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PREFACE

Wth the rapid growth of towns and cities there is a pres-
sing need for urban dwell ers to have access to shelter
whi ch offers reasonable living conditions at an affordabl e
cost. The sane need is felt by nmany rural dwell ers who are

increasingly feeling that traditional nmethods of housi ng

provi sion are no | onger adequat e.

I n produci ng this manual MATCOM has for the first tinme de-
si gned a package to help in the training of advisers to
peopl e who are consi deri ng establi shi ng housi ng co-oper -

atives:

Housi ng co-operatives differ from other types of co-oper-
ative not only in their type but also in their nobde of de-
vel opnent . Most co-operatives performthe functions for
whi ch they were forned on a perpetual basis, for examl e,
credit unions continue to nmanage savi ngs and | oans, nar-
keti ng co-operatives provide i nputs and nmar ket produce on a
seasonal basi s, whi | e workers' co-operatives manuf acture

and sell their products regularly and continually.

A primary housing co-operative is forned to satisfy a hous-
ing need and once that need is satisfied its nature and
functions changes; it has conpl eted construction and i s now
concerned only with managenent of the houses. Cantinuity in
the systemis nornally provided by a specialist support
organi sati on whi ch provi des techni cal advice on all aspects
of housi ng co-operative devel opnent to many prinmary soci e-

ties.

O the many different types of co-operatives in existence
t oday, housi ng co-operati ves are anong the nost conpl ex.
This is so because they have to deal with nmany techni cal
factors in order to achi eve their objectives. They nust
acquire land (often dealing with sl ow bureaucraci es and
compl ex | egislation), plan a project which the nenbers can
af ford, act as know edgeabl e clients to professionals such

as architects and engi neers, conformto conpl ex pl anni ng



regul ati ons, negotiate short and | ong-term fi nance, decide
on appropriate form of tenure, organi se construction and
train their own nenbership.

There are many different types of housi ng co-operatives.

For exanpl e, sone build new houses, others upgrade housi ng
and i nfrastructure and sone are forned to buy existing pro-
perties. Sone have the conmobn bond of a workpl ace, others
of nei ghbourhood. In sone countries there is an established
system often buttressed by legislation, with support from
speci al i st organi sati ons and fi nanci al backing from "exter-
nal " sources. In others, primary co-operatives have very
little support and exist in an unfavourable |egislative cli-
mate and with no specialist technical or financial servi-

Ces.

Thi s manual does not attenpt to cover all types of housing
co-operatives or particular national situations. It focuses
mai nly on aspects comobn to nbst housi ng co-operatives, fre-
quently using as an exanple a snuall primary housi ng co-oper-
ative which wi shes to construct new housing. It can be adap-
ted to other situations if necessary, and session can be ad-

ded on particul ar topics.

The manual also simplifies a nunber of the decisions to be
taken and cal cul ations to be made. The details can be added
in the light of specific national circunstances.



Target Group

It has been found in a nunber of countries that ad-
vice to housi ng co-operatives is often provided by
peopl e who are know edgeabl e about the nore famli ar
types of co-operatives, such as agricul tural narke-
ting, consuner and credit uni ons. However, they are
not conversant with the special features of housing
co-operati ves, and i ndeed there are cases of the
|l atter being wongly advi sed and consequently beco-

m ng unsuccessful .

This MATCOM trai ni ng package is therefore designed to
assist in the training of advisers to housi ng co-oper-
atives. The advi ser may, for exanple, be a gover nnent
official, an enpl oyee of a co-operative union or fed-
eration, or a trade union official. It may al so be
used with co-operative officers, trai ners and mana-
gers of housi ng co-operatives. Both categories of the
target group will often be the first point of contact

for a group wishing to form a housi ng co-operati ve.

The manual may al so be adapted for use by nbre spe-
cialist staff of housi ng co-operative support organi-
sations, but it is expected that they will already be

awar e of the basic aspects of co-operative housi ng

covered in this manual

Al m

The manual covers the basic aspects of housi ng co-
operatives. Its aimis to enable training officers,
nanagers and supervisors of housi ng societies to
pr onot e, organi se and plan a co-operative housi ng

pr oj ect .
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The manual is nmade up of thirteen session (see page
X)), Briefly sunmmari sed, their objectives are to

enabl e the participants -

to identify and distinguish between different

types of housi ng co-operatives;

to identify the essential characteristics of hous-

i ng co-operatives;

- to assess the needs and basic characteristics of
potenti al nmenbers and to devel op a nenber pro-
file;

- to identify favourable conditions for initiating
di fferent types of housi ng co-operative activ-
ities;

- to identify the activities which the co-operative
nust undertake to create an appropri ate organi sa-
tional structure and to recogni se the ways in
whi ch the vari ous conponents of the devel opnent
process of a housi ng co-operative are interre-

| at ed;

- to identify the various forns of co-operative ten-
ure and to enable themto apply these nodels to

their own situation;

- to recogni se the | egal and organi sati onal issues
relati ng to nenbershi p of housi ng co-operatives
and, in particular, the appropriate circunstances
under which "open" or "limted" nenbership nmay be

i nt roduced;

- to determ ne how nmuch potential co-operative nem

bers are able to afford for housing;

- to recogni se the net hods used in costing co-oper-
ati ve housi ng projects and the rel ati onshi p be-

tween costing and affordability;



- to anal yse several options which will enable a
housi ng co-operative to select an affordabl e pack-

age for |l owincone nenbers;

to identify sources of housi ng finance suitabl e

for housi ng co-operatives and to recogni se the

parti cul ar characteristics of each type;

to recogni se and advi se on the vari ous aspects of

sel f-hel p constructi on;

to apply what they have learned in this course to

their work in the field.

Tim ng Structure and Use of the Materi al

The following material is provided for each session:

- A sessi on guide for the facilitator (yell ow
pages), giving the objective of the session, an
estimate of the tine needed and a conprehensi ve
"plan" for the session, including instructions on

how t o conduct the sessi on;

- handouts (white pages) of case studi es and exer-
cises to be reproduced for distribution to the

partici pants.

The course which is covered in this package can be

conpl eted in sonet hi ng between 20 and 30 hours of
cl assroomti ne, dependi ng on the nunber of trainees

and the pace at which the material is used.

Trai ners may prefer to use groups of sessions, indi-
vi dual sessions or parts of sessions, and they should
certainly feel free to do this. Conponents of this
package can be integrated with other material and can
be nodified and used i n whatever way the trainer
thinks fit. The material referred to in the bibliogra-
phy may be of use in adapting the manual . Each
trai ner should aimto nake this material his or her
own; parts of it will undoubtedly need substanti al

nodi fication to conformto | ocal situations, regul-
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ations currencies and so on. Trai ners nmay have better
exanpl es and casestudi es which can be substituted for
sone of those which are used in the nmaterial. A MATCOM
manual is deliberately produced in | cose-leaf form it

should be witten on, anended and i nproved conti nual -

ly.

You may find it useful to coll aborate with speci a-
lists in housing, particularly | owincone housi ng,
when adapti ng the nanual. They will be able to advise
on matters such as | and acqui sition, buil ding codes
and pl anni ng regul ati ons, appropriate building materi -
al s, housi ng finance and nati onal experience in hous-

i ng devel opnent .

I n adapti ng the manual renenber that the financial ma-
terial, particularly in Session 9, 10 and 11, is in-
ternally consi stent and cannot be altered pieceneal.
You may w sh to conmpute the cal cul ati ons agai n usi ng

rel evant nati onal dat a.

. I

The MATCOM packages are based on the assunpti on that
training i s expensive and that funds for training are
scar ce. Training is an i nvestnent, and unl ess the
training yields results which are greater than that
i nvestnent, it would have been wi ser to use the noney

for sone ot her purpose.

On their return to work fromthe training programe,
partici pants should be able to show concrete results.
In order to prepare themto achieve this the nateri al
includes little or no theory; it is alnost entirely
participative, with the m ni nrum of | ecturing and a

maxi mum of shared experi ence and | ear ni ng.

The participants will not |learn how to advi se housi ng
co-operatives in a passive way; the kind of problens

whi ch they neet in their everyday work have been, as
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much as possible, translated into realistic case-
st udi es and ot her probl em sol vi ng exerci ses. Partici-
pants, working in groups and on their own, will solve
t hese problens with the hel p of one another and with
sone assi stance and gui dance fromthe trainer. He or
she should act nore as a facilitator of |earning than

as a | ecturer.

Every partici pant, even if he or she has never actu-

ally given any advice to nenbers of a housi ng co-oper-

ati ve, has sone i deas and suggesti ons from whi ch
others can learn. If all these insights and experi en-
ces can be shared, a great deal wil | have been

achi eved even wi t hout the new know edge provi ded by
the material or the instructor. The material is de-
signed to facilitate this process of exchange, so
t hat everybody goes away with the accunul ated know-

| edge that each has brought to the programe.

Renmenber that know edge is like fire; you can share
it with other people w thout | osing anythi ng your -
sel f. You shoul d treat each person as a source of

i deas and suggesti ons which are at | east as val uabl e

as your own. The material is designed to hel p you
draw out, or "elicit", these contributions.
The | ast session, on "Action Conmmitnent”, is designed

to ensure that the "bridge" between the course and
the working world is as easily crossed as possi bl e.
VWrking with each other and with you, each partici-
pant should cone up with a very specific plan of what
he or she proposes to do on return hone. You shoul d
make every effort to ascertain whether or not they
i mpl enent their plans and to support themin their
efforts. If they fail, it is the course that is at
fault; and if they succeed, you - the trainer - can

take a great deal of the credit.
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Handouts constitute an i nportant part of the training
mat eri al used in the programe. They can be repro-
duced fromthe original handouts supplied in this
ri ngbi nder, after the necessary adaptati on has been
made. Reproducti on nay be done usi ng what ever net hod
avai |l abl e: stencil, of f set printing, phot ocopy or

ot her.

The only item of training equipnent which is absol ut e-

ly essential is the chal kboar d.

If flip charts or overhead projectors are avail abl e,
you shoul d prepare these aids in advance. If they are

not, you can still use the chal kboar d.

The Pre-course Questionnaire (See Session 1.1) should
be sent to the participants i n advance. They shoul d
be asked to conplete it and hand it out in the begin-

ni ng of the session.

Preparing Yourself

Sone trainers may feel that material of this sort
neans that they need only spend a few ni nutes pre-

paring for each session. This is nat the case.

You should go through the foll owi ng steps before con-
ducti ng any course based wholly or in part on this na-

terial:

a. Read it carefully; be sure you understand the con-

tent and that you can envi sage what is intended
to happen in the classroom

b. VWrk through all the cal cul ati ons; be sure that
you under st and them conpletely. Try to predict
the errors that trainees are likely to make, and

the di fferent answers which may not be w ong, but

which will be worth foll owi ng up.



c. Wbor k t hrough the case-studi es yourself and try to
predict all the possi bl e anal yses and answers

whi ch trai nees may cone up wth.

d. Look up and wite down on the material itself, as
many | ocal exanples as you can to illustrate the

poi nts that are rai sed.

e. Plan the whol e session very carefully; try to pre-
di ct approxi mately how nmany m nutes each secti on
of the session is likely to take, and nake the ap
propriate nodifications to fit into the tine you
have avail able. Do naot take the suggested tine at

t he begi nni ng of the session too seriously.

Conducting the Programre

VWhil e using the material, you should try to observe

the foll owi ng guidelines:

a. Arrange the seating so that every trai nee can see
the faces of as nmany as possi ble of the others;
do not put themin rows so that the only face

t hey-can see i s your own.

b. Be sure that the session is clearly structured in
the trai nees' mnds. outline the structure at the
begi nning, follow it or say that you are diverg
ing fromit, and sunmari se what has happened at

t he end.

C. Bear all the learning points in m nd, and do not
forget the job-oriented objectives of the ses-

si on.

d. Be fl exible; do not follow the materi al sl avishly
and be prepared to change the approach, dependi ng

on what trainees thensel ves suggest.

e. Avoi d, whenever possi bl e, telling the trainees
anything, in a successful session all the points
will have been elicited fromthem by skill ful

quest i oni ng.
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If you fail to draw a particul ar answer fromthe
trainees, it is your fault, not theirs. Persist,
aski ng the sane question in different ways, hint

ing at the response you want. Only nake the point

yourself as a l|last resort.

Use sil ence as a weapon; if nobody answers a ques-
tion, be prepared to wait for 20 or 30 seconds in

order to enbarrass sonebody i nto nmaki nhg an at -
t enpt .

Avoi d tal ki ng yourself. Trainees' discussion and
suggesti ons shoul d occupy around three-quarters
of the total time. Ask, listen and gui de rather
than talk. (The nore you talk, the nore you are
reveal i ng your own insecurity or ignorance of the
subject, in that you are not willing to risk ques-

tions or comments with which you cannot deal.)

Never ridicule a trainee' s answer or suggestion;
there is bound to be sone nerit in it sonewhere,
and the very fact that he or she has put forward

a suggestion i s comendabl e.

If you cannot answer a trainees' question, or com
nent on a suggestion, (or even if you can) ask an-
other trainee to answer or nmake a coment. You

are the facilitator, not the source of know edge.

Wite trai nees' own words on the chal kboard or

flip chart whenever possible; do not foll ow the

words in the material, even if they are nobre pre-
ci se.
Be prepared to act as "Devil's Advocate", there

are usually no right or wong answers to organi sa-
ti on and nmanagenent questions, and trai nees nust

see and under st and both sides of an issue.

If trai nees appear to be following a quite differ-
ent track fromthat suggested in the nmaterial, do
not dismss this out of hand; it may be as usef ul

or nNore so.
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n. Call on the silent and, if necessary, sil ence

t hose who tal k too nuch.

0. Be sure that everybody understands what is going
on; do not all ow di scussion to be taken over by a

f ew who under st and.

