right in them selves. A  co­
operative is a business, and like every o th er business it depends for its success 
on good m anagem ent. Every  co-operative needs a w ell-qualified, com petent 
and energetic  m anager o r m anaging secretary , w ith supporting  staff from  
w hom  he can evoke efficient and willing service.
This state o f affairs is no t always as easy to  bring abou t in a co-operative as it is 
in a private business. In the first place, appo in tm en ts and general policy are in 
the hands of a com m ittee run the m em bers w ho often  have no experience in the 
affairs o f business.

2. Staff Recruitment

The form al qualifications of the m anager o f a housing co-operative should 
cover a fairly w ide range of experience, and it m ay be necessary to  appoin t a 
person w ith one type o f experience and hope he will acquire the o thers. H e 
m ust be fam iliar w ith accounts and costings, the way in which they are 
determ ined  and  how  conclusions are draw n from  them . H e m ust be able to  find 
his way abou t co-operative and housing laws and local governm ent regulations. 
It is essential th a t he should have som e previous experience of building, 
surveying o r arch itec tu re , though he need  no t hold professional qualifications. 
W ithout necessarily  being a co-operative evangelist, he should at least have 
som e understand ing  o f co-operative m ethods and  som e sym pathy with co­
operative objectives.

76



It should be said here th a t co-operatives, especially co-operatives w orking in 
isolation from  one an o th e r, may have special difficulties in getting the right 
staff. In the first p lace , they often cannot pay high salaries. In the second, they 
often  cannot offer a ca reer structure.
Som etim es it is difficult to  persuade the com m ittee o f the need  to  pay a 
reasonable  salary to  its chief officer. The secretary  o r m anager m ust have 
special skills. H e is obviously doing som ething few of his m em bers could do 
them selves.
T he C hief O fficer o f a co-operative is chosen by the m anagem ent com m ittee or 
supervisory com m ittee , except in those cases w here the com m ittee has en tered  
into a m anagem ent contract with a federal organization . In this case the 
federation  m ay m ake the appo in tm en t, usually after consultation  w ith the local 
com m ittee. In  a large co-operative, one o r tw o senior appo in tm ents are usually 
m ade by the com m ittee , bu t an a ttem pt by a com m ittee to  settle all appo in t­
m ents dow n to  those o f jun io r clerks and bo iler-m en is usually a tim e-w asting 
m istake w hich does no t lead to  efficient w orking. It can also open the way to 
personal influence and favouritism . It may perhaps be urged, how ever, that 
m em bers, acting th rough  the ir com m ittees, should have som e say in the 
appo in tm en t of subord inate  staff, such as care takers and  gardeners, w ith whom 
they will have frequen t personal contacts. Selfhelp of the co-operative should 
be s treng thened , w hereever it is possible.

3. Decisions of the committee

It is usually said tha t the com m ittee of a co-operative should lay down general 
lines o f policy. This is undoubted ly  true of a co-operative carrying on business 
such as m arketing  d istribu tion , w here large staffs have to  be contro lled  and 
decisions, o ften  involving considerable sum s of m oney, have to  be taken  at 
short notice. This is no t true to  the sam e ex ten t in a housing co-operative, 
w here decisions of this kind are in frequent, and the w orking o f the co-operative 
intim ately  affects the lives of all its m em bers. This may well call for m ore 
effective com m ittee  decisions and m ore frequen t consu ltation  with the ordinary 
m em bers, th rough  general m eetings and perhaps in o th e r ways. This in turn  
requires special ap titudes on the part of the chief officer, who m ust be able to 
w ork w ith his com m ittee, neither im posing his will nor too unquestionably  
subm itting to  theirs.
It should be borne in m ind th a t men handling tenders for valuable building 
contracts, recom m ending  on the purchase of the building sites and perhaps 
m aking large w holesale purchases of building m ateria ls, may well be exposed 
to g rea te r tem pta tions than  those in o ther lines of business, and tha t a fall from 
com plete honesty  m ay be particularly  difficult to  detec t. This is an argum ent 
for m ore contro l as well as for vigilance on the p art o f com m ittees and of those 
rep resen tatives of local governm ent au thorities o r national federations w'ho 
may be appo in ted  to take p art in the w ork. T he custom  of "bonding" staff 
m em bers handling or deciding on the use o f m oney is only a partial solution.
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In general staff train ing should tend  to  rouse in terest as well as stim ulate 
efficiency and  should provide a housing co-operative with a staff o f loyal and 
en thusiastic  em ployees who take an active in terest in the  w ork o f the ir ow n 
organization  and feel them selves p art o f a larger body of m en and w om en 
serving th e  w ider in terests of housing and co-operation .
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This community centre started operating in 1987. It houses activities such as literacy 
education, vocational training, childcare and education, handicraft and health service

*

Teaching health for the children Fotos: CHF 
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C H A P T E R  XII
FINAL OBSERVATIONS
1. Basic conditions of success

In  developing countries housing co-operatives are  a good and efficient in s tru ­
m en t fo r the im provem ent o f the housing situation of low -incom e sections of 
the  society. N on-governm ental o rganizations w ith self-help schem es to  build 
low -cost houses are no t easy to run . T h erefo re , the coord ination  w ithin local 
federa tions and the co llaboration  w ith local as well as regional agencies is of 
v ital im portance  for th e  success of th e  co-operative.
F u rth e rm o re , financing p roblem s canno t be solved by the m em bers, if loans on 
favourab le  term s cannot be m ade available and sites as well as basic in frastruc­
tu re  services are  no t o ffered  a t low cost.
In  th e  planning period , th e  partic ipa tion  of m em bers should already be 
included in  o rd e r to  avoid the m ost com m on m istakes, e.g. th a t the construc­
tion  o f th e  houses does no t co rrespond  w ith the socio-cultural background  of 
the fu tu re  users.
O th e r planning erro rs should be avoided , such as , land no t suitable for 
construction , underestim ation  of costs because o f inadequa te  financial p lan ­
ning o r because loans have no t been  com m itted  in advance. Such m istakes can 
only be avo ided , if a com peten t, w ell-tra ined m anagem ent is capable to  deal 
w ith such m atters com petently .
A ssisted  by a T SO , the planning of a housing co-operative has to be d e te r­
m ined by the m em bers them selves. T herefo re  forw ard planning has to  be 
realistic in term s of the co-operative com ponents (by-laws, tra in ing , o rganiza­
tion  o f self-help, dem ocratic elections of the  com m ittees, e tc .). T he m em bers’ 
selection  and p rem em ber-education-courses should take place, befo re  the 
p lanning period  has to  be  organized.
T hen  long-term  objectives should be fo rm ulated  and the steps to  reach  them  
should  be discussed in detail a t the first general m eeting. A fte r ag reem en t 
ab o u t th e  legal fram ew ork (by-laws) and  the long-term  objectives has been  
reached , the election of the com m ittee should take  place. T he organization  of 
savings, the com m ittm ent o f loans, th e  discussions w ith local au thorities abou t 
land acquisition and in frastructure  facilities take  som e tim e and have to  be 
p lanned  and carried  ou t carefully. O therw ise external conditions o r in ternal 
conflicts can lead  to  inadaptab ility  o r can restrict the necessary p repara tions for 
the construction  period.
U rb an  building sites in developing countries are som etim es extrem ely  ex p en ­
sive and  o u t o f reach  of low -incom e groups or th e  m arket is dom inated  by 
speculators w ho inflate prices.
T he land  ten u re  p rob lem  is an essential obstacle to  land reform s and causes the 
im m ense social disasters o f m igration  from  rural to  u rban  zones (push-factors). 
T herefo re  rural housing should be streng thened  and — to im prove the housing
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situa tion  in the cities -  all possibilities fo r the acquisition of governm ent ow ned 
u rban  land  as well as the financial support o f the governm ent should be 
investigated  carefully. P articu lar a tten tion  should be paid to  land ow ned by 
non-profit-o rgan izations, e .g . the church.
H ousing  p ro jec ts need  the availability o f basic infrastructure services. T he costs 
could be too  high, if self-help schem es are  no t realized. All the necessary w ork 
re la ting  to  w ater pipes, electricity , etc. cannot always be carried  ou t by self- 
he lp  g roups, bu t a g reat deal o f it usually can.
T he  acquisition of the site and th e  in frastructure  w ork m ust no t take  up all the 
funds, so tha t no financial resources are  left for building m aterials.
H ousing  m anagem ent has to  s ta rt w ith a feasibility study including all costs of 
land , acquisition, in frastructu re , building m ateria l, etc. If no realistic studies 
a re  m ade  before the general m eeting  has to  decide about the p ro jec t, costs are 
likely to  explode and the low -incom e groups cannot be reached.
Self-help housing can be realized  w ith th e  sam e standards as any o th e r housing 
p ro jec t, bu t it m ust be organized very carefully.
Self-help organization  can be taugh t. T he  m em bers have to  know  th e ir rights 
and  obligations as m em bers of the group , which has to  be form ed by the 
decision  o f a general m eeting. This should be done by the inaugural m eeting , 
w hen all prospective m em bers partic ipa te .
T he  m inutes o f th e  m eetings m ust be tak en  and recorded for fu tu r reference . In 
case o f fu tu re  conflicts, this will be of som e relevance. The aim s o f th e  group 
have to  be form ulated  clearly, the activities for im m ediate, m edium -,and long­
term  actions have to  be discussed carefully. Rights and obligations o f the 
m em bers have to  be explained. If  m ost o f the construction w ork has to  be 
carried  o u t by self-help groups, an in tensive technical training p rogram m e m ust 
be  launched  in advance.
T he  jo in t purchasing of building m aterials o r, to  a certain  ex ten t, the  p roduc­
tion  o f th e  bricks, pipes, roofing tiles, w indow s, etc. has to  be organized  and 
coo rd ina ted . T he m em bers need  a good and efficient m anaging com m ittee 
au tho rized  by a clear decision-m aking process.
O fficial recognition of a co-operative society is in m ost countries g ran ted  by the 
official registration . The co-operative society rules may vary from  country  to 
coun try , bu t have certain  structures in com m on.
A s an exam ple the by-laws fo r the housing co-operatives in Z am bia can be 
found  in A nnexe III.
In m ost o f the developing countries there  are  co-operative laws fo r o th er 
sectors, e .g . agricultural, p roducer, consum er co-operatives, bu t no co-opera- 
tive law  for housing.
B u t th e  legal fram ew ork is th e  essential condition for the functioning of 
housing co-operatives, for its recognition  as a co rporate  body, and a fter all for 
its by-laws.
T he by-laws, supplem enting  th e  national rules for co-operative legislation, 
should  m ention th e  legal fram ew ork  o f th e  country. The objectives m ust be 
realistic, the steps to achieve, the aim s m ust be clear and the m em bers’ rights 
and  obligations have to be well fo rm ulated . T he funds of the co-operative
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society and  the accounting regulations should also be w ritten  into the by-laws. 
Sponsoring agencies and the national institu tion  of the housing co-operatives 
should be nam ed.
T he encouragem en t o f self-help construction  must be included and details 
should be w ritten  dow n as to  w hat degree the m em bers them selves are 
expected  to  carry ou t their w ork by organized self-help.
T he availability of loans and the technical assistance provided is even m ore 
im portan t, because this is the financial precondition  for self-help schem es. 
T he tra in ing  of m em ber is an essential p art of the by-laws, and it should be 
clear th a t it is an in teg rated  part o f the co-operative.