After the Course

Be sure to contact all participants, in person or at
| east by letter about six nonths after the end of the

course to find out how t hey have managed to apply

what they have | earned and how well they are inmple-
nenting their action comi t nent s. | f t hey have
failed, it is not they who were at fault, but the

course. Either the training was i neffective, the par-
ticipants were poorly selected or you failed to re-
cogni se problens which m ght prevent them from ap-

pl yi ng what they | earned.
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THE COURSE PROGRAMVE

Session 1. | ntroducti on

Session 2. Types of Housi ng Co-operative Activities

Session 3. Characteristics of a Housi ng Co-operative

Session 4. Devel oping a Menber Profile

Session 5. Organi sati on and Structure

Session 6. Forns of Co-operative Tenure

Session 7. OQpen and Limnmted Menbership

Session 8. Affordability

Session 9. Costing a Housi ng Project

Sessi on 10. Servi ng Low | ncone Menbers

Session 11: Sources of Housi ng Fi nance

Sessi on 12. Sel f-Hel p Constructi on

Sessi on 13. Action Comm t nent
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SESSION 1
LINTRODUCT] ON
hiective: To i ntroduce the course to the partici pants
and to establish their | evel of know edge and
under st andi ng of the subject.
Tinoe: 1 - 2 hours.
Material . Conpl et ed Pre-course Questi onnaires;
Ti net abl e;
Li st of Participants.
: . i de
1. The openi ng of the programme should be brief and to
the point. If a prom nent visitor is to open the pro-

grame, he or she should be asked to gi ve exanpl e of
probl ens arising fromgi ving i nadequate advice to hous-
i Nng co-operatives. He should stress that advi sers can
nake a' maj or contri bution toward the successful devel -
opnment of housi ng co-operatives. But he should al so
stress that a commpbn reason for the failure of such

co-operatives is excessive intervention by advisers.

2. To clarify the objectives and contents of this course
ask the participants questions |i ke those bel ow, ex-
pl ai ni ng that the course will deal w th probl ens of
this type.

What have been the real reasons for your hel ping
people to start co-operatives in the past - it
because it is your job to pronote this form of
organi sation or is it because you have found it

to be the best solution in every case?



- Can you explain why sone housi ng co-operati ves

have not been successful in the past?

How can you ascertain that the people initiating
a co-operative are seriously commtted to the
idea and will not sinply give up and di ssol ve the

group at the first set-back?

What support should the governnent give a housi ng

co-operative?

What possi bl e sources of finance are there for

housi ng co-operati ves?

- VWhat single precondition is the npst i nportant
for the success of a co-operative? (This question
can be put to all participants; their different
opinions will clearly denonstrate the conpl exity

and difficulty of an adviser's job.)

- Finally, ask the participants "what is a housing

co-operative"?

Put the responses on a flip chart but do not comment
at this stage as the best way to arrive at a defini-
tion is through | ooking at sone exanples in | ater ses-
sions. This initial discussion will give an indication
of the |l evel of understanding of the partici pants and

generates participation by everyone.

Go briefly through the tinetable, stressing that par-
ticipants will be required to contribute their own
i deas, not nerely listen to other peopl e talking.
Stress that people | earn nore through active partici-

pati on than by passive |istening.

Ask each participant to summari se his or her previous
trai ni ng and practical experience for the group, and
to state what he or she hopes to gain from attendi ng
this course. Enphasi se that everyone brings sonet hi ng
to the course and that, if all return having shared
t he accunul at ed experi ence, a great deal will have

been gai ned. Resource persons and the naterial can
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only provide sone i deas about techni ques and a struc-
ture for the course. The major input will cone from

the partici pants thensel ves.

Expl ain that the purpose of the course is to i nprove
partici pants' abilities to actually advi se housi ng
co-operatives nore effectively, and not nerely repeat
t heories or principles without putting theminto prac-

tice.

Expl ain the main features of the "Action Conmtnent"”

which is included in this progranmme:

Bef ore the end of the programe each parti ci pant
is expected to have identified at | east one maj or
task related to housi ng co-operatives which they

will carry out when they return to their jobs.

On the final day of the course everyone w ||
wor Kk out, in consul tati on wi th col | eagues,
detail ed action plans to which they will conmm t

t hensel ves.

Tell participants that the instructor intends to con-
tact themat a |later date in order to assess how suc-
cessful they have been in inplenenting their plans.
The course, rather than they thensel ves, will be eval u-

ated by their success.

Ensure that any administrative problens are dealt
Wit h. Matters of accomopbdati on, paynent of expenses,
transport, roons for pri vate study and any ot her

poi nts of information should be settled now.

Finally, ask each participant to state what he or she
hopes to learn fromthe course. Present the structure
of the course once nore and di scuss with partici pants
whet her any nodi ficati on based on their expectations
and on the | evel of understandi ng brought out by this

session is required.



PRE-COURSE_ QUESTIONNAIRE

Name:

Employer:

Job Title:

Brief description of your responsibilities:

what is your experience of Housing Co-operatives?

What parts of your job do you find the most difficult?

Please complete the following sentence:

As a result of attending the course on Housing Co-oper-
atives, I hope that I shall be able to:
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SESSION 2
IYPES OF HOUSI NG CO OPFRATIVE ACTIVITIES
hiective: To recogni se the needs of potential housi ng
co-operative nenbers and to identify favour-
able conditions for initiating different types
of housi ng co-operative acti on.
Tine: 2 - 3 hours.
Materi al : 3 Case Studi es.
. . ~i de -
1. Di vide the participants i nto groups and di stri bute

Case Study 1. G ve them 30 mnutes to wite their
answers to the three questions at the end of the Case
St udy.

2. Reconvene the group and |l et them present their res-

ponses whi ch should i nclude the foll ow ng:

a. The residents of the settl enent have poor housi ng
and living conditions. Wat are the reasons for
this? The case study has shown that there are a

nunber of reasons.

The residents are poor, they cannot afford to

invest significantly in "permanent" houses.

- Al the land is owned by a private individual
and people will not invest even snall anounts

in housing if it can be taken away from them

The city authorities have not recogni sed the
settl enent and therefore do not provide servi-
ces such as water, sanitation, refuse coll ec-

tion and heal th services.



b. VWat are the things that Jose and his friends

have in combn?

The residents have a commbn need - bad housi ng

condi ti ons.

- They have a common bond - they are nei ghbours
and many cone fromthe sane area and therefore

have the sane cul ture.

c. Suggest areas where the co-operative can take
action. The proposed co-operative could do the

fol | owi ng

- Acquire the land fromthe private | andl ord,
usi ng savi ngs gathered fromthe comunity. It

will be the best offer the | andlord can get!

- Om the | and as a co-operative on behal f of
t he nmenbers, thereby providing themw th secur-
ity.

- Lobby politicians to have the city authorities
recogni se the settl enent and provi de basic ser-
vices - water, sanitation, roads and drains.

The city m ght al so provide health and educa-

tion services.

- Organi se the community to undertake house im
provenent and constructi on programmes, using
fi nance nobilised from nenbers of the housing

co- operati ve.

Support business in the settlenent so that res-
idents will have nore incone to enable themto
inprove |iving conditions in wvarious ways
These busi nesses coul d i nclude wonen's groups

and wor kers' co-operatives.

Poi nt out that this case exani nes the opportunities
for co-operative action in an urban infornal settl e-
nent where the co-operative will essentially be trying

to i nprove or upgrade conditions on an existing site.
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Di stri bute Case Study 2 and give the partici pants 30
mnutes to read it individually and answer the three
questions at the end of the Case Study. Lead a di scus

si on based on the points raised in the Case Study in

which the followi ng responses wll be elicited from

t he partici pants.

a. How can Perl a and her nei ghbours organi se sone

savings to enable themto obtain the nachi nes and

make buil ding materi al s?

- The groups can organi se a co-operative which wll
coll ect regul ar savings from nenbers. This could
be done by deducting a snall proportion of crop

sales to the marketi ng co-operati ve.

b. How shoul d they organi se the production of materi -
al s?

- The co-operative can benefit fromthe training of-
fered by the NGO and | earn how to produce buil d-
ing materials. They can buy tile and bl ock naki ng
machi nes on credit. The wonen could take turns at
maki ng the materials for each of their houses and

hel pi ng each other in construction.

C. How can the group generate sone i ncone fromthe
project to enable themto afford to i nprove their

houses?

- There will be a general demand for the material s
if they are cheaper than other materials and per-
formbetter. The wonen can sell the materials
whi ch they nmake; this will not only enabl e them
finance the i nprovenent of their own houses but

will also generate i ncone to cover expenses for

such things as nedical and school fees.

Sunmari se the di scussi on by explaining that this type
of co-operative is suitable for rural areas where | and

tenure is not a problem but where finance and access

to suitable materials are the priorities. Point out



that this type of co-operative al so provides consi der -

abl e scope for incone generation.

Di stri bute Case Study 3 to the partici pants and gi ve
them 30 mi nutes to read and answer the two questi ons
at the end of the case study. Ask themto wite down
their answers to the two questions at the end of the
Case Study. Lead a di scussi on based on the questi ons

raised in the Case Study in which the follow ng res-

ponses will be elicited fromthe partici pants.

a. The informati on provided to the neeti ng suggest ed
that the tenants in the old council housi ng coul d
organise two complenentary projects. What are
t hey?

- The tenants can do two things. They can form a
housi ng co-operati ve, obtain |land fromthe coun-
cil and start a new housi ng project. They can
al so form a housi ng co-operative to acquire their
exi sting | and and housi ng and then renovate the

houses.

b. How can the two projects be organi sed on a co-

operati ve basi s?

- It would probably be better to have two co-oper -
ati ves, one to build new houses and the other to
renovate old ones (a tenant purchase co-oper -

ative).

Concl ude the sessi on by enphasising that the it has
concentrated on two areas. First, it has | ooked at
different housing needs which housing co-operative

m ght help to solve. It has exam ned the needs of resi-

dents in informml settlenents in rural areas and in

dil apidated public housing. Second, it has exani ned
sone co-operative solutions, including wupgrading in-
formml settlenent and acqui sition of tenure, rural
bousing and building naterials co-operatives, coO-oper-
ative for constructing new huildings and tenant pur-
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chase co-operatives. Point out that there are nany

vari ati ons on these types and that they nmust be adap-

ted to | ocal situations and needs.
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Case Study 1
THE URBAN | NFORVMAL SETTLEMENT
Jose cane to town froma village to | ook for enploynent. He
knew sone relatives in town who had cone fromthe vill age

earlier and who were settled in one area. One of themi n-
vited Jose to stay with him offering hima single room un-
til he had enough nobpney to find his own accommbdati on.
Jose, bei ng a carpenter, had no difficulties in finding
work with a carpenter who operated a snmall carpentry shop
near by. The business was nmainly carried out on the street
in front of the two roons where his enployer and famly
lived. The i ncone was precarious but at |least it provided
Jose with enough noney for nouri shnent and even to neake

sone small savi ngs.

The area he was living in was on | and whi ch bel onged to a
private individual. The residents had encroached onto this
| and, piece by piece, and had established an unpl anned set -
tlenent. The owner of the | and had accepted the situation
but charged"each household a | and rent. The settl enent had
many advantages for them it was near the commercial and
residential areas and therefore nade access to work easy
and cheap for those in fornmal enploynent. The cost of the
housi ng was cheap as they had constructed their own houses
at m nimal cost. For many, the area provided a basis for
economi c activities. For exanple, many wonen were engaged
in tailoring and simlar activities which they could carry
out at hone. They al so nmade an i ncone fromtrading in the
snmall i nformal nmarket which had sprung up to serve the
needs of the comunity. Streets were lined with smal |
busi nesses operati ng out of shanty structures but which
provi ded val uabl e enpl oynent. There were tinsnmiths, car-
penters, not or mechani cs, bi cycl e repairers, radi o

repairers and so on.



There were al so many di sadvant ages. The site was unpl anned
with narrow and twi sti ng roads which were i npassabl e on
rai ny days, except by wal ki ng, and very dusty during the
dry season. Water had to be carried from standpi pes pro-
vided by the city adjacent the settlenent. This took up a
lot of tine for wonen in particular. The sanitation system
was extrenely poor. Sinple pit |atrines had been dug by
sone residents but these were not enough and they tended to
overfl ow when it rained. The effect of these conditions
were that there was a greater incidence of disease than in
hi gher i ncone areas - particularly those affecting young
children - such as di arrhoea, neasles, respiratory com
plaints, malaria, worm and parasitic infestations, and skin

condi tions, especially scabies.

The conbi ned effect of poor sanitation, substandard housi ng
and overcrowdi ng posed a grave threat to the health of all
resi dents. | nadequate provision for disposal of refuse and
human waste |l ed to serious contam nati on of the environ-
ment. There was only one dunmping site for refuse within the
settl enment. The city authorities intermttently coll ected
refuse, but npbst of the tine it renained rotting in the

street, a hazardous playground for the young.

The hones thensel ves were equally hazardous. The nud and
wattle walls and the dirt fl oors harboured di sease-carrying
verm n. The plastic and cardboard roofs let in flies which
settled on the waste and refuse. Msquitoes bred in the
stagnant water. In the rainy season the houses were cold
and danp. As a result of high denmand and |limted i ncones
nost famlies occupied only a single room of about nine
square neters. In sone cases room was shared by several

househol ds sone of whomused it during the day and ot hers

at night. These densely occupi ed dwellings, squeezed to-
gether in rows, | acked space for recreation or for vegeta-
tion.

Jose being an energetic and enterprising person he began to
prosper. He started his own small carpentry busi ness and

began to attract custoners from an adj acent mi ddle i ncone
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area who found his workmanshi p good and prices fair. He ren-

ted a room of his own and brought his wife and two chil dren

fromthe village to live with him He was now an urban resi -
dent .