2. Advantages of Co-operative Housing

The principal value o f co-operative housing seem s to be that the re  are , in all 
advanced societies, a large num ber of people who m ay not be able to  provide 
th e ir housing com pletely unassisted , bu t are still in a position to  m ake a 
substan tia l con tribu tion  to  tha t end. The sta te  and its local authorities m ay be 
p repared  to  accept the slight risk involved in guaran teeing  a loan from  a 
financial institu tion  run on norm al banking principles o r for the small charge 
incurred  in reducing the rate  o f in te rest on the loan, o r in raising the perm itted  
ren t payable to the co-operative. Such lim ited contributions can be used in a 
co-operative housing p ro ject to produce a quite d isproportionate  volum e of 
new  housing, built to  a standard  which should be acceptable to  the users. 
F rom  the occupier’s point o f view the system  is a ttractive, because he gains a 
m easure of choice in the siting and design of his fu ture  hom e as well as in the 
ch aracter o f his neighbourhood , which he w ould not get in a public housing 
schem e. H e has, it is tru e , to  m ake som e initial sacrifices while he is building up 
his deposit and  repaying his long term  loan , bu t in the end he has in m ost co ­
operative schem es a solid asset in the shape either of a freehold house or of a 
p erm an en t tenancy or occupation  right.
It is w idely testified  th a t the co-operative system  of dem ocratic contro l has 
con tribu ted  substantially  to  the discipline o f users in housing projects. The 
p rom pt collection of ren ts o r loan repaym ents, the care and m ain tenance of 
buildings and  the absence of conflicts, m inor abuses and juvenile delinquency 
are all fields in which the co-operative p ro jec ts seem  to show b e tte r results than 
do those of public authorities. Selection, w hich is to a large extent self-selection 
o f the m em bers, is also an im portan t fac to r, which the co-operative is usually 
free to  in troduce . T here  are a num ber of conditions and pressures w hich w ould 
m ake such selection m ore difficult, if no t im possible, in a public housing 
schem e. T he result is first o f all a social gain, bu t it also m eans tha t the p roperty  
can be m ore  econom ically run  w ith a m inim um  of paid supervision, bad deb ts , 
physical dam age or legal action. This in tu rn  can low er the rents o r o th er 
con tribu tions w hich m em bers have to  m ake.
O n  th e  constructional side, co-operative housing has o ften  shown m ore aw are­
ness o f self-adm inistration  and self-help while this is neglected in public
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housing. It has been o ften  the first to  adopt new m ethods and to  adap t devices 
which first appeared  in the hom es o f the w ealthy, for the use of people with 
only very m odera te  m eans.
M ost co-operative housing schem es, on any scale, have gone beyond the simple 
provision o f dwellings. E ither alone o r in collaboration with the local 
au tho rities, they have provided am enities and  services which m ake an aesthetic 
and social con tribu tion  to  life in the neighbourhood , the effects o f which may 
ex tend  beyond  the boundaries o f the pro jec t itself. T heir prom oters also give at 
least as m uch thought as do local au thorities to  the provision for special groups 
such as large fam ilies, the aged and  single peop le , as well as to the transference 
o f the individual m em bership  of a family to  one o r the o ther groups — or 
indeed  vice versa.
The benefits o f self-help housing are quite obvious:
M ost developing countries are no t able to  provide the poorer section of the 
society w ith housing. The need for b e tte r shelter and com m unities continues to 
ou tstrip  local au tho rities ' abilities to solve the problem s of housing.
Public housing cannot tackle the problem s alone. T herefore  co-operative 
action is being recognized as a way to  assum e private sector involvem ent and to  
utilize partic ipan ts self-help resources. T he increasing em phasis o f shelter 
p rogram m es to  assist low incom e fam ilies has led local institu tions and in te rn a ­
tional donors to  involve prospective beneficiaries in d ifferent phases of 
developm ent. This involvem ent has been found  to be essential in elim inating 
problem s in p ro ject developm ent, particularly  in program m es such as site and 
service, sq u a tte r o r slum area upgrading. T hus, self-help housing co-operatives 
can provide not only shelter and housing, but also a m echanism  to bring 
additional needed  services to the com m unity such as health  care, tran sp o rta ­
tion , education .
These co-operatives can also provide em ploym ent opportun ities which enable 
the m em bers to pay off their financial com m itm ents.
M ost im portan t is the fact that poo r fam ilies get a chance to  partic ipate  in a 
dem ocratic  decision-m aking process and to  im prove their social and econom ic 
conditions, which affect their lives.
A n im portan t aspect in the provision o f shelter for low incom e households is 
the role th a t self-help can play. The self-help housing co-operative can be a 
m echanism  for the developm ent o f com m unity facilities such as g reen  areas, 
the m ain tenance of the p ro ject and the prom otion  of social and econom ic 
activities. Since the co-operative approach  has proved to  have less delinquency 
than  o th e r typical repaym ent system s, w here each individual pays a housing 
bank or agency directly, this self-help organization  can be responsible for the 
collection o f the m onthly  paym ent m ade by individual m em bers.
T he m ost significant advantage is th a t self-help em pow ers the fam ilies to 
m obilize hum an resources. It helps the m em bers to obtain  finance and credit, 
land and  collective rep resen ta tion .
F u rtherm ore , self-help enables the m em bers to identify them selves with the 
p ro jec t, which provides a personal involvem ent that leads to a com m itm ent for 
a successful solution of problem s.
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Programmes in Egypt

House improvement by cooperatives . . .
Fotos: CHF

and training for the members to have additional income
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3. Urban and rural problems

T he housing problem  in developing countries is both  urban and rural. T rad i­
tional ru ral standards are o ften , though by no m eans always, very m uch below 
those which m ost housing au thorities w ould now recom m end. The deficiency is 
o ften  a m atte r o f services, especially w ater supplies and drainage, ra th e r than  
of accom odation , which m ay be m ore am ple than  in m any carefully designed 
m odern  flats. L and is cheap, local m aterials and labour are available, bu t in 
m any A frican villages large, if no t very well built, houses are o ften  pu t up by 
the m ore  prosperous farm ers on their own initiative and at the ir own expense. 
T he p o o r have only a chance, if they envisage organising them selves in a co­
operative.
T he sam e thing occurs in and  near tow ns, though there  the m otive is usually 
investm ent o f a m ore speculative natu re . N either of these quite spon taneous 
developm ents does much to  solve the problem s of two im portan t classes. T he 
salaried  w orkers in the m iddle grades o f th e ir profession who are no t eligible 
for a governm en t o r com pany house, and the shanty tow n population  w ho have 
drifted  in  from  the countryside in the hope of easier and m ore profitable  
em ploym ent than  in the villages. O ften  they  fail to  find it, bu t nonetheless 
rem ain , unem ployed , living u nder in to lerab le , overcrow ded conditions in 
flimsy hu ts built o f petro l tins, packing cases and sacks, w ithout w ater supplies, 
san ita tion  or lighting, constitu ting  at w orst a crim inal, at best a violently 
unstab le  political ring round o therw ise advancing com m unities. ,

4. Poor sections must be reached

N ot only the prob lem  of the m iddle-class salaried m an can be m et by co­
opera tive  housing schem es o f the kind already  tested  in m any o th er countries, 
bu t th a t also the p o o r sections. T he points to  which special consideration  m ay 
have to  be given are (1) the genera l, though  perhaps no t universal dislike of 
flats; (2) the strong preference for house ow nership; (3) the tendency  of 
governm ents to  transfer only civil servants (an increasingly num erous class, 
especially w here industries and  services have been brought u nder public 
con tro l) at regular intervals; (4) the tendency  of fam ilies to  am algam ate, 
m aking contro l o f subletting difficult o r im possibe. Several of these problem s 
require  so lu tions o f d ifferent kinds.
M any ideas and  form s now accepted  unquestionab ly  in the developed countries 
may have to  be re-exam ined befo re  a successful form ula is found. W e have to 
expect, th a t the conditions in each country  and  also cultural factors will lead  to 
a very g rea t variety  in dem and in developing countries. T he o rien ta tion  of the 
poo r sections is essential.
T he p rob lem  of the shanty tow ns is beyond  a co-operative solution alone. A n 
ex tension of industry  to  provide em ploym ent might create resources which 
could enab le  governm ent, o r the industry  concerned , to  rehouse the w orkers. 
T he chances are , how ever, th a t they  w ould im m ediately be replaced by o ther
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m igrants w ho w ould quickly reproduce the sam e conditions, even if the original 
shanties had  been destroyed. T he only long-term  solution seem s to lie in the 
dispersal o f industry , the creation  of new  form s of em ploym ent in villages and 
country  tow ns, based upon local p roducts and in the raising of agricultural 
standards. This w ould no t only increase the ou tpu t o f raw m aterials but w ould 
raise the incom e and status o f the farm er and  so m ake the m irage of an office 
job  in the  city less alluring to  the farm ers’ sons. In all this there is an im portan t 
place for co-operatives of various kinds bu t no t, in the early stages, for co­
operatives especially concerned  w ith housing.
T he gravity and com plexity of shelter, social and econom ic problem s of the 
u rban  m asses could be solved by co-operative housing under certa in  condi­
tions. Innovative sponsored program m es such as the successful exam ples 
described in chap te r X III show w hat could be achieved -  even under very 
difficult conditions.

5. Member’s Identification
within self-help housing co-operatives

T he m em b er’s personal identification w ith the pro ject is of im portan t benefit 
w hich helps to  p rom ote  his partic ipation  in the housing society.
Especially  the self-help housing co-operative can provide certain  econom ic 
advantages which include the ability to m obilize personal savings, to  negotiate 
low er costs fo r housing (e.g. savings th rough  econom y of scale, bulk purchases, 
low er in te rest ra tes, e tc .) and low er m ain tenance costs. The m em bers are sure 
th a t security  and stability will prevail.
Self-help housing co-operatives are  legally established, form al associations of 
m em bers w ith com m on bonds, w orking to im prove the ir physical, social and 
econom ic living conditions by using self-help principles.
This concept m eans no t only equ itab le  labou r contributions to self-construc- 
tion , bu t also all aspects o f m em ber partic ipation  in the co-operative venture. 
R egardless o f the country , this type of housing co-operative can be recognized 
by certa in  characteristics. E ach m em ber fam ily has one vote, no m atte r the 
num ber of shares they acquired. T here  is no discrim ination w hatsoever. O pen 
and  vo lun tary  m em bership  is guaran teed . T he m em bership  investm ent can 
only be re tu rn ed  on a non-profit basis. A n education  program m e ensures tha t 
the m em bers understand  their rights, responsibilities and obligations w ithin the 
co-operative.
T he w illingness of the m em bers to  con tribu te  individually or — the m ore usual 
case — collectively to  the developm ent and adm inistration  of the endeavour 
and  to  con tinue and ex tend  its activities.
T his is especially im portan t in self-help, low -incom e shelter pro jects, w here the 
m ajo r responsibility  for construction  and com m unity im provem ents m ay be on 
the m em bers them selves.
T he co-operative activity should no t cease w hen the construction is com pleted . 
O n the con tra ry , the co-operative and its m em bers can extend their efforts into
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areas such as job  creation  program m es, social and com m unity pro jects and the 
p rom otion  and expansion of all in frastructure  facilities.
D uring th e  past tw o decades the grow th of self-help housing co-operatives has 
been  significant. S trong m ovem ents e .g . are found in Ind ia , A rgen tina , H o n ­
duras, C hile and Panam a as well as in M alaysia, Egypt and T urkey. A lso a 
num ber o f A frican countries have begun o r are initiating co-operative housing 
program m es. The precise classification of the self-help housing co-operatives 
can be seen in A nnex I.

6. Conditions for success

A study of reports o f co-operative housing in som e countries suggests th a t there  
are certain  factors, som e or all o f which have led to  success on a large scale. A 
sum m ary o f the basic conditions o f success is given as follows:
1.) C O -O P E R A T IV E  E X P E R IE N C E : In m any countries there has been  a 

basic fam iliarity  w ith the co-operative m ethod  of running organizations for 
econom ic purposes. It can be found e.g . in India and P akistan , w here the 
co-operative m ethod  has long been applied  and is officially recognized, in 
Ind ia  even by inclusion in the national constitu tion . In all these countries 
the co-operative m ethod is no t only fam iliar, it is natural and alm ost 
inevitable. T rained  m en, a lready experienced in its techniques, are avail­
able as leaders. T he rank  and  file m em ber is perfectly accustom ed to 
governm en t by com m ittee and is ready to play his own part in a m anner 
which is ne ither too  passive no r too assertive. A  legal fram ew ork exists 
w ith officials accustom ed to its adm in istra tion  and generally sym pathetic to  
co-operative developm ent.

2 .) G O V E R N M E N T  A SSIST A N C E : It is only fair to say tha t, how ever ready 
co-operative organizations have been to  take the initiative and assume 
responsibility , is is unlikely th a t the co-operative housing m ovem ent would 
have grow n to its p resent im portance, if it had not had the strongest 
support from  national governm ents and local authorities. In som e coun­
tries, indeed , local authorities have been  glad to lay aside difficult and 
costly housing pro jects o f th e ir ow n. leaving the mass of new low-cost 
housing to be built by co-operatives while they  concerned them selves only 
w ith th e  m ore lim ited objectives of slum clearance and the rehousing of 
groups w ith special problem s.
G overnm en t assistance to  housing co-operatives m eans, in the first place, 
an app rop ria te  cooperative law, and , in the second, finance. A  general law 
facilitating the form ation  of co-operatives usually existed before co -opera­
tion was ex tended  to  housing. Som etim es it has been necessary to supple­
m ent this with special laws, o r to  pass general housing laws which include 
co-operative housing within th e ir scope. O ften  such laws are concerned 
with loans o r subsidies available for approved  pro jects, or w ith governm ent 
pow ers to  approve and m ake over land for this purpose.
The actual cost incurred  by public au thorities in support of co-operative
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housing is hard  to  assess. M uch of it is in the form  o f guaran tees ra th e r than  
actual loans. T hese  guaran tees have never, so far as is know n, had to  be 
im plem ented  o r have involved the public au thorities in loss. It may 
there fo re  be assum ed th a t the cost has been  relatively slight. W hen the loan 
has com e from  a fund constitu ted  from  public m oney, these resources, 
though  they have finally been  re tu rned  to  the T reasu ry , have been tem ­
porarily  frozen and  have been unavailable for o th e r public purposes. To 
this ex ten t real cost has only been incurred , w here the rate  o f in terest has 
been  kep t below  the econom ic level.
A n o th e r field in which governm ent, and especially local governm ent, can 
aid co-operatives, is in the acquisition of land, som etim es th rough  the use 
of com pulsory purchasing pow ers. Local au thorities can also do much to 
help co-operatives on the edge of tow ns by their readiness to  develop land 
and lay on essential services.
In som e countries governm ent, e ither local o r na tional, provides general 
technical aid and advice.

3 .) S A F E G U A R D S  A G A IN S T  A B U S E  O F  T H E  C O -O P E R A T IV E  
FO R M : W ith the provision on a generous scale o f public support for 
cooperative housing has gone a strict con tro l aim ed a t excluding abuse and 
incom petence. T his has taken  the form  of m easures to prevent private 
in terests from  infiltrating  housing co-operatives th rough  the checking of 
tenders and con tracts and the lim itations im posed on the m em bership  of 
professional arch itects and builders in housing co-operatives. The same 
considerations underlie  the provisions for local au thority  represen ta tion  on 
co-operative boards.
C o-operatives in m ost fields are very jealous of th e ir independence, and 
feel it to  be an essential p a rt of their character as dem ocratic and self- 
governing entities. T hey do no t lightly adm it any official m em bership of 
the ir governing bodies.
W here they  do so , a good deal o f explanation  is devo ted  to  the special 
circum stances involved. If the co-operative concerned  wish to  becom e 
m em bers o f the In te rn a tio n a l C o-operative A lliance, the w hole position is 
subject to  careful inquiry. It is a m easure of the special position in which 
housing co-operatives are placed tha t m any from  countries w ith the most 
independen t co-operative m ovem ent are p repared  to accept a m easure of 
local au thority  rep resen ta tion .
C o-operative housing p ro jec ts are fu rther subject to  the control of town 
planning, to  lim itation  on ren ts, w here these are enforced  by s ta tu te , and to 
m inim um  standards o f accom m odation. In  nearly all countries there  is 
sta tu to ry  insistence on im peccable auditing , w hether carried  ou t by a 
governm ent dep artm en t o r (m ore frequently) by aud ito rs chosen by the 
cooperative bu t approved , in one form  o r ano ther, by governm ent.

4 .) O P E N  M E M B E R S H IP  A N D  C O N T IN U IT Y : A n o th e r im portan t factor 
for success is the finding of a solution to  the problem  of reconciling open 
m em bersh ip  w ith selection. This turns ou t to  be closely linked with the 
p roblem  of continuity .



The early  housing co-operatives usually contrived to  ignore the principle of 
open m em bersh ip . They enrolled  a group of m utually  acceptable m em bers 
for w hom  a self-contained housing p ro jec t could be p lanned  and financed. 
W hen it was com pleted  and the loans repaid , the co-operative was dissol­
ved. A ll th e  social experience and technical know ledge gained in the 
undertak ing  was im m ediately  dissipated , and the nex t p ro ject had to  start 
again from  the beginning. O ld m istakes w ere repea ted  and old solutions 
painfully rediscovered . No national o rganisations, financial, com m ercial or 
advisory, w ere set up which could p rom ote  and supervise fu ture  develop­
m ent.
T he system  of “p a ren t and d augh ter” co -operation  can solve the problem  
of com bining open  m em bership  and continuous building w ith perm anent 
local responsib ility  fo r each housing p ro jec t on com pletion  and occupation. 
It also provides fo r continuity  o f housing activity in th e  country  as a whole. 
Such co-operatives on this plan are  usually contro lled  a t a high level by 
householders and prospective householders acting together. W here the 
“p a re n t” society is ow ned and contro lled , though th e  problem s of con­
tinuity  and a m easure  of local responsibility are solved, the question of 
open m em bersh ip  is ignored or trea ted  as o f m inor im portance, and the 
organization  actually  engaged in building does no t necessarily contain any 
rep resen tatives of p resen t o r fu ture occupiers.
For success has to  be stressed the need  for an organizing nucleus of 
ded ica ted  and  instructed  m em bers. T he rest o f the m em bers should be 
socially com patib le  and  bound together by com m on in terests. They should 
understand  the  co-operative m ethod  or be p repared  to  learn , through a 
study circle o r in o th e r ways. They should agree befo re  operations begin as 
to  w hat they  w ant — houses o r flats, u rban  or ru ra l, m ortgage on individual 
houses o r p erm an en t tenancy of co-operative p roperty .
T here  should be a careful prelim inary exam ination  of the schem e and the 
group m ust have access to technical know ledge. T here  should be a good 
choice o f site , p referab ly  w here urban  services o f roads, w ater, light and 
sewage are  already  available. A  good choice of architects and builders is 
im portan t, bu t as far as possible self-help schem es should be carried  out. 
A n  ad eq u a te  source of finance at reasonable  cost is essential. O nce the 
decision has been  taken  there  should be as little delay as possible in getting 
the p ro jec t moving. O nce it is com plete, the re  should be a m ethod  of 
allocating dw ellings w hich all m em bers recognize as fair.
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Project “El Alto" in Bolivia after finishing the first houses Foto: DESWOS

Vocational training programme in Egypt Foto: CHF
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C H A P T E R  XIII 

EXAMPLES OF SUCCESSFUL 
PROJECTS
Progress in co-operative housing has been  achieved in som e L atin  A m erican 
countries. T he following case studies are  to be understood  only as exam ples 
which can successfully be im plem ented  
in o th er developing countries.

1. Self-Help-Housing-Project “EL ALTO” 
in La Paz/Bolivia

D ecen t housing can  be afforded  only by very few people in Bolivia. A ccording 
to  official statistics, 84 %  o f all dw elling units are in such bad  condition  that 
one can hardly call them  hum an  hab ita tion . T he high b irth ra te  causes a steady 
and steep increase in the shortage o f hom es.
T he catastrophic econom ic situation  o f the country  with its astronbm ic inflation 
rates has caused the collapse and has crea ted  a perm anen t crisis in the private  and 
public housing sector. T herefo re  the G erm an  D evelopm ent A ssistance A ssocia­
tion  fo r Social H ousing (D E S W O S ), a non-profit organization  of the non-profit 
housing sector in G erm any, decided to  p rom o te  local housing co-operative E L  
A L T O  in La Paz. F ounded  in 1966 as a savings and credit co-operative, it 
selected 500 ou t of its p oo res t m em bers for a co-operative housing program m e 
to  be realized in several consecutive periods. T he criterion  for the adm ission of 
the selected fam ilies was th e  lim itation  of their m onthly  incom e to  a m axim um  
of U S-$ 50, which was at th e  tim e below  the  official m inim um  w age of U S-$ 60. 
A s th e  houses w ere to  be  constructed  by self-help, th e  m ajo r p rob lem  was the 
financing of th e  construction  m ateria ls. A s th e  local banks refused  their 
support, the  co-operatives con tac ted  D E SW O S in o rder to  ob tain  the  neces­
sary assistance.
W ith the financial and organ izational help o f D E S W O S , th e  cooperative 
erec ted  their houses by using bricks w hich the m em bers and  the ir fam ilies 
m anufactured  them selves. T hus, new  em ploym ent and add itional incom e 
resources w ere created .
This form  of self-help guided by technical expertise , led to  an  enorm ous cost 
reduction  and , besides th a t, secured a very positive train ing effect providing a 
fu ture incom e generating  p rogram m e for the m em ber-fam ilies.
T hus, the repaym ent o f the credits g ran ted  was m ade m uch easier.
T he reim bursed sums w ere  p u t in to  a revolving fund to  be used fo r fu ture  
credits to  o th e r low -incom e fam ilies, w ho will benefit from  this “chain  of 
so lidarity”.
B esides the above m en tioned  incom e generating  effects, th e  m em bers o f the 
co-operative continue to  earn  the ir living by m eans of agricultural activities.
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2. Low-cost-Housing Co-operatives 
in Tegucigalpa/Honduras