Jose was al so a natural | eader; he began to talk to friends
about their lives, in particul ar about their |iving condi-

tions within the settlenent. Did they and their famlies
have to live in these conditions for the rest of their Ii-
ves? Jose asked the friends to explain why housing and |iv-
ing conditions had to be so bad. one friend said that there
was a very fundanental reason: the | and did not bel ong to
the community so no one was willing to i nvest in better
housing, even if he could afford it; they might all be
pushed off and | ose their investnent. Another said that the
city authorities did not provide services such as refuse
coll ecti on and wat er because the settl enent was not author-
i sed. Yet another pointed out that nost people in the set-
tl enent had very |l ow incones and could not afford to i nvest
in permanent houses and services such as pi ped water and

wat er borne sanitation to each house

Jose then asked the group to | ook at the positive side - at
the resources they had, whether they be financial, politi-

cal or human. The followi ng were identified:

- The owner of the | and was known to be frustrated with
the squatters living on his | and as he knew it was po-
litically inpossible to renobve them He was | ooki ng
for a way to di spose the | and but did not know how he

could sell it.

- Politicians obtai ned votes fromthe residents of the
settl enent and could obtain recognition fromthe city
if the residents nade clear that they would only vote

for politicians who supported them

There were sone financial resources in the settl enent,
nost peopl e had snmall savi ngs and could contri bute a
little on a regular basis if they felt that they could

obtain better housing conditions.
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- There were nany hunman resources in the community; sone

peopl e had organi sational skills, others were skilled

or senm -skilled arti sans. Peopl e could work together

to i nprove conditions.

The group wanted to know how t hey coul d best organi se them
sel ves. Jose recalled that when he was living in the vil -
| age they organi sed thensel ves through a marketi ng co-oper -
ative. He suggested that a housi ng co-operative m ght be

t he best way to achi eve their objectives.

Assi gnnent

A The residents of the settl enent have poor housi ng and

living conditions. Wiat are the reasons for this?

B. What are the things that Jose and his friends have in

conmon?

C. Li st the areas where the co-operative can take action.
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Case Study 2.
THE RURAL HOUSI NG CO OPERATI VE
Perla is the wife of a snmall farmer in a rural area. They
grow cocoa as a cash crop which they sell through a co-op-

erati ve nmarketi ng society |located in the nei ghbouring vil -
| age. They al so grow sone food crops for their own consunp-
tion and which Perla also sells in the village weekly nar -
ket . Unl i ke people in towns, the famly has plenty of

space, they are not crowded together.

Recently, Perla and her nei ghbours have noticed that des-
pite the fact that they have adequate food to provide a
wel | bal anced diet to all the famly, the children, in par-
ticul ar, suffer from di seases quite often. She and her
friends invited a community health worker to discuss the
pr obl em The health worker had asked where the chil dren
sl ept and was shown t he grass-roofed houses with mud and
wattle walls and dirt floors. The health worker had poi nted
out that many of the roofs were in a bad state of repair
and that the 'insides of the houses were danp. Sone of the
wal |l s were crunbling as they were affected by water running
down them This was one cause of the di seases anong

chil dren, she said.

The health worker had al so | ooked at the sanitation arrange-
ments used by nost farners and their famlies and saw nost
peopl e used a pit which was uncovered for nost of the tine
and in which flies were breeding and then flying into the
house. Anot her cause of di sease, the health worker pointed

out .

The group of wonen then di scussed the reasons for their ina-
dequat e housi ng. One said that they had traditionally made
roofs from grass but now w th nore people farm ng the
land, there was little space left to cultivate grass. It

was now a commerci al conmodity and was expensi ve.



Anot her said that the only walling material that she knew
about apart from nud and wattl e was concrete bl ocks, but
t hese were very expensive as the cenent had to be brought
fromthe city and sand was not avail able locally. A third
nei ghbour said that their latrines had al ways been the sane
but she wondered if there was a way of naking them | ess ha-

zardous to heal th.

They invited a specialist in building materials froma non-
gover nnent al organi sati on whi ch specialised in | ow cost ma-
terials. They wanted his advice on what to do now t hat
their problens had been identified. He suggested that for
the roofs it would be better to use fibre/cenent tiles.
These coul d be made from vegetable fibre nmixed with a snall
quantity of cenment. For the walls it was possible to build
using earth as before but nmixing it with cenent and maki ng
bl ocks which were as durable as those nade with cenent and
sand, if properly made. The processes for nmaking the tiles
and bl ocks were very sinple but did require an investnent
in block and til e-nmaki ng nmachi nes. The sanitary facilities

could be i nmproved by having a ventilated pit |latrine, com

nonly known as the "V.I.P." This required a small i nvest-
nent in cenent to line the latrine and nake a cover. It did
stop flies frombreeding and did not snell. He concl uded by

sayi ng that his organi sati on woul d provi de the machi nes for
maki ng til es and bl ocks on credit and would al so provi de

training in their use and on new buil di ng net hods.

The wonen were very ent husi astic about what they had heard,

for it seened as if they could have better houses and sani -

tation. One nenber was cauti ous; she wanted to know how
they could pay for these i nprovenents as the cash surpl us
whi ch they had was very little after the famly had sold
the crop. Perla suggested that they think of the sol utions
whi ch nmi ght enable themto i nprove their houses. She poin-
ted out that they successfully nmarketed their crops through
co-operatives and that perhaps they should co-operate in im
provi ng houses. The group agreed to explore how they could
forma co-operative that would enable themto nobilise sa-

vings and to manufacture materi al s.
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Assi gnnent

A How can Peria and her nei ghbours organi se sone savi ngs
to enable themto obtain the nmachi nes and nake buil d-
ing naterial s?

B. How shoul d t hey organi se the production of material s?

C How can the group generate sone i ncone fromthe pro-

ject to enable themto afford to i nprove their houses?
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THE DI SSATI SFI ED TENANTS

The residents of a | owincone nei ghbourhood in an industri -
al town rent their houses fromthe town council. The coun-
cil had been the main provider of housing for | owincone
groups for many years but, with worseni ng econonm c condi -
tions in the country as a whole, the council is now unable
to construct housing to let to lowincone famlies. Even
wor se, the council is not able to naintain the housing in
spite of its being built of pernmanent materials. The roofs
| eak, the houses are all danp, water supply is erratic and
t he sewerage system has ceased to function properly. Due to
t he shortage of decent housing there i s now severe over -
crowding in the houses as the council lets each dwelling to

two or nore famli es.

Franci sco, his wife Joanna and their famly are typical res-
idents. He works in a local factory manufacturing textil es
and his wife has a stall in the market. He is a keen nenber
of nei ghbour hood sports clubs and his wife is a | eadi ng or-
gani ser of activities which are based at the | ocal conmmu-

nity centre.

They have becone disill usioned about the ability of the
council to provide them w th housi ng and have deci ded to
hold a protest neeting at the conmunity centre. At the neet-
i ng several residents say that the council should do sone-
thing. It should renovate ol d houses and al so build new
ones. The representative fromthe council says that he sym
pat hi ses with them but that the council faces many pro-
blens. To start with, there has been a rapid expansi on of

t he popul ati on of the town owing to mgration from rural

areas and al so due to natural increase. Secondly, the coun-
cil is not as efficient as it used to be in collecting
|l ocal taxes - nobpney which is used to nmintain housi ng and

provi de services. Thirdly, the governnent used to | end



nmoney to build new houses which the council then paid back
over a long period of tinme. The governnent no | onger | ends

noney for this purpose.

The only resource which the council has is land. If the re-
sidents can organi se thensel ves sonehow t hen the counci
will provide sufficient |land for themto build housi ng. He
al so di scloses that the council is considering selling the
properties that the comunity was renting at the nonent.
They would prefer to sell to existing tenants if possible.
The neeti ng considers what to do and one speaker says that
they are being presented with an opportunity to use their
own resources to help thensel ves, rather than waiting for
help to cone to them |If they show sone initiative then
they will be able to attract the technical and fi nanci al
assi stance that they would nost surely require in buil ding

a new housi ng project for thensel ves.

That is all very well, observes anot her resident, but how
will such an initiative be organi sed? He says that they are
a comunity of nei ghbours who know each ot her well and who

organi se sone social activities. None of them have has the

fi nancial neans to go and build their own houses on the

sites offered by the council.

Anot her speaker says that he has heard about housi ng co-
operati ves which were a neans to enabl e groups of people to
provi de thensel ves with housi ng - sonethi ng which | owi n-
cone individuals find very difficult to do. He expl ains
t hat the housi ng co-operati ves enabl e individuals to co-
nbi ne their resources, whether they be financial resources
in the form of savings or hunan resources in the form of

skills and tine.

The council representative says that he has been to a neet-
ing in the capital where they were addressed by soneone
froma new organi sati on whi ch had been fornmed to assi st
housi ng co-operati ves. The organi sati on provi des fi nance
and techni cal support but only to groups whi ch have shown

sone initiative and organi sed thensel ves.
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Franci sco then proposes that interested residents living in
rented council property should form a housi ng co-operati ve
with the objective of acquiring | and and then nobili si ng

finance and | abour to build new housi ng. Wien this has been
achi eved they will approach the organi sati on supporti ng

housi ng co-operati ves for t he fi nance and speci al i st

assi stance they require.

Assi gnnment

A The i nfornmati on provided to the neeti ng suggests that
the tenants in the old council housing coul d organise

two compl enentary projects. What are they?

B. How can the two projects be organi sed on a co-oper -

ati ve basis?
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SESSI ON 3
CHARACTERI STI CS OF HOUSI NG CO OPFRATI VES
hjective: To enable the participants to identify the
characteristics of housing co-operative and
the main features of housi ng devel opnent stra-
t egi es.
JTine: 2 1/2 hours.
Materi al M ni Cases.
Session Quide:
1. Many participants will not be famliar with housi ng

co-operati ves al though they nmay have experi ence of
ot her types of co-operati ve, such as agricul ture

mar keti ng and credit.

2. Ask the participants "what is a housing co-operative".
Put the responses on a flip chart but do not comment
at this stage as the best way to arrive at a defi ni
tion is through | ooki ng at sone exanples. This initial
di scussi on gives an indication of the | evel of under-
standi ng of the participants and generates parti ci pa-

tion by everyone.

3. Distribute the M ni Cases entitled "Wiich is a housing
co-operative?" to each participant and all ow 30 m nu-
tes for the assignnment. Participants nmust work on
their own so their understandi ng can be eval uat ed. Ask
each participant in turn what kind of housi ng organi sa-
tion is illustrated by each case. Do not give any indi-
cation which are "right" and which are "wong". List
t he responses on the flip chart, preferably using a

table in the followi ng form



CASE BHOUSI NG CO- OPERATI VE OTHER TYPE

A X

B X

C X

D X

E X

F X

G X
If all participants have identified F and G as housi ng
co-operatives then there is little need to di scuss al

t he ot her exanpl es. However, as there are two differ-
ent types of co-operative in the exanpl es, sone discus-
sion will be necessary. Below are the "answers" to the

exanples given in the M ni Cases.

A is not a housi ng co-operative as the beneficiaries
do not own the houses or have any denocratic control

over the trust.

B is not a co-operative; it is private hone ownershi p,

even though the council has been the devel oper.

C is conpany housi ng which is owned and controll ed by

a conpany. It is not a co-operative.

Dis a co-operative, but not a housi ng co-operative as
t he purpose is to gain incone through contracting, not

to provide housing for the nenbers.

E is a co-operative but not a housing co-operative as
it is for short terml ending only and the primary pur-

pose of the society is credit for nenbers, not i nprov-

i ng housi ng.

F is a housing co-operative but of an extrenely

l'imted kind.

G is a typical housing co-operative which acts both as

a devel oper and as a manager of the housi ng project
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whi ch the nmenbers buil d together.

There are four co-operatives identified in the M ni
Cases task but only two of them are housi ng co-oper-

ati ves and one of these is of a very limted kind.

Di vide the participants i nto groups of five and ask
themto defi ne a housi ng co-operati ve conpared to
ot her types of housing, for exanple, housing built by
i ndi vi dual s or housing provided by a | ocal authority.
G ve the groups 30 m nutes to suggest sone defini-
tions and put these on the flip chart. The intention
is not to cone up with | egal definitions but to have
an agreed understandi ng on the difference between co-

operative and ot her types of housi ng.

When t he responses have been witten on the flip
chart lead a discussion with the objective of conplet-
ing (if the group has not already done so) the basic
definitions of housi ng co-operati ves. A conpl et ed

list will contain these el enents:

- a legally incorporated group of persons, pursuing
t he sane econoni c purpose, i.e. better housing.
(The group may not be legally registered to begin

with but it will eventually have to do so).

- nenbership is voluntary; nenbers nust wi sh to
join a co-operative, it is not a co-operative if
they are forced to join and if this is done it is

likely to fail.

denocratic control; one nenber one vote irrespec-

ti ve of shares hel d.

nmenbers nmake an equal contribution to share capi -
tal to neet the common need of housi ng and only
receive a fixed rate of interest, if any, on
their investnent. (Sone societies have unequal
contri buti ons as they have nenbers with different

|l evel s of incone).
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menbers do not receive surpluses in proportion to
their volune of business with the co-operative.

That is not the purpose of a housi ng co-oper

ative. They are joint investors in providing
housi ng as a social goal. Normally, the only tine
a surplus is realised is on the transfer of a
unit and then only i f the co-operative has

previ ously agreed to do this.

- menbers wor k together through nmutual assi stance

to achi eve their housi ng goal .

menbers often provide their | abour to jointly

build their houses.

Begin this exercise by inform ng the partici pants
t hat a housing co-operative is nmuch nore conplex than
a credit union. Informthe participants that the nem
bers of a credit union want to deci de whether to form
a housi ng co-operative to solve their housi ng pro-
blens. A credit union often provides the combn bond

for a housi ng co-operative.

Di vide the participants into groups of five. Ask each
group to list the distinctive characteristics of a
credit union and of a housing co-operative. Allow 20
m nutes for the exercise and then reconvene the parti -
ci pants and ask for the groups to report. The |ist on

the flip chart may |l ook li ke this:

CREDIT UNION HOUSING CO-OPERATIVE

Loans for 3 years Loans needed for long period
(15 - 20 years)

Raises own finance Need to borrow externally

Loan secured by Loan secured by property

salary/guarantee

Only lend cash Must acquire land, design

housing, secure loans, hire
architects, lawyers etc.
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Lead a di scussion on the differences between the two
types of co-operatives, enphasising out the differen-
ces. An inportant point to stress is that the funds
of the credit union should not be m xed with those of

t he housi ng co-operati ve.

Di vide the participants i nto groups of five and ask
themto |list the characteristics of housing co-oper-
ati ves and to enunerate what, in their view, are the
advant ages and disadvantages  of housi ng co-oper-
ati ves, based on their experience or from what they
have heard. G ve 30 minutes for this task.

Reconvene the partici pants and ask each group to re-
port to the plenary. Wite the responses on the flip
chart in two colums, one for advantages, the other
for di sadvantages. The points will be taken up in a
| ater session but the responses will give an indica-
tion of the understandi ng and opi ni ons of partici-

pant s.

Bel ow are sone of the responses which you should eli -

cit:

Advant ages of housi ng co-operatives nay include the

foll owi ng:

They all ow people to participate in providing

t heir own housi ng

A group is stronger than an individual, naking it

easi er to;

acquire |l and as a group
obt ai n pl anni ng perm ssi on
combi ne savi ngs

buil d together.

They provi de people with an opportunity to ac-
qui re experiences in participatory deci si on nma-

king and to gain control over their own lives.
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Di sadvant ages of housi ng co-operati ves nmay i ncl ude

t he foll ow ng:

- They require considerable effort and commi t nent
fromthe nenbers. If this is | acking the co-oper-

ative with experience probl ens.

- They require individuals to forego possi bl e perso-
nal gain so that the nenbers as a whole will bene-

fit.

- In sone types of co-operatives nenbers do not

have i ndividual title to their own houses.
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VH CH | S A HOUSI NG CO- OPERATI VE

A group of philanthropists in a town forma trust so
t hat they can provi de affordabl e housing for poorer
fam lies who are in great need. They provide finance
and then build houses. The trust namkes contact with

the poor famlies and sel ects those who can benefit.

The town council decides to provide housing to | ower
and mddle incone fanmilies. It builds a |l arge estate
and then holds a ballot to select beneficiaries from
the eligible famlies. Those sel ected are gi ven the
opportunity to buy their houses with a | oan provi ded

by the council.

A group of workers decide that they need better hous-

i ng and approach their enployer to assist them The
enpl oyer agrees and builds an estate. A lowrent is
charged, nuch lower than they would pay to a private
I andl or d. If a worker | eaves the conpany he | oses

the right to live in the house.

A group of artisans decide to form an organi sation to
bui | d houses. They hope to obtain bigger contracts
t han they obtain when working individually. They dis

cover that being organi sed as a co-operative is the
best way for them and they begin to take contracts to

bui | d houses.

The nmenbers of a credit uni on decide that they need
finance to help them build and i nprove houses on
their plots. They decide to provide | oans to nenbers

for this purpose.



A group of neighbours who are living on rented accom
nodati on decide that they want to build their own hou-
ses. They form a co-operative to acquire the | and
jointly and then they subdivide it so that each has
i ndi vidual title. They build their houses i ndi vi du-

ally.

A trade uni on branch identifies a need for inproved
housing for its nenbers. They already have a credit
uni on but decide to have a separate organi sation for
t hose who want to obtain housing. Their objective is
to save noney and then to obtain a | oan to buy | and
and build houses. They decide to form a co-operative

t hrough which they will own the | and and houses.
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SESSION 4
DEVEL OPI NG A NVEVBER PROFI L E
hiective: To enable the partici pants to assess the needs
and basic characteristics of potential nenbers
of a housi ng co-operati ve.
Tine: 2 - 2 1/2 hours.
Material Two Case Studi es.
Session Quiide:
1. In this course we have used a hypothetical housi ng

co-operative in a nunber of exercises. The co-oper-
ative is known as " Pi oneer Housi hg Co-operative So
ciety". In the case studies there is sone information
on the general housing situation and how it affects
t he potential nenbers of Pioneer Housi ng Co-operative
Soci ety. There is al so a description of the struc-

ture of the co-operative novenent.

2. G ve each participant a copy of the two case studi es.
Al | ow adequate tine for themto read the cases and
t hen ask each participant to |list the conmmobn probl ens
shared by the persons described in the case studi es.
Wite these on the flip chart, elimnating duplica-

tion. The final list should include the foll ow ng:

No security - the | andlord mght ask themto

| eave or force them out by raising the rent.

Hi gh rents; nonthly rents can take up nearly 50%

of wages.

Bad |l ocation - it is difficult and expensive to

get to worKk.



Bad conditi ons, overcrowdi ng, | ack of privacy,

poor access to water and sanitary facilities.

The partici pants have read the case studi es and now

know sonet hi ng about the potential nenbers of Pio-

neer .

Di vide the participants into groups of 5 and ask them
tolist (wite on the flip chart) the positive and ne-
gative aspects which the nenbers of Pi oneer possess
which will influence their ability to form a success-
ful housi ng co-operati ve. Pose the foll owi ng ques-

tions to the groups to guide themin discussion.

a. Do they have a common need?

b. Do they have a caommn bond?

c. What resources can the nenbers nobilise to reach

their goal s? (By resources is neant finance, or-
gani sational and practical skills, access to ex-

ternal support).

d. WIll the fact that nenbers have different |incone

|l eve s cause problens? If so, how will these be

over cone?

e. WIll there be external problens such as political

interference

Ask each group to report back to the pl enary, using
the flip charts. Make sure that they cover the fol-

| owi ng poi nts.

- The combn need has been described in the case
studies and identified in (2) above, i.e. |ack of
security, high rents, bad | ocati ons and bad condi -

tions;

- The commdn bond is of course the workpl ace and

nmenbership of the credit union;

In terns of resources the potential nenbers are rel a-
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tively well endowed. Bei ng enpl oyees of a construc-
tion firmthey have many of the required techni cal
skills and the managenent of the credit uni on neans
t hat nmany nenbers have the requisite skill to organ-
i se a housi ng co-operati ve. The enpl oyer may al so be
abl e to assist, perhaps by nmaking it possi ble for
buil ding nmaterials to be bought in bulk. In contrast
to weak individuals negotiating for small pieces,
they al so be in a stronger position to negotiate for
a |l arge piece of land. Unity through a co-operative
will also help themto negotiate with city pl anni ng

authorities.

Different i ncone | evels can cause problens and shoul d
be recogni sed. Later sessions will exan ne sone sol u-

tions to the problem

Interference frompoliticians can occur and co-oper -
ati ves should be prepared to deal with negative infl u-

ences which may di srupt the co-operative.



Sheet 3

THE NATI ONAL CONTEXT

The country is primarily agricultural cash crops marketed
t hrough agricultural marketing co-operative societies. The
maj ority of co-operative nenbers are nenbers of these soci-
eties. However, in comon with nmany countries, the towns
and cities are growi ng fast. The maj or cause of this growh
in the urban centres used to be prinmarily the novenent of
people fromrural to urban areas - usually single nen | ook-
ing for work who were joined |later by their famlies. Now
t he greatest cause of growth is "natural increase", i.e.

children born in the towns.

A |l owi ncone head of household in an urban situation has an
i ncone of approximately 2,500 per nonth. A middle incone
head of househol d has an i ncone of approxi mately 8, 000 per
nonth. The rent for a roomin an | owincone settlenent is
500 per nonth and for a house in a nmiddle i ncone area it is

about 1,500 per nonth.

The co-operative novenent is structured with primry co-
operati ves which form uni ons for each category (e.g. agri -
cultural marketing, industrial/handicraft, credit unions).

These unions are nenbers of the National Co-operative Union

whi ch represents all co-operatives.

In the towns the nmmjority of co-operatives are credit
uni ons, sonetines call ed savings and credit co-operatives.
They are based on existing social and economic ties, often
called a "comon bond". These i nclude churches and ot her
reli gi ous groups, the workpl ace, nei ghbourhood groups etc.
Menbers nmake regul ar deposits with the credit uni ons and
can borrow up to three tines their savings or three tines
their nonthly incone. Loans nust be repaid within a maxi num

peri od of three years. The success of the credit uni ons has



encour aged nenbers to try and sol ve ot her probl ens through
co-operatives. There is a pressing need for better housing.
Many of the residents in the mddle and | ower i ncone brac-
kets are renti ng houses or roons. They are finding that the
nmonthly rent takes a | arge part of their incone - sonetines
as nmuch as 50% - and they can be evicted at any tine if
they are in arrears with the rent or if they are unable to
pay i ncreased rents. Many are facing serious probl ens of
overcrowdi ng and | ack of access to services such as cl ean

wat er supply, refuse collection, electricity and proper

sani tati on.

To support those trying to solve their housi ng probl ens
t hrough co-operatives the Nati onal Co-operative Uni on has
est abli shed a housi ng co-operative unit (HCU) to assi st
themin this conpl ex process. The housi ng co-operati ve are
not strong enough as yet to formtheir own uni on which wll
provide themwi th the services which they need. As many co-
oper ati ves have found, housing is conplicated as it in-
cl udes acqui sition of | and, designi ng housi ng and i nfra-

structure (i.e. water, sewerage, roads, drai nage and el ec-
tricity), constructi ng the houses, |ocating finance, or-

gani si ng the co-operative and training the nenbers.

The HCU works with the potential nenbers of new housi ng co-
operatives fromthe outset, providi ng guidance and techni -
cal expertise fromthe tine the co-operative is initiated
and all the way to conpl eti on of housi ng constructi on and

post - occupancy nanagenent .
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Case Study 2

POTENTI AL MEMBERS OF Pl ONEER
AN EXAMPLE OF A PRI MARY SOCI ETY

The future nmenbers of Pioneer society all work in the sane
enterprise, a large contracting firm and include skilled
and unskill ed | abourers, forenen and office workers. The
firm has approxi nately 1, 000 enpl oyees. They do not earn
| arge sal ari es al though they are not in the poorest incone
group. | ncones range from 1, 000 to 6, 000 per nonth. The
firmis a good enployer and has helped with a credit union
est abl i shed by the enpl oyees, for exanple by providing a

"check-of f systent for | oan and savi ngs deducti ons.

Most of the enpl oyees of the construction firmare nenbers
of the credit union which serves the enpl oyees excl usively
Each nenber save a fi xed anmpbunt each nonth, which is deduc-
ted formhis or her salary. The | oans conmittee approves
|l oans to the nenbers which nust be paid back within 36
nonths at an-interest rate of 12 per cent. The | oans are
used nainly to pay for school fees, hospital bills and con-

suner itens such as bicycl es.

The nmenbers of the credit uni on have begun to di scuss how
their housing conditions m ght be i nproved and have deci ded
to hold a first neeting of all interested Menbers, first of

all to discuss why they need better housing.

One skilled carpenter says that he rents three roons and
that with a wife and four children these are not enough. He
further explains that there is only one water tap and two
pit latrines which are shared by all the tenants of the
bui l di ng. For this he pays 600 per nonth out of a salary of
2,400. He is afraid that if the rent goes up again, as it

did |l ast year, he may not afford to stay in the building.



A secretary says that she is bringing up three chil dren
al one on her salary of 850. She rents two roons in a bl ock
of flats where she has a bat hroom and ki tchen whi ch she
shares with the owner of the flat - who also |lives there.
Her children find it difficult to do honework and she has
little privacy. Wiat is nore, the flat is nearly 20 kns

fromwhere she works and the daily fare of 30 eats into her

i ncone.

An unskill ed | abourer says that he is living in one roomin
a shanty area which is outside the centre of town. His wfe
has recently joined himand they have two children. They
have to buy water from a standpipe (it costs them nuch nore
than mddl e i ncone peopl e on housi ng estates pay) they have
no electricity and the building is constructed of earth and
sticks. However, there is such a | arge demand for housi ng

that they have to pay 400 per nonth in rent out of an in-

cone of 1, 500.
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SESSION 5
ORGANI SAT] ON AND STRUCTURFE
Chiective: To enable the participants to identify the act-
ivities which the co-operative must undert ake
to create an appropri ate organi sati onal struc
ture and to recogni se the ways in which the
vari ous conponents of the co-operative housi ng
devel opnent process are interrel ated.
Time: 2 - 2 1/2 hours.
Material Two exerci ses.
: . yide
1. Enmphasi se that the goals set by the nmenbers (or pros-
pecti ve nenbers) influence the organi sati onal struc-
ture of co-operative, its | egal franework, and many
ot her aspects. G ve the exanple that a snall group

whi ch wants to assi st each nenber to build houses on
i ndi vidually owned plots nay not need to establish a
housi ng co-operative. An informal group will be suf-
ficient. However, a group w shing to acquire | and
jointly and build houses together need a fornmal struc-

ture such as a housi ng co-operative.

2. Remi nd the participants that during the course they
will follow the prospective nmnenbers of Pioneer Hous-
i ng Co-operati ve who have decided to build new houses
for thensel ves on | and whi ch has been identified by
t he Housi ng Co-operative Unit. Explain that the | and
bel ongs to the governnent and there will be no charge
for it as co-operatives have priority for |l and all oc-
ation but is the co-operative had to purchase private

|l and the financial cal cul ati ons and ot her consi der -



ations would be different.