A group of low -incom e fam ilies and  individuals in Tegucigalpa living under 
poor conditions in ren ted  housing, decided to  take  action in order to  resolve 
their housing problem s and took  possession o f a piece of privately ow ned land. 
A t the sam e tim e, th rough  the P A T R O N A T O , an association, th a t they  had 
organized, they  appealed  to  the m unicipal governm ent o f the H ondurian  
capital to  in tervene on th e ir behalf w ith the ow ners of the land to  facilitate their 
purchase of it.
The municipal governm ent decided to  help  u nder the condition th a t the 
PA T R O N A T O  develop the land in a ra tional p lanned  way. This condition  was 
accepted by the  P A T R O N A T O , and  th e  m unicipal governm ent acquired  the 
land. They then  approached  the H ondurian  federa tion  of housing co-opera­
tives (F E H C O V IL ) by asking them  to  un d ertak e  the planning, th e  im ple­
m entation and  adm instration  of the housing pro jec t. T he P A T R O N A T O  
agreed to  be converted  in to  a legally o rgan ized  and registered  cooperative 
housing association.
The C ooperative H ousing F ounda tion , a U S-non-profit co rpora tion , which 
sponsors co-operative and self-help housing assisted F E H C O V IL  and the 
municipality by providing a g ran t from  the U S-A gency fo r In ternational 
D evelopm ent. T he C o-operative H ousing F oundation  helped in the planning 
and designing o f the p ro jec t, established the cooperative organization  and 
investigated the  em ploym ent generating  activities. F u rtherm ore , they  u n d er­
took a socio-econom ic survey for one p ro jec t and  provided site and services 
training program m es fo r the staff m em bers o f F E H C O V IL  and the m unici­
pality.
Thus F E H C O V IL  was enab led  to  assist in co-operative education. A no ther 
P A T R O N A T O  follow ed, and bo th  housing co-operatives built a to ta l o f 610 
housing units. T he land for the tw o p ro jec ts was sold to  the co-operatives by 
the m unicipality. T he construction  and the long-term  m ortgage m oney for the 
pro ject w asprovided by the C en tra l A m erican  B ank  for Econom ic In tegration  
to  F E H C O V IL . T he m unicipality p rovided a guaran tee  o f o ther parcels of 
land. The tw o co-operative housing p ro jec ts used  the site and service approach  
in o rder to  reach  low -incom e fam ilies.
T he possibility o f developing various em ploym ent generation  activities for the 
co-operative m em bers was crea ted  th rough  a feasibility study for a construction  
m aterials p roduction  cen tre  and a p rogram m e to tra in  unskilled w orkers in the 
construction trades.
C o-operative housing principles, w hich should also be a basis for the organiza­
tion in o th er developing countries can  be tak en  from  A N N E X  II.
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Assembly and ceremony after the construction work has been done Foto: DESWOS

93

Project “El A lto”, Bolivia 
Self-Help as a central issue

Foto: D ESW bS



Members carry out the final work o f the project “El A lto” in Bolivia Foto: DESWOS
Their families will have a better home . . .
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Foto: DESWOS. . . and thanks to the co-operative, their 
children will have a better future
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C H A P T E R  XIV
INTERNATIONAL CO-OPERATION
1. Co-operative Housing in the International Field
F or m any years countries w ith advanced co-operative housing program m es 
have acted  as hosts to  inquirers from  o th e r countries, and have been  generous 
in providing inform ation  of all k inds likely to  help with new developm ents. 
T he In te rn a tio n a l C o-operative A lliance (IC A ), a voluntary organization  
rep resen ting  co-operatives o f all types in alm ost every country  o f the w orld , has 
set up  a specialized C om m ittee  on  H ousing , w ith its own secretary , which 
m eets a t regu lar intervals and com prises senior officers from  m ost o f the 
im p o rtan t co-operative housing m ovem ents. Its o b jec t is to  provide for the 
collection o f inform ation and  the exchange of experience. It publishes a co­
opera tive  housing bulletin  and  organizes sem inars abou t housing m anagem ent 
and  housing problem s. It seeks to influence in tergovernm ental agencies in 
m atte rs  re la ted  to housing, and  in particu lar to  aid the grow th o f housing co­
operatives in developing countries. M em bers of the IC A -H ousing C om m ittee 
carry o u t housing p ro jec ts for low -incom e fam ilies in developing countries. T he 
IC A  w ith H ead q u arte rs  in G eneva organises co-operative training and ed u ca t­
ing activities in collaboration  w ith the ir regional offices.
T he focus o f IC A ’s developm ent activities has been through its th ree regional 
offices th a t w ere established for South-E ast-A sia  in New D elhi in 1960, for 
E ast, C en tra l and S outhern  A frica in M oshi, T anzania in 1968 and for W est- 
A frica in A b id jan , Ivory C oast in 1981.
T he m ajority  o f funding for the first tw o offices has been provided since the 
o u tse t by the Swedisch C ooperative C en tre  and the Swedish In ternational 
D evelopm ent A uthority . In an a ttem p t to diversify its funding base, the IC A  
ob ta ined  support from  co-operative m ovem ents in N orw ay, C anada, and 
F rance fo r the office in A bid jan .
D uring 1985, the IC A  m ade significant p rogress in restructuring  its offices in 
M oshi and  N ew  D elhi.
In  1986, it has been decided to  establish m ore regional offices operating  within 
sm aller regions.
T he IC A  staff have devoted  considerable a tten tion  to the developm ent o f a 
new  strategy  th a t w ould m eet the needs o f its m em bers in developing countries. 
T he C o-operative D ivision of the In te rna tiona l L abour O rganization  has for 
m any years included housing am ong its in terests. It held various sem inars on 
this topic, published a survey o f existing housing co-operation  (R uiz L u jan , 
Sam uel. H ousing C o-operatives, G eneva, I .L .O . 1964). (Studies and R eports , 
new  series, N o. 66).
C o-operative housing has engaged the a tten tion  of the Econom ic and Social 
C ouncil o f the U n ited  N ations. The subject has also been discussed in the 
E conom ic C om m ission for E urope w hose com m ittee on housing, building and
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planning organized a sem inar on housing problem s in developing countries in 
Ju n e  1987.

2. Expert advice and technical assistance

C o-operative housing is one o f the fields o f activity in which developing 
countries are  asking for expert advice and for advisors w ith long experience. 
Such advisors m ay no t be easy to  find, as co-operative housing, even in 
developed  countries, is still in a phase of fairly rapid  grow th and needs its own 
tra ined  staff. T he release o f m en fo r overseas appoin tm ents lasting any length 
of tim e m ay be difficult, bu t can be  arranged  w ith in ternational agencies. B rief 
visits from  m en experience may also be of som e value in spite o f the com plexity 
o f the housing problem s in m any developing countries and the social as well as 
th e  econom ic and technical factors involved. A n adequate  study, p referab ly  by 
a team , o f  all these factors, in certa in  developing countries m ight be of 
considerab le  value if m ade in the light o f know ledge already gained elsew here. 
T his w ould provide housing and co-operative au thorities in the developing 
countries chosen , as well as in sim ilar neighbouring countries w ith a firm 
starting  p o in t, from  w hich their ow n solutions could be evolved.
A n o th e r m ethod  o f technical assistance is to  bring those concerned  w ith co­
o pera tive  housing in developing countries to  take  up assignm ents in countries 
w here the system  is a lready well advanced. In  som e countries som e form al 
tra in ing  institu tions for co-operative housing already exist, som e o f them  
receive overseas students o r even have courses specially suited to  the ir needs. 
A n  a lternative  to  form al courses is the tra inee  a ttachm ent, often  equally, 
p erhaps m ore  valuable, bu t involving the host organization  in the sacrifice of 
valuable tim e by senior m em bers o f its staff, w ho have no t been  appo in ted  to 
u n d ertak e  teaching duties and m ay not wish to  assume them . A n obstacle 
found  a t all levels is, th a t m odels from  developed  countries cannot be tran sfe r­
red  to  developing countries. In view o f th e  highly technical subject it requ ires 
special efforts to  overcom e this p rob lem  by organizing regional sem inars in the 
developing countries, w here the conditions are  similar.
In  the last ten  years contacts betw een  housing co-operatives in d ifferent 
countries and  d ifferen t stages of developm ent have becom e m ore im portan t. A  
num ber o f o rganizations have been  set up designed to  popularize the m ove­
m en t, w iden know ledge and provide guidance in practical m atters. Som e of 
these have been  in itia ted  in the in ternational field by one country  w ith 
experience to  offer and perhaps w ith a chosen field in which to opera te . O thers 
are  fully in te rna tiona l, seeking to  collect, w innow  and redissem inate in fo rm a­
tion  as well as to  in tia te  and guide new  p ro jects. M uch o f this in ternational 
activity has had  its origin in the U SA  am ong those w ho established co­
opera tive  housing in th a t country , and th rough  the experts of C H F  (C o­
opera tive  H ousing  F oundation). N on-G overnm en ta l organizations in G erm any , 
F in land , F rance  and Sw eden have also been  active. As already m entioned  in the 
F edera l R epublic  of G erm any non-profit housing enterprises and the ir fed era­
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tions have set up a special o rganization  called D ESW O S (G erm an  D evelop­
m ent A ssistance for Social H ousing) to  assist co-operative housing and self- 
help pro jects in developing countries. A s show n by exam ples successful p ro ­
jects have been  carried  ou t by D E S W O S  and C H F  in d ifferent developing 
countries. The U nited  N ations has p layed its part through the E nvironm ent 
P rogram m e, th rough  th e  U N  C en tre  for H um an  Settlem ents (H A B IT A T ), 
through agencies such as the IL O , U N ID O , as well as through the use of 
U N D P funds to  finance housing p ro jects.
A n o ther new approach has been  m ade th rough  the “M inim um  S helter” tech n i­
que, used especially in L atin  A m erica w here recen t earthquakes (as in M exico) 
have m ade the need especially u rgen t, in B angladesh and in som e parts o f India 
and A frica. The em phasis is away from  im m ediate  adoption of fully accepted  
standards and  tow ards starting  w ith bare  essentials and progressing by stages 
and by self-build m ethods to  accep tab le  family housing. This has been  
extended in to  a search fo r sources of cred it and tends to  em phasize th e  use of 
local skills and local building m aterials.
R ecently , th e  subject o f housing for th e  low est paid  has been tak en  up by the 
In ternational C onfederation  of F ree  T rade  U nions though not w ith any special 
em phasis on co-operative associations.
W hatever the m ethod  of planning and com m unication  chosen, there  is no 
doubt th a t the co-operative housing m ovem ent is capable of extension to  m ore 
countries, and th a t it m ay have as positive a fu tu re  there  as it has already had  in 
countries w ith longer experience in co-operative m ethods. E ven in these 
countries there  is still scope for its ex tension , for the fruitful exchange of ideas 
and for the in troduction  of co-operative housing into new  areas like social 
caretaking of m em bers and for th e  benefit o f th e  p o o rer sections o f the society. 
In developing countries housing m ay be regarded  as one of the m ost prom ising 
growing sections of the co-operative m ovem ent, a section in which new and 
tested co-operative techniques o f self-help can be applied to  m eet one of the 
fundam ental hum an needs.

3. The International Year of Shelter for the Homeless

The In ternational Y ear of Shelter for the  H om eless 1987 is a fu rther step  of 
drawing m ore atten tion  tow ards the needs o f the developing countries, w here 
all w ith housing re la ted  social p rob lem s will cause trem endous hum an 
tragedies, if no decisions are taken . C o-operative solutions can m ake a signifi­
cant contribu tion  in solving these p roblem s.
A t its sessions 1986 in Basle and 1987 in B udapest, the  IC A -H ousing C om m it­
tee  appealed  for co-operative solidarity  w ith the hom eless in developing 
countries by launching an in ternational cam paign of inform ation , donations 
and co-operation .
These appeals, published in IC A  and m em bers’ m agazines and  new spapers, 
will draw  public a tten tion  to  the u rgen t need  of housing the hom eless in the 
developing countries.
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ANNEX I: GLOSSARY OF TERMS
CLASSIFICATION 
OF HOUSING CO-OPERATIVES
Som e legal aspects o f cooperative housing should  be m em orized. H ousing co­
operatives can be grouped  under the following classification:

1. L im ited objective co-operatives
T he housing co-operative can be organized to  offer o r perform  certain  
specific services to the m em bers, e.g. acquiring land and subdividing it for 
the m em bers.
B uilding co-operatives can also be responsible for the construction  itself and 
have only a tem porary  natu re . W hen the goals are achieved, the individual 
m em bers take ow nership.
L im ited  O bjective C o-operatives are organized to perform  specific services 
on beha lf o f the m em bers. In som e cases, such co-operatives m ay also 
con trac t for the necessary in frastructure  and even assist in the construction  
o f housing. W hen the objectives have been  accom plished, this type of co­
operative will usually be dissolved.

2. M ultip le-m ortgage co-operatives
This form  of co-operative w hich can m ainly be found in A frican Latin 
A m erican  countries provides m em bers w ith legal titles to  their units. 
C om m on p roperty  and com m on facilities are usually ow ned by the co­
opera tive . In som e instances, the lending institution o r the national legisla­
tion requ ires this legal form . T he basic co-operative principles including 
dem ocratic  con tro l, nonprofit opera tion  should be respected . This form 
could be lim ited to  a p rede te rm ined  num ber of m em bers, w here they hold 
legal titles to  their individual dw elling units. Only the com m on facilities and 
areas are  ow ned co-operatively by the ow ners. These so-called H ousing 
Services C o-operatives include open m em bersh ip , non-profit opera tion , 
safeguards against speculation, ow nership  lim ited to  one dw elling per 
m em ber and  dem ocratic contro l o f the p ro jec t (principle: one m em ber -  
one vo te).

3. T enan t o r lim ited-equity  co-operatives
T hese co-operatives are w ell-known in som e E uropean  countries, but are 
no t very popu lar in the m ost developing countries, w here the p roperty  of 
the dw elling unit is the aim of m ost o f the m em bers. B ut e.g. in India, this 
form  is also know n. The m em bers do no t receive capital gains on their 
investm ent, but any increase in value accrues to  the co-operative. A  
m em ber receives a specified and lim ited ra te  o f return  on the original down 
paym ent o r equity. A ccordingly, w hen a unit is sold, m em bers receive only
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th e  original am ount of equity  plus the  accum ulated in terest. T he m ajo r 
advantage found in this form  is th a t once built the co-operative appreciates 
slowly in  price and rem ains th ere fo re  affordable for low er-incom e house­
holds. It is im portan t th a t, except for the restrictions on equity  accum ula­
tio n , these co-operatives are dem ocratically  ow ned and op e ra ted  by the 
m em bersh ip  just as in m any o th er cooperatives.
G enera lly , the dw elling units are let to  the m em bers, bu t rem ain  p roperty  of 
the  co-operative. This is a m ore typical form in developed countries, 
w hereas th e  m em bers in  developing countries long for the ir own p roperty .

4. M utual O w nership  C o-operatives
T he  co-operative retains title to  the land, dwelling and facilities in addition  
to  providing the services o f a  lim ited  objective co-operative.
In this case, the co-operative which is ow ned by the m em bers m anages and 
m ain tains the p roperty  on the ir behalf a fter the p ro ject has been  com pleted . 
T his co-operative can also be form ed to  acquire a public o r private housing 
p ro jec t in o rd e r to  convert it in to  a co-operatively ow ned and m anaged 
com m unity.
In  con trast w ith the lim ited objective type, the m utual ow nership co­
opera tive  provides one of the m ost accessable ways of solving shelter re la ted  
p rob lem s for the ru ral and the u rban  poor. The m utual-ow nership  co­
opera tive  could be characterized  by the form  of a lim ited or open m em ber­
ship. It holds the legal title to the en tire  p roperty  including dwelling, land 
and  facilities.
E ach  m em ber’s shares are  equal to  the value of their dw elling unit and share 
o f th e  com m only held p roperty . T he “occupancy ag reem ento  gives the 
m em ber the transferab le  right to  occupy the unit indefinitely. If the dw elling 
u n it is being sold, the co-operative is norm ally given the first op tion  to 
repurchase it. In case o f d ea th , the dwelling unit will pass to  the m em b er’s 
legal heirs. In som e m utual ow nership  co-operatives, the m em bers m ay be 
en titled  to benefit from  the increased value, o r equity of the ir shares upon 
resale .
T his kind of co-operatives m eet th e ir obligations by collecting m onthly 
“carrying charges” from  the m em bers, which rep resen t m ortgage debt 
serv ice, taxes, etc.
Self-help m ethods of construction  are in m ost cases an in tegrated  p a rt of 
these  co-operatives’ activities.
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ANNEX II:
PRINCIPLES 
OF CO-OPERATIVE HOUSING
Co-operative Housing Documents

The follow ing paragraphs describe a num ber o f basic legal docum ents tha t are 
generally  found in co-operative housing program m es.

Articles of Incorporation

The “A rticles o f Inco rpo ra tion” constitu te  the legal docum ent th a t establishes 
the co-operative as a co rporation  subject to  the legislation of the country  o r 
jurisd iction  in which it is charte red . In m ost countries o f Latin A m erica, this 
docum ent is called the “C h arte r of C onstitu tion” . The “A rtic les” contain  a 
series o f item s including: the nam e and purpose of the co-operative (to  provide 
housing to  its m em bers on a co-operative, nonprofit basis); how  m any m em ­
bers will th e re  be on the co-opera tive’s board ; and the nam es and addresses of 
the o rganizers and m em bers of the first board . Some jurisdictions requ ire  m ore 
in fo rm ation  in the “A rtic les” .

By-laws

M ost jurisd ictions require th a t a new  co-operative register a body of rules. 
These are  the “by-laws" o r w ritten  rules governing the co -operative’s o p e ra ­
tion. T hey  should be com prehensive to ensure sound and efficient opera tion  of 
the o rgan isation  and  be kept clear and sim ple so that they are readily  u n d er­
standab le  by all.
The m ost basic subjects the “by-law s” con tain  are the following:

N am e, location and purpose o f the co-operative;

❖ Provisions relating  to m em bersh ip , m em bers’ rights and obligations:
1. A pplications and eligibility for m em bersh ip , con ten t of the m em bership  

certificate and rep lacem ent of lost certificates;
2. F inancial responsibilities o f m em bers, such as en trance  fees, lim itation 

on share ow nership, obligations to  m ake regular savings deposits, and 
th e  limits of m em bers’ liability in the event o f loss o r failure of the co ­
opera tive ;

3. S ta tem en t o f the m axim um  in terest payable on shares;
4. P rocedures for transfer o f m em bersh ip  upon death  or resignation  of a 

m em ber; p ro tection  of the m em bers’ and m em bers’ fam ily in terest 
should  they becom e incapacita ted ; th e  cooperative’s option to acquire a
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re tiring  m em ber’s share; th e  p rocedure  to  be follow ed w hen the co­
o pera tive  decides no t to purchase the share; the m ethod to  be used for 
de term in ing  ’’transfer va lue” o f re tiring  m em bers’ shares in the even t the 
co-operative exercises its op tion  to  purchase them  and procedures for 
te rm inating  m em bership  and  for lim iting the sales price o f m em bership 
or shares in the co-operative;

❖ R ules regarding the date  and place of the co-opera tive’s annual m eeting and 
indication  o f w hen and how special m eetings are to be called; p rocedure for 
notification  of m em bers; determ ining quorum s and ad journm ent of m eeting 
w hen th ere  is no t a quorum ; descrip tion  o f voting rights and detailes 
descrip tion  of voting p rocedures, including m ethods of appointing proxies;

Provisions dealing w ith the num ber of d irectors to serve on the board; their 
qualifications, pow ers and duties; their e lec tion  at an annual m eeting, term  
o f office, how  vacancies m ay be filled and directors rem oved; and m ethods 
for avoiding conflicts o f in terest w hen directors o r the ir relatives o r business 
p artners o r em ployees w ant to  get involved in business w ith the co­
operative;

3* Provisions requiring  audits of the co -operative 's accounts by an accountant 
w ith p rofessional qualifications. (In  som e countries such professionals w ork 
independen tly  and the  co-operative is free to  select the audito r it prefers and 
pays a fee for his services; in o th e r countries, audito rs are em ployed by the 
governm en t departm en t w hich supervises co-operatives; in o thers, audits 
are carried  ou t by a union of co-operatives or som etim es by a co-operative 
bank);

sfc Provisions for settling disputes betw een m em bers o r betw een a m em ber and 
the board  (In o rder to  save tim e and p reven t both  the co -operative’s and 
m em bers’ resources from  being w asted in cou rt cases, a procedure should be 
estab lished  to  appo in t an a rb itra to r w hose decision will have the force of 
law; the  a rb itra to r m ay be a governm ent official concerned w ith coopera­
tives o r a senior officer o f a co-operative housing federation  o r T SO );

❖ P rocedures to  be follow ed by deciding on changes in the by-laws them selves 
o r in the sta tus o f the co-operative, such as the merging of the co-operative 
w ith an o th e r housing co-operative, o r division of the co-operative into two 
o rgan isations, o r its dissolution. Since these are serious changes, decisions 
regard ing  them  should be m ade w ith full know ledge and partic ipation  of 
m em bership .

Subscription Agreement

H ousing co-operatives in som e countries utilize a ‘'subscription ag reem en t” 
w herein  applicants for m em bership  dem onstra te  their willingness to  join the 
co-operative and  accept its by-laws and regulations. This docum ent states tha t 
the  subscriber, if approved , and upon m eeting conditions of the “subscription
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ag reem en t" , is en titled  to  occupy a unit under term s of the occupancy ag ree­
m en t and will m ake the requ ired  dow n paym ent and assume the m onthly 
carrying charges for tha t unit. The subscriber m ay w ithdraw  from  prospective 
m em bership  w ithin a certain  period a fter having signed the agreem ent, and the 
fee m ust be re tu rn ed  to the subscriber. In som e countries, the “subscription 
ag reem en t” is replaced by the application  for m em bership  which sets the 
conditions th a t an applicant must m eet to  qualify as a m em ber.

Occupancy Agreement

T he m ajo r con trac t betw een the co-operative and its m em bers is usually called 
the “occupancy ag reem en t” . It is also know n as "m utual ow nership agreem ent" 
o r “right of occupancy ag reem en t" . H ere  the term  “right of occupancy ag ree­
m en t” will be used , as this is close to  the term inology used in many countries, 
especially in L atin  A m erica. This docum ent spells ou t the rights and obligations 
of the m em ber and the co-operative. It certifies the m em ber’s right to occupy a 
particu lar dw elling and to  use the co-opera tive’s com m unity property  as long as 
the m em ber abides by the term s of the agreem ent.
T he principal obligations tow ards the co-operative tha t a m em ber assum es 
u n d er the “righ t of occupancy” are as follows:

H* T o pay the m onthly  carrying charges on tim e on o r before the dates stipu lated , 
and to pay late charges as determ ined  by the b oard  for delinquent paym ents;

❖ T o abide by the rules and policies o f the co-operative and preserve and 
prom ote  the principles o f co-operative ow nership;

❖ To use th e  prem ises for residential purposes only, no t engaging in any 
activity th a t w ould in terfe re  with the rights o f o th e r m em bers o r increase the 
p ro jec t’s insurance prem ium s, including any im m oral o r illegal activities of 
the prem ises;

H* To m ake repairs to  the dwelling w hen dam ages are caused by the m em ber's 
own negligence or m isuse or if the m em ber fails to  do so. the agreem ent 
au thorizes the co-operative to m ake such repairs, and to bill the m em ber for 
the costs o f such repairs.);

❖ To provide and m aintain  the in terio r decoration ;

T o no t sub let the units, m ake any structural a lterations; o r install heavy 
appliances w ithout w ritten  perm ission of the board.