Di stri bute Exercise 1 and ask the participants to
identify the tasks which the co-operative nust under -
take to achieve its objectives. G ve the participants
15 minutes to note down the activities to be under-
t aken by the co-operative in devel opi ng a housi ng pro-
ject. The participants should use the headi ngs pro-

vided in the exercise.

Ask each participant to read out his or her |list and
t hen put the answers on the flip chart. You shoul d
t hen be able to categorise the responses using the

conpl eted chart bel ow.

Responses to Exercise 1

2) , I , ,

- Prepare bye-1| aws.

- Regi ster the co-operative.

- Col | ect share capital and entry fee.
- Train the prospective nenbers.

- Organi se conmmi ttees to undert ake specific

t asks.

- Deci de how nmany nenbers can j oin.
b) Einance

- Start a savings programme for the nenbers.
- Work out how much the nenbers can afford.
- Work out how much housing will cost.

- Negoti ate a | oan.

c) Desi gn

- Cal cul at e how many houses can be put on the

site which has been offered.
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Pl an the site so that it has roads, footpaths,
and per haps shops, schools, a health centre, a

soci al centre etc.
- Pl an the type of houses to be constructed.

Cost the various options produced by the desig-
ners for both the houses and for the infra-

structure.
d Construction

- Deci de how t he construction of the infrastruc-
ture and houses will be done, e.g. by a big
contractor, smal | contractors, co-operative

nmenbers, or by a conbination of these nethods.

- Cbtain costs for the various options for inple-

menti ng constructi on.
e) Tenure

- Deci de how t he houses and the conmmbn ar eas

will be owned.

- Deci de what happens if a nenber | eaves the co-

operative after investing in a house.

If the participants have not covered everythi ng you
should add the mssing itens. Note that the vari ous
areas overlap in sone instances. This is a key point
as there nust be co-ordi nati on between, for exampl e,
desi gni ng housi ng, costing construction and det erni n-

i ng what the nenbers can afford.

When the |ist has been finalised divide the partici-
pants into five groups and distri bute Exerci se No 2.
Ask them to suggest how t he co-operative m ght be
structured to performthe activities identified in
t he previous exercise. Informthemthat their res-
ponses shoul d be guided by the four basic questions

bel ow.



a) \VWhat will be done? (Activity)
b) How will it be done? (Mt hod)
c) Wo will do it? (Responsibility)
d Wwhen will it be done? (Sequence)

The responses to the exercise will vary according to

the existing | evel of know edge of the participants.

Ask the groups to present their outline proposals sho-
wi ng the steps which the housi ng co-operative shoul d
take to inplenent its project. Partly because a each

group will depend, to sone extent, on the deci sions
of the others, it is unlikely that each one will be
able to conplete every colum. For exanple, it wll

be the "formati on and regi strati on”™ group which wll
be consi deri ng how vari ous conmm tt ees will be

establ i shed to manage the project.

Put the responses on a flip chart then | ead a di scus-
si on on how the vari ous conponents fit together. Ad-
vice fromone group will assist in conpleting the re
port of. another. At this stage it is not too inport-
ant that details are worked out. What is inportant is
that the participants appreciate the different conpo-
nents, the way they relate to each other, who has res-
ponsibility for carrying them out and how t hey nust
be translated into an interrel ated series of activi-

ties.

On the next page are sone possi ble answers to Exer -

ci se 2,
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Exanple of a Group Qutput for Task 2

Group 4 - Construction
Activity Method Responsibility|Sequence
Clear site Members Bldg. Comm. 1
Cost materials Obtain quotations |Purch. Comm. 2
Obtain materials|Purchase Purch. Comm. 3
Dig trenches Members Bldg. Comm. 4
Make roads Big contractor Bldg. Comm. 5
House foundation|Small contractor Bldg. Comm. 6
Walls and roofs |Small contractor Bldg. Comm. 7
Install electr. |[Electr. company Bldg. Comm. 8
Finishes Members Individ. memb. 9
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You are a nenber of the formation committee of Pioneer Hou-
sing Co-operative. The co-operative has not been officially
est abl i shed and regi stered as yet. The prospective nenbers
have el ected a formati on commttee nainly conposed of those
who t hought that a housi ng co-operative mght help to sol ve
their problens) and have asked the conmmittee to assess the

initial feasibility of co-operative housing.

Each partici pant should wite down the tasks which Pi oneer
nust undertake to achi eve the goal of providing better hous-
ing for the prospective nenbers. You may find the foll ow ng

headi ngs hel pful .

- Co-operative formati on and regi stration
- Fi nance

- Design of the site and of the houses

- The constructi on process

- Tenure (ownership of the site and the houses).

Sone t hi ngs are known already. Firstly, the prospective
nenbers have stated a preference for buildi ng new houses.
Secondly, the Housi ng Co-operative Unit has identified sone
public | and which will be available to Pioneer. It wll

provi de space for approximately 500 houses.
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You have now agreed on the tasks which the co-operative
must performto undertake a housi ng project. The next step
is to define how the co-operative m ght be structured to
performthese tasks. Each group will take the list of itens
to be covered whi ch have been agreed as a result of Exer-

cise 1. The foll owi ng questions should al so gui de you:

a) What will be done? (Activity)
b) How will it be done? (Method)
c) Who will do it? (Responsibility)
d) When will it be done? (Sequence).

The deci si on should be placed on chart in the format shown
bel ow. When entering the sequence place the itens you have

deci ded upon in the order in which they will be carried

out .

oo hod i bili o
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SESSION 6
EORNMS OF CO OPERATI VE TENURE
(hiective: To enabl e participants to identify the various
forns of co-operative tenure and apply themto
their own situation.
Ti e 2 - 212 hours.
Material Exercises 1 and 2,
One Case St udy.
Session Quiide:
1 Inform participants that the system of tenure forns

t he basis of co-operative housing as it is through
the system of ownership that the co-operative prin
ciples are put into practice in the housi ng sector.
However, different needs and different circunstances
have led to the devel opnent of different types of

tenure.'

2. Ask the participants to identify the different types
of tenure used by housi ng co-operatives. Elicit the
three basic types of tenure, nanely limted, nultiple
nort gage and continuing. It does not matter at this
stage if the correct nanes are used as | ong as par-

tici pants understand the basic distinctions.

3. Hand out Exercise 1 which defines the different types
of tenure. Allow 10 nminutes for the participants to
read the descriptions given. Display the flip chart
with the franework of Chart 1 with the basic titles.
The franmework is al so shown in Exercise 1. Ask the

participants to identify the characteristics of ten-



ur e under

a) each type of

tenure and b) each aspect

of tenure. Elicit responses whi ch nake cl ear whet her
it is the co-operative or individuals which have a
responsi bility under each aspect. The | ast category,

"I'i fe of

co-operative wll

constructi on has been conpl et ed,

type of

t enur e.

t he co-operative,

Fill in

t he conpleted chart wll

conti nue or

wi ||

t he table

IYPES OF TENURF

sinmply descri bes whet her
be wound up after
dependi ng on the
in such a way that

| ook as foll ows:

Aspects of Limited Multiple Continuing
Tenure Mortgage
Land Co-operative|Co-operative|Co-operative
acquisition
Ownership Individuals |[Individuals |Co-operative
Land & (plots) Co-
Units op (Common
Areas)
Ownership Individuals |Individuals |Co-operative
Units
Loan : Individuals |[Individuals |Co-operative
Arrangement
Transfer Individuals |Individuals |Co-operative
(open mar- (open mar-
ket) ket)
Life of Terminates Continues Continues
Co-op. when land for common indefinitely
acquired areas

There are nmany vari ati ons on these basic categories

di scussi on.

but they provide a franework for

Split into three groups. 4 ve each

group a question from Exercise 2.

t he partici pants
Encourage themto

f ocus on the advant ages and di sadvant ages of each

type of tenure. Let them di scuss the questi on and be
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prepared to assist themw th technical points. All ow

30 mnutes for this exercise.

It is essential that the facilitator is closely

acquai nted with tenure options both fromthis manual

and from background readi ng.

Have each group report on a flip chart. This shoul d
be done briefly (give a tine limt of 5 m nutes per
group). The issues which should have been covered are
li sted bel ow The nunber of points which each group
lists will depend on their experience and know edge.

There is al so sone explanation in bold where neces-

sary. This will assist the facilitator in discussions
on the various points which will follow the group pre-
sentations. Possible solutions will include:

2) I I i g : I E I :
i , Ke i I leci di

on the formof tenure they want?

- Do the nmenbers only wish to provi de housi ng
for thenselves (usually if they are a small
group) or will they wel cone nore nenbers and
conti nue to build housing for the foreseeabl e

future?

- Do the nenbers sinply wish to acquire | and to-
get her and/or to work together in building,
e.g. in digging trenches and buil di ng t oge-

t her ?

- Do the nmenbers wi sh to keep the cost of hous-
ing low for thensel ves and for any future nem

bers?

- Do the nenbers have the i ntention of sinply

bui | di ng houses or are they conmmtted to devel -

oping a comunity?

Do the nenbers wi sh to provide housi ng only

for potenti al menbers with the sane commopn



bond (e.g. the sanme wor kpl ace as for Pi oneer

or for anyone?

These considerations will influence the type of hous-

i Nng co-operative to be chosen by the nmenbers. There

is no "right" or "wrong" answer.
b) what are the advant ages and di sadvant ages whi ch

I , i , o

- An advantage is that instead of dealing with
many small accounts the institution only deals
with one account. This is nore efficient, sav-

ing time and noney.

- An advantage is that the institutions can pl an
ahead as it knows when it will have to conmmt

its funds to the project.

- A possi bl e di sadvantage is that the financi al
institutions will want the | oan security to be

on an i ndividual property, not as a "single"

or "global" nobrtgage. Sonetine this require-
nent is part of national |egislation and/or in
the rules of financial institutions. |In nost

cases this entails having an individual title

to each unit.

c) What are the advantages and di sadvant ages of each

formof tenure with regard to transfers i.e

I I I I : :

- The "limted" and "multi pl e nortgage" co-oper-
ative allow npenbers to buy and sell their
units on the open nmarket. This enabl es nenbers

to obtain the full narket price.

- The "conti nui ng" housi ng co-operatives enabl e
their nenbers to deci de what the price should
be. They can therefore decide to keep the
price |l ower so that poorer nenbers of the com
nmunity can have access to reasonabl e housi ng.
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The conti nui ng housi ng co-operati ve can al so
take part of the transfer price to finance its
own activities, e.g. comunity activities, de-

vel opnent of new units etc.

- The continui ng housi ng co-operative may experi -
ence problens fromnenbers in tines of infla-
ti on and housi ng shortage when the val ue of

t he house exceeds by far the price paid.

For exanple, if in 1980 a nenber took a 100
per cent |l oan of $ 5,000 for a house and
wi shed to | eave in 1990 when the val ue of the
uni t was $ 20,000, he or she may well want

sone of the increased val ue.

Hand out the Case Study. This descri bes the di scus-
sion held by the nenbers of Pi oneer Housi ng Co-oper-
ative. Di vide the participants i nto worki ng groups.

The task is for themto decide which form of tenure
Pi oneer should have. G ve 30 mnutes for this task.

Wite the solutions of the groups on the flip chart
and then have a pl enary di scussion to deci de which
form of tenure Pioneer should adopt. The case study
points to the concl usi on presented below that it wll

be a continuing co-operative but with special arrange-
nents to deal with transfers. There is no single so-

lution but participants nust justify their proposals.

A typical solution to the type of tenure selected for

Pi oneer

A Pi oneer agreed to acquire |land jointly through
the co-operative as land is provided specially to

co-operatives by the Housi ng Co-operative Unit.

B. Pi oneer will own the | and pernmanently as this
will ensure that the |land will be avail abl e for
future nenbers of the co-operative when nenbers

| eave for any reason



Pi oneer will own the housing units pernmanently,
again to ensure that housing will be avail abl e

for future nenbers of the co-operative.

Transfers of housing units, i.e. when a nenber
| eaves, will use the "par val ue" system The de-
parting nenber will receive the anbunt he or she
has invested thorough regular |oan repaynents

pl us an anount 2 per cent bel ow the cumul ati ve

rate of inflation.

Thus, the departing nenber is able to finance new
housi ng el sewhere. The new nenber will pay the
sane anbunt to join the co-operative, obtaining a
loan to do so. (Pioneer could add a snall anobunt
to the transfer anount which can be used by the
co-operative for other activities, such as provid-

ing community facilities).

Pi oneer will take a long term | oan of 15 years or
nore to finance the buil ding of the housi ng and
infrastructure. The nenbers will pay nonthly re

paynents to Pioneer which in turn will pay regu-

larly to the housing finance institution which

lent the funds. It should be noted that as | ong
as the co-operative borrows the funds it will nor-
nally be required to own all the properties by

the Il ender so that it can provide a security for

t he | oan.
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Exercise 1

init] : : : : i :

A Li m ted Housi ng Co-operatives

The co-operative acquires the | and and i n sone instan-
ces will build the houses. on conpletion of the pro-
ject each nenber is allocated a plot and the co-oper-
ative is then wound up as it has fulfilled its basic
obj ective of acquiring | and. The i ndividual plots be-
cone the property of each nenber and they can be sold

on the open market.

B. Mul ti pl e Mort gage Housi ng Co-operati ves

The co-operative acquires | and and buil ds housi ng for

the nmenbers. It borrows noney on behalf of the nem
bers froma financial institution to finance acqui si -
tion of the land, installation of infrastructure and

constructi on of the houses or flats. However, each
nenber owns his own plot and house and has a separate
| oan agreenent with the financing institution. The co-
operative will own and mai ntain the comopn areas such
as roads, footpaths, recreati on areas and ot her conmu-
nity facilities. Menbers are free to sell their prop-

erty on the open market.
C Cont i nui ng Housi ng Co-operati ves.

The co-operative owns all the | and, housi ng and com
non areas. Menbers do not own their housing indivi-
dually but through their nmenbership of the co-oper-
ati ve. They each own an equal share of the assets of
the society as they all have an equal share hol di ng,
t hereby owni nhg a share of the housi ng units and

conmmon areas. For exanple, if a co-operative has 100



menbers and 100 housi ng units each nenber woul d own

one hundredth of the assets of the society.

A nenber's security is assured by a | egal agreenent
with the co-operative which entitles the nenber to
occupy the housing unit as |l ong as certain conditions
are fulfilled, for exanple, paying a share of the
| oan repaynent and ot her charges and anyt hi ng el se
that the nenbers nmay agree such as jointly maintai-

ni ng connobn ar eas.

A loan froma financial institution is taken by the
co-operative which is responsi ble for repayi ng the
|l oan. The co-operative in turn collects fromthe nmem

bers.

Menbers cannot sell their units as they belong to the
co-operative. Transfer (sales) of units are therefore

carried out in a different way. This is covered bel ow

in the Case Study.

CHART 1

TYPES OF TENURFEF

Aspects of Limited Multiple Continuing
Tenure Mortgage

Land
acquisition

Ownership
Land &
Units

Ownership
Units

Loan
Arrangement

Transfer

Life of
Co-op.
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Exercise 2
Di . T
A What are the consi derati ons nenbers of a housi ng co-

operative nmust take into account when deci ding on the

form of tenure they want?

B. What are the advant ages and di sadvant ages whi ch hous-
ing finance institutions nay have in | ending to hous-

i ng co-operatives?

C VWhat are the advant ages and di sadvant ages of each
formof tenure with regard to transfers, i.e. when a

menber wants to | eave a housing unit?
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TENURE AND TRANSEFER ARRANGENVENTS FOR
PILONFER HOUSI NG CO- OPFRATI VE SOCI FTY

At a general neeting of nenbers the item for discussion was
the formof tenure which the co-operative should adopt. The
advi ser fromthe Housi ng Co-operative Unit spoke first and
said that the decision was for the nmenbers to nake and that
it was very inportant to decide, as | eaving the deci sion,
or taking the wong deci sion, could cause problens | ater.
The advi ser expl ai ned that tenure was the system of owner-
ship through which nenbers would own the housing units. The
advi ser then outlined the three basic categories of housing
co-operati ve; limted, mul ti pl e nortgage and conti nui ng.

( See Exercise 1)

One nenber said that she would li ke to have a conti nui ng
co-operative as this would enable the co-operative to con-
ti nue to provide housing to present and potential nenbers.
It would al so keep costs down. However, a nunber of nenbers
want ed to know what woul d happen if they |left the co-oper-
ative, for example, if their enployer transferred themto
anot her town. Wuld they get back what they had put into
the co-operative in shares and as a repaynent of a nortgage
loan? If they left in 10 years the cost of housi ng sone-

where el se would be nmuch nore.

The advi ser expl ained that a co-operative was a particul ar
type of ownershi p which enabled a group to conbine their re-
sources. |If they wanted private ownership that was their
own concern. However, inflation did cause problens and it
was only hunman nature that people hoped to gain by the in-

crease in market price of properties.

He suggested that nenbers seened to want a conti nui ng co-

operative but that they al so wanted sone provision to guard
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against inflation. He then suggested sone alternatives for
the nenbers to consider to regulate transfers. They all en-
abl e the departing nenber to recover his or her investnent

or equity in various ways fromthe i nconi ng nenber.

a) A fixed val ue system repays the nenber what ever he
has invested in the co-operative in terns of a depos-

it, share capital and repaynent of the | oan

b) A "par val ue" system repays the nenber the anount in-
vested plus an added anpbunt which is linked to infla-
tion, for exanple the official rate of inflation dur-

i ng the period of occupancy mnus 2 per cent.
c) A mar ket val ue system assesses the nmarket val ue of

the unit at the tinme of transfer and this is paid to

t he departi ng menber.

In all of these systens there is an opportunity for the co-
operative to deduct a proportion of the paynent and to use

this for collective purposes.

The advi ser then asked the nmenbers whi ch system they woul d

li ke to adopt.
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SESSION 7
OPEN AND |1 M TED NMEVBERSHI P
hjiective: To enabl e the participants to recogni se the
| egal and organi sati onal i ssues concer ni ng
nmenber shi p of housi ng co-operati ves and to
determ ne appropriate circunstances to intro-
duce "open” or "linmted" nenbership.
Iime: 1 - 2 hours.
Material Case St udi es,
Hand Qut .
Session Quide:
1 Expl ain that in nmany countri es wong advice at the

formati on stage of a housi ng co-operative can cause
many probl ens. One of these problens concerns the
type of nenbership and, in particular, whether it is
open (all can join) or limted (nenbership is not
open to all). O ten those advi si ng housi ng cooper -
atives are nore famliar with other types of co-oper-
ati ves where open nenbership is the norm and where

this is indeed included in co-operative | egislation.

2. Di stri bute the case studies and ask the partici pants
to read them The partici pants shoul d examn ne the
speci fic characteristics of each case and identify
the positive and negati ve aspects of each. This can

be undertaken either individually or in groups.

3. Ask the participants to report back to the plenary
and wite the points they have identified in each
case study on the flip chart. The points they nake

shoul d i ncl ude the foll ow ng:



Case A

Kubwa housi ng co-operati ve enabl es nmany people to
join but when will they all get a house? It nmay have

the effect of raising expectations initially and then

maki ng nenbers disillusioned with housi nhg co-oper -
ative.

Case B

Ki dogo housi ng co-operative has a nuch nore limted

menbership as it is for the workers in one factory.
However, the nunber of plots on the avail able site
are fewer than the nunber of nenbers. The co-oper-
ative has the choice of linmting nmenbership to 200 or
havi ng 300 as nenbers and sel ecting 200 for the first
site whi ch has becone avail abl e and hoping to obtain

nore | and for the renai ni ng 100.

Case C

Mar i dadi housi ng co-operative has no problemw th nmem
bershi p. The capacity of the site is already defined
by the fact that the nenbers are |living on them The
nmenbership is exclusively for inproving housing for

exi sting residents.

Case D

The co-operative housi ng uni on enabl es i ndi vi dual s
and groups to join, knowing that they will obtain a
house, even if they do not know exactly when this
wi Il happen. However, they may be all ocated a house
in a project where they do not know their new nei gh-

bours and therefore the commpbn bond nmay be weak.

Lead an open di scussion on the points raised above

whi ch should elicit the foll owi ng points:

2) : | i I I hi

The co-operative law in many countries foll ows

the principle of apen nmenbership. This principle

is intended to ensure that peopl e cannot be ex-
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cluded from nenbership as all have the right to
benefit fromthe services of a co-operative - so

|l ong as they neet the basic requirenents. This
principle was originally based on agri cul tural
and consuner co-operatives. However, housi ng co-
operatives and, for that natter, workers co-oper-
ati ves, cannot always follow this rule. A co-oper-

ati ve cannot necessarily offer a house to every-

body who wants one. Fi nance and |land are limted
resources. Therefore, in nany instances housi ng
co-operative are al | oned to have limted
menber shi p.

. E i al I
A co-operative should not offer nenbershi p and

coll ect savings and share capital unless it knows
that it can provide housing for these nenbers.
For exanple a snmall co-operative, such as Kidogo
(descri bed in Case B) may have 200 plots but if
it is certain that it will obtain nore | and, then
it is justified in recruiting nore nenbers. On
t he ot her hand, Kubwa, the co-operative in Case
A, will run into serious trouble as it can never
satisfy the nenbers it has recruited. No co-oper-
ative should recruit nore nenbers than it is able
to provide wth housing wthin a reasonable

peri od.

In sone countries there are nore conpl ex and so-

phi sticated forns of co-operative housi ng whi ch
constitute a co-operative housing delivery sys-

tem

A housing delivery system conprises all the activ-
ities which conbine to provide housing. They in-
clude | and survey and titling, |and transfers and

| and acqui sition, building materi al production,



t he constructi on process, housi ng desi gn, appro-
priate infrastructure, and so on. They are the

responsi bility of nmany di fferent organi sations.

Sone housi ng co-operati ve have establi shed sys-
tens to undertake many of these tasks as in the
co-operative union in Case 4 or the housi ng co-
operative unit which is assisting Pioneer. They
are often established as federati ons or uni ons of
co-operative societies but are sonetines under -
t aken by governnent, non-profit foundations or

ot her organi sati ons.

The advant age of such systens is that they can
assure co-operatives of | and and fi nance, w thin
certain linmts, so that co-operatives can con-
tinue to recruit nenbers. I n sone systens the in-
di vi dual nenber joins the federation first and is
t hen recommended to a primary which is being for-
med to take advant age of | and and fi nance acqui -
red by the federati on. However, this is a very
sophi sticated form of co-operative housi ng and

does not apply in nbst countries.

These types of housi ng co-operative delivery sys-
tens are very conplex and rely on a well trained
staff and on the efficiency of other factors in
t he housi ng delivery system whi ch are outside the
control of the co-operative. These i nclude the
land transfer system (will it take years to com
plete the | egal processes to acquire | and?) and

the availability of finance.

(The above section is al so reproduced as a hand

out for participants. Distribute this at the end

of the session).

Ask the participants to suggest in plenary what woul d
be the nost appropriate system of nenbership for Pio-

neer housi ng co-operative. Wite the foll owi ng cha-
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racteristics of Pi oneer on the flip chart to

assi st the partici pants.

The housi ng co-operative is intended for the em

pl oyees of the constructi on conpany.

- The co-operative will receive support fromthe Co-
operative Housing Unit in acquiring | and, finance

and techni cal services.

- At the nonent Pi oneer does not expect to be able
to provide housing for all potential mnmenbers on
the first piece of |land which it acquires. There
are approximately 1, 000 enpl oyees of the construc-
ti on conpany, nmany of whomwll want to join. In
the first site identified by the Co-operative Hou-
sing Unit there are 500 pl ots.

Wite the responses on the flip chart and note that
while there is no single answer the case studi es sug-
gest that a typical decision of Pioneer would be as

foll ows:

a) Menbership limted to enpl oyees of the construc-

ti on conmpany who wi sh to join.

b) Menbership on the cl ear understandi ng that not
all menbers will obtain plots at once. Sone w ||

have to wait for nore |land to be acquired.
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Read the foll owi ng case studies. They gi ve exanpl es of four
housi ng co-operati ves which are organised in different

ways.

1. The Kubwa housi ng co-operative was forned by a trade
union in the capital city. Organisers went around to
each trade union branch in the various towns and for
med a housi ng co-operative for each town. They told
t he prospective nenbers to buy shares and said t hey
woul d all be able to obtain housing through the co-
operative. In just three nonths they recruited 30, 000
nmenbers. Al though the trade union did not know how to
construct and fi nance housing it hoped that havi ng
nmenbers woul d persuade the governnent to provide | and

and fi nance.

2. The Ki dogo housi ng co-operative was forned by a group
of workers in one factory. Alnbost all the 300 workers
joined -and contri buted share capital. The conmittee
t hen began to Il ook for |land. They identified a site
and asked a planner to design a |l ayout for them His
desi gn (prepared accordi ng to nmuni ci pal regul ati ons)
all owed the co-operative to build a maxi num of 200

houses.

3. The Mari dadi housi ng co-operative was forned anpong a
group of residents in one nei ghbourhood. They deci ded
to denolish their existing poor housing and to build
new houses, financed by a new type of | oan provi ded
by the | ocal authority. There were 123 residents and
they forned a co-operative to enable themto i npl e-

nent their project on the 123 plots which they owned.

4. A nati onal housi ng co-operative union has the tech-

ni cal and fi nancial capacity to assi st housi ng co-



operatives. Individuals join a branch of the housing
cooperati ve uni on whi ch has been established in each
town. The housi ng co-operative union | ocates | and and
then allocated the | and to nenbers who are | ocated in
that area. The nenbers allocated to that site then
forma prinmary housi ng co-operative to build and
manage the project. The progranme has assisted in the
constructi on and fi nanci ng of 27 housi ng co-oper -

ati ves.

After readi ng the above case studies identify the pro-
bl ens which m ght occur with each case and al so the
advant ages of each case with regard to the nature of

t he nmenber shi p.
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A Open and Limted Menbership

The co-operative |law in many countries follows the
principle of open nmenbership. This principle is in-
tended to ensure that people cannot be excluded from
nmenbership as all have the right to benefit fromthe
services of a co-operative so |long as they neet the
basic requirenents. This principle was originally
based on agricultural and consuner co-operatives.

However, housi ng co-operatives and, for that matter,
wor ker s co-operati ves, cannot al ways follow this
rule. A co-operative cannot necessarily offer a house
to everyone who want one. Finance and land are |im -

ted resources. Therefore, in many i nstances housi ng

cooperatives are allowed to have limted nenbership.

B. Expect ati ons of Potential Menbers

A co-operative should not offer nenbership and col -
| ect savings and share capital unless it knows that
it can provide housing for the nenbers. For exanple a
smal |l co-operative, such as Kidogo (described in Case

B) may have 200 plots but if it is certain that it

will obtain nore land, then it is justified in re-
cruiting nore nenbers. On the other hand, Kubwa, the
co-operative in Case A, will run serious troubl e as

it can never satisfy the nenbers it has recruited.
No co-operative should recruit nore nenbers than it
is able to provide with housing within a reasonabl e

peri od.

C Co- operati ve Housing Delivery Systens

In sone countries there are nore conmpl ex and sophi s-

ticated forns of co-operative housi ng which consti -



tute a co-operative housing delivery system

A housi ng delivery system conprises all the activi -

ties which conmbine to provi de housi ng. They i ncl ude

|l and survey and titling, |land transfers, |and acqui -
sition, producti on of building materi als, housi ng
desi gn, the construction process, appropriate infra-
structure, and so on. They are the responsibility of

many di fferent organisations.