The "right o f occupancy ag reem en t” also established certain pow ers and duties 
for the boards:

❖ To p rep are  an  annual budget and determ ine the m onthly carrying charges of 
the m em bership ;

❖ To refund  to  the m em bers their share  o f any am ounts collected in excess of 
the needs o f the co-operative:
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❖ T o p rocure all necessary insurance fo r the p ro ject;

^  T o pay all taxes and assessm ents levied against the cooperative;

❖ T o provide utility services;

❖ T o provide and  pay all m aintenance requ ired  except th a t due to m em bers’ 
negligence o r misuse;

To determ ine if com pensation  is to  be paid to  m em bers in case o f loss or 
dam age o f a dw elling, due  to  fire o r o th er reasons; and

❖ T o provide the necessary m anagem ent for the co-operative.

In m ost of the L atin  A m erican  countries, the “right o f occupancy agreem ento  is 
norm ally for th e  life of th e  co-operative and/or th e  m em ber, bu t it is subject to  
te rm ination  by either party  fo r any o f a num ber o f reasons set forth  in the by­
laws or in th e  ag reem ent itself.
In the U nited  S tates the “right o f occupancy ag reem en t” is usually for a term  of 
th ree  years, w ith au tom atic  renew als every th ree  years. T he agreem ent gives 
the m em ber the option  to  renew  and the co-operative the right to term inate  a 
m em bership . I t sets fo rth  p rocedures for notifying an in tended  term ination  or 
tran sfer, and describes the circum stances under which a m em ber will be 
considered  in defau lt, as well as w hat rem edies the co-operative may seek in 
the even t defau lt occurs.

Construction Contracts
H andling of construction  is a vitally im portan t p art o f the legal fram ew ork in 
co-operative housing. P rocedures should be established for adequate  d isburse­
m ent o f funds to  assure th e ir use for the purposes con tem pla ted , and to  avoid 
diversion and w aste. T hese problem s m ay occur in two ways:
a) if the contract does no t produce the lowest possible price for the w ork to  be 

constructed;
and

b) if the w ork done does no t conform  to the con tract obligations. 
C onstruction  funds should be d isbursed at the correct tim e, to  the p roper party  
and only as construction  progresses. This is the only way to  assure tha t all of the 
funds will be correctly  spen t and  tha t the p ro ject construction  will be satisfac­
torily com pleted.
It will be necessary to  schedule disbursem ents of the construction  funds as the 
w ork progresses. E ach tim e funds are d isbursed, there  should be a certificate 
from  the arch itect stating th a t the w ork perfo rm ed  up to  tha t po in t was 
satisfactory, and  indicating the percentage of com pletion . In  add ition , there 
should be a certification from  a separa te  inspector who is responsible to  the 
lending institu tion . F u rth erm o re , in all d isbursem ents there  should be two 
hold-backs: one of them  to assure com pletion of the en tire  p ro jec t, and ano ther 
to  p ro tec t the co-operative against defects in construction . These hold-backs 
should be large enough  to  encourage the con trac to r to  finish the w ork satisfac­

104



torily , and are paid  to  the con trac to r a fter the co-operative has taken  delivery 
o f the project.

Mortgage Loan Agreement
L ong-term  financing at reasonable  in terest rates for the ta rge t groups is critical 
for the success o f a co-operative housing program m e, especially for low-income 
groups. L ong-term  or p erm anen t financing, as opposed  to  construction  financ­
ing, is p rovided th rough  a loan agreem ent secured by a m ortgage on the 
p roperty , including the  land  and houses. As explained earlie r , w hen the 
bo rrow er is a “m utual ow nership  co-operative” , there  is a single m ortgage on 
all the  houses and  prem ises of the co-operative.
In m ost Latin A m erican countries only two docum ents are  used to  secure a 
loan transaction:

❖ T he “L oan A g reem en t” contains all the provisions re la ted  to  the am ount 
borrow ed, the  in terest ra te  and the term  of the loan , the b o rrow er’s 
obligations to  repay the loan installm ents in due tim e, the penalty  charges in 
case o f bo rro w er’s defau lt, and the right of the lender to  foreclose on the 
loan w hen the  bo rrow er fails to pay a specified num ber o f paym ents.

sfc T he “M ortgage A g reem en t” contains the legal descrip tion  of the p roperty , 
and stipulates the co-opera tive’s in ten t to m ortgage the p roperty  and 
im provem ents to  secure repaym ent o f the loan. T he m ortgage docum ent is 
accepted  by the lender and m ust be registered  in the pertinen t land 
reg is tra r’s office. In som e countries, the “m ortgage ag reem en t” and the 
“loan ag reem en t” are com bined into one docum ent, m aking it sim pler to 
re la te  them  to the sam e transaction . This a lternative, how ever, does not 
provide any savings of no tary  or registration  fees, since it is considered tha t 
each docum ent confirm s a different legal transaction .

Management Services Contract
M anagem ent is basically the responsibility of the board . H ow ever, since 
m anagem ent com prises such a wide range of activities, m ost o f which dem and 
full tim e dedica tion  and specialized skills, co-operatives usually hire qualified 
staff to  carry ou t the m anagerial functions. In m any developing countries, 
housing co-operatives can con trac t for these services w ith the local co-operative 
housing federa tion  or T SO  at a m oderate  cost.
A dm inistrative and m anagem ent functions are w ell-d ifferentia ted  and defined 
in the “by-laws” o f L atin  A m erican  co-operatives. A dm inistra tion  is carried  
ou t by the board  u nder delegation  from  the m em bership. M anagem ent respon ­
sibility falls on the  m anager and  o ther staff.
F inally , it is advisable for housing co-operatives to  secure legal advice and 
assistance th roughou t the life o f the co-operative beginning w ith the initial 
organizing efforts. T he varied  opera tions in which the co-operative is involved 
touch m any areas o f law, including com m ercial, con trac t, and tax law. To have
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few er legal prob lem s, it is p referab le  tha t housing co-operatives, until they 
have som e years of experience, request legal assistance from  the local T SO , 
ra th er than  retain ing  the services of a local a tto rney  o r legal firm.

SPECIAL ISSUES

O ccasionally, questions arise w hen the so-called traditional co-operative princi­
ples are app lied  and/or in te rp re ted  in accordance with existing co-operative 
legislation. H ere  are som e exam ples:

Share Transfer Value

T he issue o f m em bers’ equity  in a housing co-operative upon dep a rtu re , death  
o r re tirem en t has produced  widely differing opinions am ong co-operators in 
d ifferen t countries. A  housing co-operative is a non-profit organization and, 
there fo re , questions arise w hether it should be a source of profit to  its 
m em bers. Basically, there  are th ree  m ain alternatives for dealing w ith this 
subject:

H* “Par va lu e ’’: This provides tha t m em bers w ho retire  from  the cooperative 
and  resell the ir shares back to  the co-operative shall w ithdraw  no m ore than 
th e ir orig inal capital contribution .

5̂ “M ortgage repaym en t” : This m ethod  prescribes th a t the m em ber's  share 
shall be resold to the co-operative for a price equal to the am ount of 
dow npaym ent paid in cash by the m em ber, plus the paym ents m ade by the 
m em ber which w ere cred ited  to  the m ortgage.

Hs "M arke t va lue” o r “open policy for resale": This plan allows m em bers 
w ithdraw ing from  the co-operative to  m ake a capital gain on the ir equity , 
this gain being a function of the increase in m arket value of the land and 
buildings, caused by inflation, speculation and appreciation .

One Member, One Vote

In som e coun tries, law prohibits rep resen ta tion  by proxy in m em bership 
m eetings, curtailing the voting rights o f a w hole family when the family 
m em ber w ho is the registered  co-operative m em ber is unable to  a ttend  the 
m eeting. A  possible solution to  this p rob lem  could be for the “by-laws” to 
prescribe th a t the voting pow er be used in terchangeably  by any qualified and 
au thorized  person  in a m em ber family. A  second alternative could be tha t the 
“by-law s” au thorize  a split o f the vote betw een the registered m em ber and the 
m em ber’s spouse.
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CONCLUSION

C orrect legal docum enta tion  and p rocedures are  im portan t in th a t they provide 
the essential fram ew ork for the developm ent o f housing co-operative. This 
establishes the  relationsh ip  am ong the various participants, including the 
m em bers, the  co-operative itself, governm ent authorities, financial institu tions 
and con trac to rs. C orrect legal docum entation  also sets forth  the rules and 
regu lations for the co-operative association th a t enable it, via m em bers, to 
assum e responsibilities for the developm ent and m anagem ent of the housing 
co-operative.
T he legal docum ents for housing co-operatives are p repared  in accordance with 
th e  co -operative legislation of the country , s ta te  or jurisdiction w here one is 
w orking. A lthough  the legislation does vary, it usually allows for the develop­
m en t o f housing co-operatives w ith the basic docum ents m entioned  in this 
paper.

TYPICAL LEGAL DOCUMENTS 
USED IN CO-OPERATIVE HOUSING 

PROJECTS IN THE ORDER IN WHICH THEY ARE 
USUALLY NEEDED

A rticle o f Incorporation By-Laws

Subscription
A greem en t

C onstruction
C ontracts

M ortgage Loan 
A greem ent

O ccupancy
A greem en t

M anagem ent
Services
C ontract
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ANNEX III:
CO-OPERATIVE SOCIETIES 
THE ZAMBIAN EXAMPLE

REPUBLIC OF ZAMBIA  
CO-OPERATIVE SOCIETIES 

CHAPTER 689 OF THE LAWS OF ZAMBIA
(only some paragraphs are mentioned)

A n A ct to  p rov ide for th e  reg istra tion , inspection , exam ination  and supervision 
o f co-operative societies which belong to the people w ho use their services, the 
contro l of w hich rests equally w ith all th e ir m em bers, and th e  gains from  w hich 
are  d is tribu ted  am ong the m em bers in p ropo rtion  to  the use they m ake of these 
services o r th e ir  in te rest in the ir society; to  provide th a t co-operative societies 
reg istered  u n d er the A ct repealed  by this A ct shall continue in existence and in 
opera tion  as if registered  under this A ct; to  encourage co-operative develop­
m en t by th e  provision of services to  assist th e  organisation  and o p era tion  o f 
various k inds of co-operative societies to  m eet the econom ic and social needs of 
the ir m em bers on a self-help basis; and to  provide for all m atters incidental to 
the foregoing.

CO-OPERATIVE SOCIETIES 

The Co-operative Societies Rules

48. Housing Society

A housing society m ay be reg istered  for the following principal objects and 
purposes:
a) building o r o therw ise acquiring houses o r flats for sale to  its m em bers for 

the ir individual ow nership and use;
b) building o r otherw ise acquiring, m aintain ing and m anaging houses or flats 

for lease to  its m em bers;
c) purchasing  and site p lannint land for sale o r lease to  its m em bers for houses 

o r blocks o f flats.

49. Special powers

1. A  build ing construction  society m ay, if so provided  in its bylaws, m ake loans 
o r advances to its m em bers for the purchase of tools, m aterials and
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equ ipm en t for their individual use in connection  with building pro jects 
u n dertaken  in accordance with sectio forty-seven and sell to its m em bers 
consum er goods and household  necessities.