Sone housi ng co-operati ves have establi shed systens
to undertake nmany of these tasks as in the co-oper-
ative union in Case 4 or the housi ng co-operative
unit which is assisting Pioneer. They are often es-
tabli shed as federations or wunions of co-operative
soci eti es but are sonetines undertaken by gover nnent,

non-profit foundati ons or other organi sati ons.

The advant age of such systens is that they can assure
co-operatives of land and finance, within certain Ili-
mts, so that co-operatives can continue to recruit
menbers. I n sone systens the individual nenber joins
the federation first and is then recommended to a pri -
mary which is being forned to take advantage of | and

and finance acquired by the federation.

These types of housi ng co-operative delivery systens
are very conplex and rely on a well trained staff and
on the efficiency of a nunber of other factors in the
system whi ch are outside the control of the co-oper-
ative. These include the | and transfer system (will
it take years to conplete the | egal processes to
acquire land?) and the availability of finance.
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SESSION 8
AFFORDABI I I TY
hjective: To enabl e the partici pants to deterni ne how
nmuch potenti al nenbers of a housi ng co-oper -
ative are able to afford for housing.
Tine: 3 - 4 hours.
Material Thr ee Exerci ses,
Questi onnaire.
: . i de -
L Remi nd the partici pants that housing at any | evel of
incone is a costly item Very few people can afford
to pay the full price of a housing unit in a single

anount. For this reason, housi ng co-operatives nor-
mal |l y have to borrow npbney on behalf of their nmem

bers.

2. Ask the participants to identify the possi bl e sources

of finance that a co-operative can borrow from The
answers should include the followi ng financial insti-

tutions:

- housi ng banks

- bui | di ng soci eti es

- savi ngs and | oan associ ati ons

- i nsurance conpani es, provi dent funds.

3. Informthe participants that the anount to be bor-
rowed is determ ned by a nunber of factors. Ask them
to identify the various factors which woul d be taken
into account by a financial institution in deciding

whet her to lend to a co-operati ve and how nuch it
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Expl ai n that the anpbunt which can be borrowed al so de-
pends on the interest rate. Basically, the higher
the interest rate and the shorter the period of | oan,
t he higher the regular (usually nonthly) repaynent.
The | onger the period of |loan, the nore interest in
total is paid. In many countries interest rates are
determ ned by (a) actions of central financial autho-
rities (e.g. a central bank) and (b) by nmarket for-
ces; the rates can fluctuate. Credit uni ons often

charge | ower rates than banks as they give preference

to specialised groups of menbers  for short-term

Loans.

Expl ai n t hat anot her factor influencing the anount to
be lent is the period or term over which the funds
are lent. Lengthening the | oan period reduces regul ar
repaynents. I n sone cases, the period of the loan is
al so determ ned by the age of the borrower as finan-
cial institutions define repaynent ability as term na-

ting at fixed retirenent age.

Co- operatives usually have very little control over
the interest rate charged or the | oan peri od. Enpha-
sise to participants that nost co-operatives are op-
tim stic about what they can afford at the start and
have hi gh expectati ons that they can provide a house
with four bedroons to all nenbers! They are often dis-
illusioned when they have to face the financial real-

ities the group has been di scussi ng.

Let the participants go through a rol e play exercise
to gather informati on on the i ncones of potential nmem
bers of the Pi oneer housi ng co-operative. The forma

tion conmittee has to know this to enable it to pro-
vide a sound financial proposal. Let them assune that
the fornmati on comm ttee has been established but that
nost potenti al nenbers have not joined and that, very

sensibly, the commttee is finding out what it can
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of fer before encouragi ng people to join with prom ses
of better housing. They are to gather infornmation
from enpl oyees of the constructi on conpany who are

al ready nenbers of a credit union.

Di vide the participants into two groups. Each group
will performthe sane task and the results will be
conpared in plenary session. The task is to design a
questionnaire for a survey anong the nenbership which
will enable data to be gat hered regardi ng affordabi -

lity, willingness to pay and other matters.

Di stri bute Exercise 1 and give the participants 1
hour to design a questionnaire which they would use
for nmenbers of the co-operative. Each group wl |l
present the results on the flip chart and then the
plenary will finalise the questi onnaire which w il
resenbl e the typical questi onnaire already prepared

by the trai ner as foll ows.

SURVEY OF POTENTI AL HOUSI NG CO OPERATI VE NENVBERS

b id this | hol d : I

following sources |last nonth?
1 From head of household salary................... ...,
2. From sal ary of other nenbers (w fe/husband/ sons/

daught ers/rel ati VES Et C.....ooiiiii
3. Fromrent (e.g. sub-letting a room(sS)...........cciiiiiiiiinno...

4. From i nformal sources of incone (e.g. work done

in the house such as dressmaking) ...

5. From pensions, interest on savings etc............ ...,
Wat is the nmonthly (or weekly) expenditure of the
househol d?

6. How nuch does the household pay in rent per
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7. How nmuch does the household pay for water, el ec-

tricity and fuel per nmonth?....... ... ... ... .

8. How nuch does t he household pay for food each

9. How nmuch savi ngs does the household have in (a) a

savi ngs and credit co-operative, (b) a bank, (c)

a building society, (d) other?. .. ... . i

10. Does the household own a house or flat?, ..................
11. Would the respondent like to join a housing co-op-

Bl AT V2. o o
12. How nuch woul d the respondent be willing to pay

per nonth for a co-operative house or flat?....................

Exercise 2 takes the results of the survey and uses
themto cal cul ate what the nenbers can afford to pay
for housing. Tell the participants that the codi ng
and anal ysis of actual survey results is tine consum
ing and for the purpose of the exercise sone of the
key responses have been partially anal ysed to provide

i ncone dat a.

Informthe participants that the formati on committee
has taken a decision that it will provide housing to
as nmany nenbers as possible. At this stage the nunber
of nmenbers in each i ncone group is not known. This
exercise will let the commttee know t he nunber and
percent age of potential nenbers they have in each
i ncone group. G ve the participants the partially
anal ysed data in Exercise 2 and ask themto cal cul ate
t he percentages in each i ncone group in the right
hand col um. They can then assess the spread of the
i ncones of the majority of the potential nenbers. Ex-
plain to them that the survey results shows both for-
mal and ot her sources of incone. The conpl eted table
on the next page shows the various incone | evels and

t he nunbers and percentages in each category.



lnconme Category (rounded)
1 - 1, 000 16 2
1, 001 - 2,000 90 9
1, 001 - 2,000 150 15
2,001 - 3,000 180 18
3,001 - 4,000 170 17
4,001 - 5,000 130 13
5,001 - 6, 000 70 7
6, 001 - 7,000 74 7
7,001 - 8,000 40 4
8,001 - 9, 000 20 2
9,001 - 10, 000 10 1
10, 001 - 11, 000 10 1
11, 001 - 12, 000 10 1
12, 001 and above 30 3
No. of potential nenbers 1, 000

13. Ask the participants to report their results to the

pl enary and to i nterpret what they have found. The

mai n point to be brought out is that the majority of

t he househol ds surveyed (79 per cent) have an estim

ated i ncone between 1, 000 and 6, 000.

Informthe partici pants that the survey showed t hat

many hi gher i ncone partici pants earni ng over 6, 000

felt that they could obtain private housi ng and were

not interested in joining the co-operative.
14. Di vide the participants into two | arge groups and di s-

tri bute Exercise 3. The handout contains a table sho-
Wi ng i ncone ranges and the participants al so have the
results of Exercise 2 which gives incone ranges of
menbers of the co-operative. Also provided is infor-
mati on on the anpunt of incone (shown in percentages)
whi ch potential nenbers are willing to spend on hou-
si ng. Poi nt out that the percentage vari es bet ween
i ncone groups. Ask the participants to cal cul ate the
anount s whi ch househol ds can pay on a nonthly basis
for each incone category and fill these in the bl ank

| eft-hand col um.
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Ask the groups to report their results back to the
pl enary. Point out to themthat by using (a) the re-
sults fromthe i ncone survey and (b) infornmation on
willingness to pay the partici pants have nmade a cal -
culation of affordability, that is, the approxi mate
anounts which potential co-operative nenbers are wl -
ling and able to pay for housing on a nonthly basis.
Use the following table for reference to check the
accuracy of the cal cul ati ons nade by the groups and
put the correct calculation on the flip chart. Denon-
strate the affordability range of the majority of

househol ds using two |ines as shown.

Lnconme range Amount which can be afforded
per nonth per nonth

1 - 1,000 200
1,001 - 2, 000 500
2,001 - 3,000 750
3,001 - 4, 000 900
4,001 - 5,000 1, 200
5,001 - 6, 000 1, 800
6, 001 - 7, 000 2,100
7,001 - 8, 000 2,400
8, 001 - 9, 000 2,700
9,001 - 10, 000 3, 000
10, 001 - 11, 000 3, 300
11,001 - 12, 000 3, 600

12, 001 and above -

Cal cul ati ons are based on the upper limt of each

i ncone range.

Informthe participants that the formati on conmmittee
of Pi oneer now knows what each i ncone bracket is wll-
ing and able to afford. However, the nmanagenent com
mttee does not know how much this will buy until it

knows the costs of housing.
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Fxercise 1.
. . . .
You will now plan the role of the formati on comrittee of

Pi oneer housi ng co-operative. The objective is to gather
informati on on the i ncones of potential nmenbers of the hou-
sing co-operative. The formati on conmittee has to know this
to enable it to prepare a sound fi nancial proposal. The for-
mati on conmrittee has been established but nost potenti al
menbers have not joined. Very sensibly, the conmttee is
finding out what it can offer before encouragi ng people to
join with prom ses of better housing. The information wl|l
t herefore be gathered from enpl oyees of the construction

conmpany who are nenbers of the credit union.

The questi onnaire should be designed as it would be used by
an interviewer. I n designing the questionnaire the partici-

pants shoul d bear the follow ng in nind.

a. I ncone and expenditure is nornmally cal cul ated on a

househol d basi s.

b. Decl ared i ncone is not always a reliable guide to
real incone. The co-operative nenbers have a sal ary
fromthe constructi on conpany whi ch can be checked
from conpany records but menbers may have ot her in-
formal enpl oynent and ot her household nenbers w |

have formal and i nformal sources.

C. A supplenentary nethod of determ ning i ncone for

t hose who do not have regular incones is to estinmate

househol d expenditure.

d. Wl lingness to pay is an inportant factor. Many | end-
ing instituti ons base the maximumthey will | end on a
fi xed proportion of incone (usually formal i ncone
such as a salary) . This is usually 20% - 30% of sal -

ary. Sone people may wi sh to pay nore from ot her sour-

ces.
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Cal cul ate the percentage of each incone group in the right

hand colum. This will tell us the percentage of potenti al
menbers which fall into each i ncone bracket.

Munthly incone Households in each = = Percentage

lLncone Category (rounded)
1 - 1, 000 16
1,001 - 2,000 90
1,001 - 2,000 150
2,001 - 3,000 180
3,001 - 4, 000 170
4,001 - 5,000 130
5,001 - 6, 000 70
6, 001 - 7,000 74
7,001 - 8,000 40
8,001 - 9, 000 20
9,001 - 10, 000 10
10, 001 - 11, 000 10
11,001 - 12, 000 10
12, 001 and above 30

No. of potential nenbers 1, 000
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Exercise 3
Cal cul ate the nonthly anount whi ch each household will be
able to pay for housing by filling in the |l eft hand col um
in the following table. The information in the table at the
bottom of the page will indicate the nonthly anount which
each i ncone category is wlling to spend on housi ng. The

results of Exercise 2 give informati on on the nunber of

househol ds i n each i ncone bracket.

lncone range Amount which can be afforded
per ponth per nonth
1 - 1, 000

1, 001 - 2,000
2,001 - 3,000
3, 001 - 4, 000
4,001 - 5,000
5,001 - 6, 000
6, 001 - 7,000
7,001 - 8, 000
8, 001 - 9, 000
9, 001 - 10, 000
10, 001 - 11, 000
11,001 - 12, 000
12, 001 - and above

o ,

H hol d_I I 71 L
More t han 3000 30%
2000 - 3000 25%
1000 - 2000 25%

Under 1000 20%
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SESSION 9
COSTI NG A HOUSI NG PRQAQIFCT
hjective: To enable the participants to understand how
co-operative housi ng projects are costi ng and
how this is related to affordability.
Time: 4 - 5 hours.
Material Three exerci ses.
. i d
1. Rem nd the participants that in Session 9 they have
cal cul at ed anmount whi ch each i ncone level is willing

and able to afford. However, the comm ttee of Pioneer
does not know how nmuch this will buy until it knows

t he costs of housing.

2. Inform participants that:

- the commttee has identified a suitable site,

- t he Housi ng Co-operative Unit has provided tech-

ni cal personnel to do prelinm nary cal cul ati ons.

3. Ask the participants to identify the itenms which w il
have to be costed. Wite down three headi ngs on the
flip chart and the answers in the appropriate col um.
Expl ain that the physical conmponents of a housi ng pro-
ject are normally divided into the three categories.

They are:

a. Of-site infrastructure. This includes all infra-
structure which is outside the site of the co-

operati ve.

b. On-site infrastructure. This is the i nfrastruc-
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ture which is on the actual site owned by the co-

oper ati ve.

C. Superstructures. These are the actual buil di ngs,

whet her t hey be houses or flats.

The conpl eted table should | ook |Iike this:

infrastructure infrastructure

Roads Roads Foundati ons
Dr ai nage Foot pat hs val | s

Trunk Sewers Wat er mai ns Roof s

WAt er mai ns Dr ai nage Servi ces

El ectricity Street |ighting Fi ni shes

El ectricity
Site preparation
Landscapi ng

Sani tati on

Explain to the participants that all of these itens
are not necessarily provided for each project; it de-

pends on what can be afforded.