2. A  housing society m ay, if so provided in its by-laws, accum ulate the savings 
o f its m em bers for the building and m anagem ent of houses and flats, the 
ow nership  o f which is vested in the society, o r for the m aking of loans to  its 
m em bers fo r the building, purchasing or m aintenance of houses or flats, or 
for o th e r purposes m entioned  in section forty-eight.

3. A  housing society m ay, if so p rovided in its by-laws, raise additional funds 
by borrow ing for a period  no t exceeding th irty  years for the building of 
houses and  flats, the ow nership of which is vested in the society, o r for 
m aking loans to its m em bers for the building o f houses or flats, o r for the 
purchasing and  m aintenance of houses o r flats acquired by them  from  the 
society, o r fo r o ther objects m entioned  in section forty-eight.

50. Commencement of operations

N o building construction , o r housing, society shall com m ence operations until 
it has furn ished  satisfactory evidence to  the R egistrar tha t the m em bers have 
received th e  train ing requ ired  for the  satisfactory com pletion of the building 
pro jects w hich the society expects to  u n d ertak e , and tha t the capital furnished 
by its m em bers is equal to  such am ount as may initially be prescribed by the by­
laws.

51. Special features

T he by-laws o f a building construction , o r housing society shall, w here applic­
ab le , provide:
a) the m anner in which each m em ber is to  furnish capital for the purposes of 

the society , and  the am ounts thereo f;
b) the m anner in which a m em ber may be requ ired  to  pay for services 

fu rnished by the society, w hether in the form  of ren t, purchase price of 
housing, o r paym ent for o ther services;

c) the m anner in which the furnishing of labou r services o r m aterials by a 
m em ber m ay be valued in paym ent for any services received by him through 
the society.

52. Sinking fund

E very housing society shall, before the d istribution  of any net surplus, set aside 
an am ount annually  in the form of a sinking fund for the repaym ent of any 
bonds, d eben tu res  or o th e r funds borrow ed in accordance w ith subsection (3) 
o f section forty-nine, both  as to principal and in terest.
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SECOND SCHEDULE
(Section 20)

MATTERS REQUIRED TO BE IN THE BY-LAWS 
OF A SOCIETY

Every society shall have by-laws in respect of th e  following m atters:
1. T he nam e of the society.
2. T he place and  postal address o f its reg istered  office.
3. T he objects fo r which the society is established.
4. T he value o f each share if the society is form ed w ith capital divided into 

shares, and w hether th e  capital is lim ited  o r unlim ited in am ount.
5. T he qualifications for m em bership.
6. The m inim um  num ber o f shares to be subscribed for by each m em ber as a 

condition  of being adm itted  to m em bership , the m inim um  am ount payable 
on application  on each share so subscribed w hich shall no t be less than  ten 
p e r cen tum  of its value, the m ethod  of paym ent of the am ount, if any, 
rem aining unpaid  on the m inim um  subscription for shares, and the m ethod 
o f allo tm ent o f and paym ent for any additional shares.

7. If there  is no share capital, the term s of m em bership  and the basis on which 
the in te rest o f the m em ber in the society will be determ ined.

8. T he  en trance  fee , if any.
9. T he annual m em bership  fee. if any.

10. The purposes to which funds may be applied.
11. T he com position  of the board  of d irectors.
12. T he m anner o f d istributing the net surplus.
13. he conditions on which a m em ber may w ithdraw  from  m em ber ship.
14. T he geographical area o f operation  of the society.
15. T he term  of office of the directors.
16. T he holding o f annual general m eetings.
17. T he honorarium  (if any) to  be paid to  the officers o f the society.
18. T he dates of th e  society’s financial year.
19. ub ject to  the provisions of section seventy-nine in the case o f a credit

un ion , the m ethod  of constituting, operating  and allocating the reserve
fund and the am ount o r m ethod of fixing the am ount to  be con tribu ted  
there to .

20. Such o th er m atters concerning the adm inistration  and operation  of the 
society as m ay be requ ired  by the rules o r by the R egistrar.
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The Co-operative Societies Act

APPLICATION FOR REGISTRATION 
OF A CO-OPERATIVE SOCIETY

1. W e, the undersigned , .......................................................................................................

(insert nam e, address and occupation of at least ten  persons, or of at least 
tw o officers o f each society if application is m ade by registered  co-operative 
societies) desire  to  form  a co-operative society under the C o-operative 
Societies A ct, and hereby apply for registration .

2. The nam e o f the p roposed  society is (insert nam e proposed) .............................

3. The registered  office of the society is to be at (insert proposed address)

4. E nclosed are th ree  copies of the proposed by-laws which specify the objects 
of the society.

5. These p roposed  by-laws w ere approved by persons willing to becom e

m em bers, at a general m eeting held a t .......................................................................

on ............................................................................................................................  19....

6 ................................  persons, including the undersigned , are now willing to
becom e m em bers and have m ade the paym ent neceessary for adm ission to 
m em bersh ip  as prescribed in the enclosed by-laws.

7. The reg istration  fee is enclosed.

8. W e, the undersigned , have consented  to direct the affairs of the proposed 
society as requ ired  by section 111(3) o f the C ooperative Societies A ct, until 
ou r successors are elected at the first annual general m eeting held after 
reg istra tion  of the society.

D ated  a t .................................... t h e ......................................day o f .......................... 19....

W itness .......................................................................................................................................

C ertified correct

A cting  C h a irm an

A cting  S ecre ta ry



FOR USE OF REGISTRAR ONLY

1. A pplication  for registration  approved .......................................................................

2. A pproval deferred  pending receipt o f fu rth er inform ation (rule 4 ) ..................

3. A pplication  refused w ith reasons th e re fo r given to  the M inister and to  the
applican ts, and registration  fee refunded  (rules 7 and 8 ) ......................................

P A R T  XIII 
MEMBERSHIP

93. Membership governed by by-laws
Subject to  the provisions of this A ct. m em bersh ip  of a society shall be governed 
by its by-laws, but in no case shall a society fix any limit to  the num ber of its 
m em bers.

94. Who may be members
1. E ach applican t for the registration  o f a new  society who has subscribed for 

one share  in the society o r who has paid  the m em bership fee, if any, shall be 
deem ed  to  have agreed to  becom e a m em ber of the society, and his nam e 
shall, u p o n  its registration , be en te red  in the register o f m em bers.

2. No p erson , o th er than those m en tioned  in subsection (1), shall becom e a 
m em ber o f a society until his w ritten  application  for m em bership  has been 
approved  by resolution  of the board  o f directors and reco rded  in the 
m inutes.

3. E ach applicant for m em bership shall be notified in w riting tha t his applica­
tion has been  approved or has no t been approved.

4. U nless the by-laws provide to  the con trary , a person of the age of sixteen 
years m ay becom e a m em ber of a society, but such person shall no t be 
eligible to  act as a m em ber o f the board  of directors o r of any com m ittee of 
the society until he has reached the age of tw enty-one years.

5. A n applican t, o th er than  ano ther society o f o th er organisation , shall bo t be 
adm itted  to  m em bership  unless he is residen t w ithin o r occupies land w ithin 
the society ’s area of operation  as described in its by-laws.

96. Member not to exercise rights until due payment made
No m em ber o f a society shall exercise the rights of a m em ber until he has m ade 
such paym ent to the society in respect o f m em bership , or has acquired  such 
in terest in the society, as may be prescribed in this A ct, the rules o r the by­
laws.
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N O M I N A T I O N

106. Transfer of interest on death of member

1. O n the death  o f a m em ber, a society m ay transfer the shares o r o th er 
in terest o f the deceased m em ber to  the person nom inated  in accordance 
w ith the rules m ade in this behalf, or, if th ere  is no person so nom inated , to 
the legal personal rep resen tative of the deceased m em ber, o r m ay pay to  
such nom inee or legal personal rep resen ta tive , as the case m ay be, a sum 
rep resen ting  th e  value of such m em ber’s share  or o th er in te rest, as ascer­
ta ined  in accordance with the by-laws o r the rules.

2. A  society shall pay all o ther m oneys due to  the deceased m em ber from  the 
society to  his legal personal rep resen ta tive .

3. A ll transfers and paym ents m ade by a society in accordance w ith th is section 
shall be valid and effectual against any dem and  m ade upon the society by 
any o th e r person.

15. Limited liability

E very m em ber shall be individually liable to  th e  creditors of a society for the 
deb ts and  liabilities o f the society in a sum no t exceeding the am oun t, if any, 
unpaid  on th e  shares allo tted  to him , if any, o r on his m em bership  fee, as the 
case m ay b e , until the w hole am oun t of his shares o r m em bership  fee has been 
paid  up.

M E E T I N G S
15. First general meeting

1. U nless o therw ise provided in the by-laws, every society shall, w ithin two 
m onths from  the receip t of the certificate o f reg istra tion , unless th e  tim e is 
ex tended  by the R egistrar, hold a general m eeting at which all m em bers 
shall be  en titled  to  be p resen t and  to  vote .

2. The business o f the first general m eeting  shall include the election  of 
d irec to rs and  com m ittees, if any, who shall serve un til re-e lec ted  o r their 
successors are elec ted  at the first annual general m eeting.

16. Annual general meeting

E very  society  shall hold an annual general m eeting  of its m em bers o r delegates
in every ca lendar y ear as prescribed  in th e  by-laws.
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Provided tha t such m eeting shall, unless o therw ise approved  by the R egistrar, 
be held w ithin six m onths o f the close of the previous financial year of the 
society.

17. Semi-annual meeting

A sem i-annual business m eeting  of a society m ay be held in any year for the 
purpose of review ing the opera tions o f the society.

18. Other general meetings

O ther general m eetings o f a society m ay be held quarterly  o r at such o ther 
tim es as may be determ ined  by the d irectors.

19. Notice of meetings

1. Unless the by-laws provide tha t the notice giving the date , tim e and place of 
the annual, sem i-annual, special o r o th e r m em bers’ o r de lega tes’ m eeting  of 
a society shall be advertised  in one issue of a new spaper circulating in the 
city, tow n o r o th er locality in which th e  reg istered  office of the society is 
located, notice o f all m eetings shall be m ailed or otherw ise sent, o r made 
available to  each m em ber or delegate o f the society at his last known 
address.

2. A t least tw enty-one days’ notice shall be given of every m eeting w hether by 
advertisem ent, mail o r otherw ise.

3. The notice shall contain a sta tem en t o f the purpose of the m eeting , and, 
w herever p racticab le , th e  agenda for the  m eeting  shall be m ade available to  
each m em ber o r delegate before the m eeting  is held.

4. The non-receip t by a m em ber o f a notice o r inform ation  respecting the date , 
hour and place of a m eeting  shall no t invalidate the proceedings or the 
business trasacted  at the m eeting.

20. Quorum

1. The by-laws m ay prescribe the quorum  at a general m eeting of a society: 
Provided th a t in no instance w here the society is com prised of individual 
persons shall th e  num ber to  constitu te a quorum  be less than  the num ber of 
directors plus one, except w here the R eg istrar calls a m eeting of a society in 
accordance w ith section one hund red  and tw enty-seven o f the A ct w hen the 
quorum  shall be  the num ber of m em bers o r delegates in a ttendance at such 
meeting.
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D I R E C T O R S

111. Board of directors (or committee)

1. Every  society shall have a board  of d irectors consisting of such num ber of 
persons as shall be p rescribed by its by-laws.

2. E very  reference  in the by-laws of a society to  a “com m ittee" elected by the 
m em bers to  supervise the business and p roperty  of such society shall be 
deem ed  to  have the sam e m eaning as the w ords “board  of d irec to rs” in 
subsection  (1), and any reference in this A ct to  the pow ers and duties of 
d irectors shall apply to  the pow ers and duties of such com m ittee duly 
e lec ted  by th e  m em bers o f a society in accordance with its bylaws.

113. Duties and powers of directors

1. Subject to  the provisions of sections sixty-three and seventyfour (which 
re late  to  the duties of credit com m ittees and supervisory com m ittees in 
cred it unions) the board  of directors shall d irect and supervise the business 
and  p roperty  of a society and m ay exercise all such pow ers o f the society as 
are  no t requ ired  by this A ct, the rules or the by-laws to  be exercise^ by 
reso lu tion  o f the society in a general o r special m eeting.

2. W ithout lim iting the generality  o f the provisions of subsection (1), the 
d irectors shall:
a) consider, and approve or re jec t, applications for m em bership  of the 

society;
b) call for and  exam ine regularly reports from  officers o f the society which 

will disclose the true  position of the society, its operations and financial 
condition;

c) keep the m em bers inform ed o f the progress o f the society, encourage 
in terest and a sense of ow nership on the ir p art in the society, and have 
charge of any educational o r advisory w ork am ongst the m em bers 
respecting  co-operative principles and the objects of the society;

d) except in the case o f a credit un ion , to  w hich the provisions o f P art V III 
apply, p rep are  and presen t to  the annual general m eeting of the society a 
reso lu tion  determ ining the d istribu tion  of the net surplus for the p rev i­
ous financial year in accordance w ith the o th e r provisions of this A ct, the 
rules and  the by-laws of the society;

e) m ake a rep o rt to the annual general m eeting  of the w ork of the directors 
during the preceding financial year, and the progress m ade by the society 
during th a t year, w ith such recom m endations as they deem  necessary to 
m ain tain  o r im prove the services provided by the society to  its m em bers.
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109. Withdrawal by members

1. S ub ject to  the o th er provisions of this A ct and the rules, a m em ber may 
w ithdraw  from  a registered  society u nder such conditions, and on giving 
such notice o f w ithdraw al, as m ay be requ ired  by the by-laws.

2. P aym ent o f the shares o r o th e r in te rest o f the m em ber w ithdraw ing under 
special circum stances, including illness, disability, perm anen t rem oval from  
the a rea  or district served by the society, o r d ea th , shall be m ade in such 
o rd e r o f p riority  as the by-laws m ay prescribe o r, w here not so p rescribed , in 
such o rd e r o f prio rity  as the  d irectors m ay approve.

3. W h ere , upon th e  w ithdraw al o f a m em ber, to  m ake paym ent for the sahres 
held  by the m em ber at th e ir par o r paid-up  value, o r to  m ake paym ent of 
any o th e r in terest o f the m em ber at th e  value shown on the books o f the 
society , w ould, in the opinion o f the d irectors, im pair, o r fu rth er im pair, the  
financial stability o f the society, the d irectors m ay suspend paym ent for such 
period  as m ay be approved by the R eg istrar, o r m ay offer in final settlem en t 
such lesser am ount as they  deem  just.

4. T he d irectors shall deal p rom ptly  w ith all applications for w ithdraw al from  
m em bersh ip .

110. Expulsion of a member

1. a) U pon  com plain t arising against any m em ber o f a society, it shall be the 
d u ty  of the secretary , upon  the instructions of the board  of d irecto rs, to  
prov ide the m em ber w ith w ritten  notice of the particulars o f the com ­
p la in t and o f the d a te , tim e and  place of the m eeting of the b oard  of 
d irectors at w hich the com plain t and  the question of the expulsion of the 
m em ber will be considered.

b) T he  d irectors m ay, at such m eeting  duly called and at w hich a m ajority  of 
th e  d irectors are p resen t, having given the m em ber against w hom  the 
com plain t has been  raised  the opportun ity  to  m ake rep resen ta tions or 
subm issions orally o r in w riting or bo th , in rebu tta l o r in m itigation , 
reso lve, by at least a tw o-th irds m ajority  vote , tha t the m em ber be 
expelled.

c) T he secretary  of the society shall, w ithin two weeks from  the da te  on 
w hich the m em ber is expelled , notify  him  in writing of the action of the 
d irectors.

d ) A n  appeal from  the action  o f the d irectors m ay be taken  by the m em ber 
to  the next general m eeting  of the society if w ritten  notice o f in ten tion  to 
appeal is given by him  to  the secretary  of the society w ithin th irty  days 
from  the date  o f receip t o f the no tice  m entioned  in parag raph  (c).

e) A t such a m eeting a m ajority  o f the m em bers p resen t m ay, after 
considering  any w ritten  o r oral rep resen ta tions by the m em ber, confirm  
o r  rescind th e  action of the d irectors.

f) If  the m eeting  does no t confirm  th e  action of the d irectors in expelling
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the  m em ber, such expulsion shall be held to  be null and void, and the 
m em ber trea ted  as if no such expulsion had occurred.

D I S S O L U T I O N  A N D  W I N D I N G - U P  

146. Dissolution of societies

1. T he R egistrar m ay m ake an o rder in w riting for the cancellation o f the 
reg istra tion  o f a society if satisfied that:
a) th e  reg istra tion  was ob ta ined  by fraud  o r m istake; or
b) th e  society exists for an  illegal pu rpose; or
c) the  society has wilfully, a fter notice by the R egistrar, con travened  any of 

th e  provisions o f this A ct, the rules o r the by-laws; or
d) th e  society is no longer operating  in accordance w ith cooperative p rinci­

ples; o r
e) th e  num ber o f m em bers o f the society has fallen below the m inim um  

requ ired  by this A ct; o r
f) th e  society is no longer in business o r operation ; or
g) the results o f an investigation m ade u nder section one hund red  and forty 

show  that th e  society is unable to  continue in business.
2. U pon  receip t by the R egistrar of an application from  a society m ade in 

pursuance of a special reso lu tion  and  requesting  the cancellation of the 
reg istra tion  of th a t society, he m ay, subject to  the im m ediately following 
subsections, m ake an o rder for the cancellation of the reg istra tion  of such 
society.

O R G A N I S A T I O N S  A N D  S U P E R V I S I O N S

157. Assistance with co-operative organisation 
and education

1. T he R egistrar o r any person au thorised  to  act for him  shall, a t the request of 
any person  or groups of persons in te rested  in the organisation  of a society 
u n d e r this A ct, furnish such inform ation  regarding co-operative principles, 
practices and organisation  as will assist them  in determ ining the feasibility of 
such organisation  and facilitate registration .

2. W here  the R eg istrar is o f the opinion th a t a group or groups of persons can 
im prove the conditions u nder which they  live, o r can provide them selves 
w ith new  services which they  need , by the organisation , reg istra tion  and 
opera tio n  by them  of a society u nder th is A ct, the R egistrar, o r any person  
au tho rised  to act for him , m ay offer to  assist such group or groups of persons 
w ith such inform ation respecting co-operative principles, practices and 
organisation  as will enable  them  to  determ ine  the feasibility o f such o rgan ­
isation  and registration.
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158. Inspection and advisory services by Registrar, etc.
1. The R egistrar, o r any person authorised  to  act for him , shall provide, or 

cause to be prov ided , such inspection, exam ination , and technical o r o ther 
inform ation and advice regarding the affairs o f a society as m ay be necessary 
to  assist its officers and m em bers in the due observance of and  com pliance 
with this A ct, and  in the achievem ent o f the objects and  the purposes of the 
society on a co-operative basis.
a) Inform al groups
— T he initiative is from  the group;
— T he group opera tes  w ithin the existing structu res (the Party , C hurch, 

C ity C ouncil, e tc .) ; in pursuit o f a com m on objective of the m em bers of 
the group;

— if so, they do no t need to  be registered  under any law and hence lack 
legal personality ;

— they do no t depend  on rules and regulations from  outside bu t are free to 
de term ine  th e ir rules of operations them selves;

— if an in form al g roup  w orks on its ow n, i.e . outside existing structures and 
has m ore than  ten  m em bers there is danger to  becom e an unlawful 
association.

b) Societies
— T he initiative is from  the group;
— the m inim um  num ber o f persons who can form  a society is ten ;

— the objectives o f the society have to be clearly sta ted  in the constitu tion  and 
rules o f the society;
— a society m ust elect office-bearers from  away its m em bers;
— an application  fo r registration  has to be m ade on a prescribed form , duly 

signe by the office-bearers, and accom panied by necessary docum ents;
— paym ent o f p rescribed  fee;
— application  th rough  official channels (local R eg istrar, i.e. d istrict execu­

tive secretaries);
— dete rm ina tion  by the R egistrar of Societies on th e  basis of legality;
— T hree  options for the R egistrar:

— reg istra tion
— exem ption  from  registration
— refusal of registration;

— in case of refusal: appeal to  the M inister of H om e Affairs.
c) C o-operative Societies
— T he initiative is e ither from  the group (ten  or m ore persons) or the 

D epartm en t o f M arketing  and C o-operative;
— social-econom ic survey;
— m em ber education ;
— discussion of th e  by-laws (following the m odel by-laws);
— leadersh ip  train ing;
— form ation  m eeting  (approval of by-laws and elec tion  of first office­

b earers);
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— application for reg istration  (using prescribed form s A , A -13 copies of the 
by-laws, and full report from  the prom oting officers);

— R egistrar o f C o-operative Societies determ ines on the basis o f legality, 
econom ic viability, necessity and conform ity w ith co-operative princi­
ples;

— th ree  options for the R egistrar of C o-operative Societies:
— registration
— deferm en t o f registration  until conditions and requ irem ent for regist­

ra tion  have been  m et
— refusal o f register

— in case of refusal to register, an appeal can be m ade to the M inister of 
A griculture  and W ater D evelopm ent.
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ANNEX IV:
APPEAL OF THE ICA-HOUSING COMMITTEE 

FOR THE INTERNATIONAL YEAR  
OF SHELTER FOR THE HOMELESS 

CO-OPERATIVE SOLIDARITY 
WITH THE HOMELESS

“ H O U S I N G  I S A H U M A N  R I G H T ”

C o-operative housing in m any developed countries con tribu ted  to  the easing or 
overcom ing o f em ergency housing misery and thus m ade a substantial con tribu­
tion  to social developm ent.
T he co-operative con tribu tion  to  these achievem ents as well as the trad itions of 
co-operative housing obliges us to  support those people  in the w orld, w ho still 
live in housing m isery. W e should streng then  our co-operation  and assistance 
w ithout respect to  country  borders.
W e appeal to  all housing organizations, the ir m em bers and to  all, w ho are 
concerned  w ith  the em ergency housing need  to  assist all people,w ho are 
suffering this catastrophic housing misery!
A d eq u a te  sh e lte r is a basic need  for everyone. T o satisfy this need is essential 
for social peace . Basic hum an needs m ust be satisfied and one o f these is 
shelter! This is especially im portan t for the people  o f the developing countries. 
W e m ust confron t ourselves w ith these assignm ents and provide dw ellings, 
settlem ents and  basic conditions for hum an housing.
C o-operative and  o th er self-help o rganizations have already proved successful 
in developed and  certain  developing countries. W e encourage and support the 
ex tension to  all countries o f the w orld.
T he  In te rna tiona l Y ear o f Shelter for the H om eless, proclaim ed by the U nited  
N ations, p resen ts a particu lar challenge to housing co-operators all over the 
w orld. T h ere fo re , let us launch an in ternational cam paign of inform ation , 
con tribu tion  and  co-operation  to  m eet this basic hum an need!

” H O U S I N G  I S A H U M A N  R I G H T  “
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