Expl ain that only a small proportion of the cost of
off-site infrastructure is nornally charged directly
to residents of new housi ng. The bul k of these costs
are normally recovered fromthe community as a whol e
t hrough | ocal rates and taxes charged by the | ocal
authority. The majority of on-site infrastructure and
all the costs of the houses is nornally charged to

nenbers of the co-operative living on the site.

Di vide the participants i nto groups and di stri bute
Exercise 1. Allow the groups one hour to conplete the
costing of the project on the basis of the estimates
provided in the table in the exercise. (Explain that
t hese costings are sinplified for the purpose of this

exerci se. For exanple, |land value is not included).
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Reconvene the group and |l et them present the conpl e-

ted table. It should | ook |like this:
- . I .

All costs in 000's

Package X Package Y Package Z

On-site

Roads 3,187 2,615 1,689

Drainage 1,991 1,991 537

Water 1,375 777 948

Sanitation 2,175 2,060 500

Street lights 100 720 400

Off-site

Roads 320 320 320
Sub-total 9,148 8,483 4,394
Design &

Supervision

(10 per cent) 915 848 439
Price

increases

(15 per cent) 1,372 1,272 659
Total Cost

Infrastructure 11,435 10,603 5,492

Cost per plot

(500 plots) 23 21 10
Cost Housing

superstructure 40 30 20
TOTAL COST

PER UNIT 63 51 30




Housi ng Opti ons: "X" Bat hroom and four roons
"Y' Bat hroom and t hree roons

"Z" Bat hroom and two roons.

Informthe participants that the objective of Exer-
cise 2 is to calculate the esti nated nont hly charges
to each household so that they can be conpared with
the nonthly anounts which the co-operative nmenbers
are willing and able to pay as cal cul ated i n Sessi on
9. This involves two steps, (a) cal cul ati on of | oan
repaynments on each plot and (b) the addition of

mont hly recurring charges.

Di stribute Exercise 2 and let the participants return
to their former groups. Ask themto cal cul ate the
nont hly repaynent for each of the three packages; X
Y and Z. As the housi ng bank offers varyi ng repaynent
peri ods, the partici pants can nake the cal cul ati ons
for 20, 25 and 30 years following the instructions in
Exerci se 2. Cal cul ati ons of repaynents are done by
usi ng annuity tables. They can al so be done using a
cal cul ator (preferably one desi gned specially for
fi nanci al cal cul ati ons) or a conputer, whichever is
appropri ate. An annuity table is provided with the
session but an ordinary calculator will be useful to
make the cal cul ati on. The participants will then add
recurrent nonthly charges to arrive at an estinate of

total nonthly paynents for househol ds.

Reconvene the partici pants and ask each group to pre-
sent the results of the cal cul ati ons using Tables 1

and 3. The correct calcul ations are as foll ows:

Package X Package Y Package z
Mont hl y
repaynents
20 years 632 512 301
25 years 602 487 286

30 years 586 474 279
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Tabl e 3
Package X Package Y Package Z

1. Monthly

repaynments

fromtable 1 632 512 301
2. Monthly

charges from

table 2 180 143 124
3. Monthly

paynent s

(2 +3) 812 655 425

Tabl e 3 summari ses the i nformati on whi ch has been ca-
lculated in tables 1 and 2. The total nonthly outgo-

i ngs on housing are shown for a household for each of

t he packages.

Remi nd the participants that two i nportant esti nates
have now been nmade: (a) in Session 8 they have cal -
cul ated the anbunt which the potential nenbers of
Pi oneer housi ng co-operative can afford to pay for
housi ng in the proposed schene, and (b) in this ses-
sion they have cal cul ated how nuch the proposed pro-
ject will cost both in total and for a unit in each
"package", and how nuch the nonthly paynents will be

f or househol ds taki ng the packages.

Di stri bute Exercise 3 and ask the participants to re-
turn to the sane groups and to conpare the affordabil -
ity of the menmbers with the nonthly charges they wl |l
have to pay. Table 1 in Exercise 3 will enable them

to do this.

Reconvene the partici pants and ask themto present

their reports using the conmpleted table. The correct
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results of the exercise are as foll ows:
I I . [ £ labili
Package X Package Y Package Z

Esti mat ed
nont hl y
paynent s 812 655 425

Affordability
(i ncomes over) 2,710 2,185 1, 700

30% i ncone 30% i ncone 25% i ncone

Concl ude by enphasi sing that the cal cul ati on made in
Exerci se 3 shows that housing is affordable to poten-
tial nenbers with i ncones of over 1,700. A check of
t he survey anal ysed i n Session 8 shows which nenbers
are not able to afford the housing. If we assune that
those in the i ncone range of 1,000 to 2,000 are even-
ly spread, then approximately 79 househol ds, i ncl u-
ding those with an i ncone of under 1,000 will be un-
able to afford the housi ng. Denpnstrate this cal cul a-
tion as follows, using the conmpl eted Exercise 2 from

Session 9 as foll ows.

Mont hly i ncone Househol ds i n each Per cent age
i ncone category (rounded)
1 - 1,000 16 2
1,001 - 2,000 90 9
1,001 - 2,000 150 15

Nunber of househol ds bet ween 1001 and 2000 = 90. D -
vide 90 by 10 to obtain an even distribution in dec-
iles. Answer = 9. Multiply 9 by 7 to cal cul ate nunber
of househol ds bel ow 1700 if random y distri buted.
Answer = 63. Add househol ds under 1000, i.e. 16.
Total nunber of household under 1700 are 79 (7,9 per

cent).
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The Housi ng Co-operative Unit has prepared three alterna-
tive costings, packages X, Y and Z. You can see these in
the table on the next page. The costs are only those which
will be charged to the co-operative. Three packages have
been prepared and take into account the fact that co-oper-
ati ve nenbers have different incone | evels and nmay t here-

fore require di fferent standards of housi ng.

The sub-total of the infrastructure costs should be total -
l ed and then the design and price increase percentages ad-
ded. (The 10 per cent and 15 per cent estinmated i ncreases
are added separately to the sub-total, they are not conpoun-
ded) .

The estinmated total infrastructure cost is now known and it
is possible to calculate the cost per serviced plot. This
is done by dividing the total by 500, the nunber of plots
whi ch the | and acquired by the co-operative will accomop-

date at 25 pl ots per hectare.

Add the cost of the superstructure recomended for each
package. These are al so shown in the table. The super-
structures are al so designed for different incone | evels.
Type X at 20,000 is a bathroom plus two roons, toilet and
shower; type Y at 30, 000 adds one nore room and type X at
40, 000 adds three nore roons. It is expected that the resi-
dents will add to the basic superstructures | ater when they
have the financial neans. The prices are based on esti mates
of large scale contractors. (Costs for superstructures can
be reduced by 10 per cent if small scale contractors are
used, and by 20 per cent if co-operative nenbers use

sel f-hel p construction).

When the cost of the superstructures are added you w ||

know t he esti mated cost of each unit in each package.



Costing the Project

All costs in 000's

Package X Package Y Package Z

On-site

Roads 3,187 2,615 1,689
Drainage 1,991 1,991 537
Water 1,375 777 948
Sanitation 2,175 2,060 500
Street lights 100 720 400
Off-site

Roads 320 320 320
Sub-total

Design &

Supervision

(10 per cent)

Price
increases
(15 per cent)

Total Cost
Infrastructure

Cost per plot
(500 plots)

Cost Housing

superstructure 40 30 20
TOTAL COST

PER UNIT

Housing Options: "X" Bathroom and four rooms

"Y" Bathroom and three rooms
"Z" Bathroom and two rooms.
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Calculating Monthly Repaynents

Pi oneer housi ng co-operati ve has approached t he housi ng
bank and has been i nforned that co-operatives have priority
but pay a narket interest rate of 12 per cent p.a. Loans
are nornally given for 20 years but may be given for 25 or
30 years. The bank uses the annuity system for repaynents

where the borrower pays the sane anobunt each nont h*.

Sel ect the annuity table for 12 per cent (attached)

Take the total cost previously cal culated for each unit

( Exercise 1)

Deduct 10 per cent of the cost as this will be paid by

t he housi ng co-operative as a deposit.

Multiply by the "capital recovery factor"™ for 20, 25

and 30 years.

D vide by 12 to obtain the nonthly repaynent.

Enter the results in Table 1:

Tabl e 1

Package X Package Y Package X
Mont hly repaynents

20 years
25 years
30 years.

Each repaynent is conposed of an anopbunt of principal (the
anmount borrowed) and interest. At the beginning of |oan re-
paynent the interest constitutes the majority of the repay-
nment, the proportion of principal is very |ow. As repaynent
conti nues the bal ance between the two conponents changes

and at the end of the | oan period the principal is the
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great est proportion.

Recurrent Monthly Charges

The nonthly repaynent on the |loan is not the only cost
whi ch the nenbers will have to pay as there are recurrent

nont hly charges which are shown bel ow i n Tabl e 2.

Table 2
Package X Package Y Package Z

Wat er 40 40 40

El ectricity 40 15 --
Loan Adm ni strati on 10 10 10
Managenent 20 20 20
Muni ci pal taxes 50 50 50
Mai nt enance 5 5 2
Def ault al |l owance 5 3 2
TOTAL 170 143 124
Add these to the nonthly repaynents for packages "X', "VY"

and "Z" so that the final nonthly cost for a household in
each package is known. To do this take the costi ngs which
you have cal culated so far in Exercise 2 and insert them
into Table 3 below The table should be filled in using an

interest rate of 12 per cent over 20 years.

You can now cal cul ate the estimted nonthly costs to the
nenbers of the Pioneer Housi ng Co-operative for each of the

t hr ee packages.

Costing the Project - Total Minthly Costs

Tabl e 3

Package X Package Y Package Z
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1 Mont hl y
repaynent s

Fromtable 1.

2. Mont hl y
char ges
From table 2.

3. Mont hl y
paynent s
(1+2)

Tabl e 3 summari ses the i nfornmati on whi ch has been cal cul -
ated in Tables 1 and 2. The total nonthly outgoi ngs on

housi ng are shown for a household for each of the packages.
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Exercise 3

, labi Li

To calculate the affordability of the potential nenbers of
Pi oneer, i.e. their ability to pay for the house types and
infrastructure whi ch has been desi gned, conplete this final

exerci se.

- I nsert the estimated nonthly paynents from Table 3 in

Exerci se 2.

- Cal cul ate the mi ni nrum nont hl y househol d i ncone whi ch
will be sufficient to pay for each housi hg package by
usi ng the percentages of i ncone which each i ncone group
is able and willing to pay, i.e. 30 per cent for those
expected to take packages X and Y and 25 per cent for
t hose expected to take package Z. Insert these figures

in the table to finalise the affordability cal cul ati on.

Package X Package Y Package Z

Esti mat ed
nont hl y
paynment s

Af fordability
(i ncones over) 30% i ncone 30% i ncone 25% i ncone
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CAP| TAl RFCOVFRY FACTOR

Annual paynent that will repay a $ 1 loan in X years with

conpound i nterest on the unpai d bal ance.

Year
1 1.220. 000
2 . 591. 698
3 . 419. 349
4 . 329. 234
5 . 277. 410
6 . 243. 226
7 .219. 118
8 .201. 203
9 . 187.679
10 . 176. 984
11 . 168. 415
12 . 161. 437
13 . 155. 677
14 . 150. 871
15 . 146. 824
16 . 143. 390
17 . 140. 457
18 . 137.937
19 . 135. 763
20 . 133. 879
21 . 134. 240
22 . 130. 811
23 . 129. 560
24 . 128. 463
25 . 127.500
26 . 126. 652
27 . 125. 904
28 . 125. 244
29 . 124. 660
30 . 124. 144

This table is taken from "Conpoundi ng and D scounti ng
tabl es for Project Analysis", (Second Edition 1984) by J.

Price G ttinger, publ i shed by the Economnm c Devel opnent
Institute of the Worl d Bank.
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SESSION 10
SERVI NG | ON | NCOVE NENVBERS
Chjective: To enable the participants to anal yse sever al
opti ons which will enabl e a housi ng co-oper-
ative to select an affordabl e package for | ow
i nconme menbers.
Tine: 2 - 21/2 hours.
Material : Case St udy.
Session @Giide:
1. Remi nd the participants that the cal cul ati ons made i n

Session 10 showed that the housi ng desi gned for Pio-

neer is only affordable to nenbers with i ncones of

over 1,700 per nonth. This neans that approximately

79 households will be unable to afford the proposed
housi ng.
2. Informthe participants that the committee of Pioneer

housi ng co-operative wants to try and i nclude as nmany
of those nenbers as possi ble and that they have con
vened a neeting to di scuss what can be done. The case
study will provide the participants with sone back-
ground readi ng on the probl ens of providing afford-
abl e housing for | ow incone groups. Hand out the case

study and give participants 15 mnutes to read it.

3. Ask the participants to suggest how the cost of hous-
i ng mght be reduced for | owincone nenbers. Wite
t he suggestions on the flip chart when they are pro-

posed.

The |ist suggested by the participants shoul d i ncl ude

t he foll ow ng:


katherine


- Reduce buil ding costs by using snall-scale in-

stead of |arge scale contractors.

Use sel f-hel p net hods as nmuch as possi bl e by or-
gani si ng co-operative nenbers to undertake buil d-
i ng of houses and construction of the infrastruc-

ture.
Prol ong the period of the |loan to 25 years.

- Take i nto account the possibility of househol ds

sub-letting a room

"Cross-subsidise” within the co-operative so that
the richer nenbers pay nore and the poorer nem

bers | ess.

- Initiate i ncone-generating activities to enable
themto i ncrease the down-paynent and therefore
borrow | ess from the housi ng bank. The parti ci
pants nay be able to suggest other neans of reduc-

ing costs fromtheir own experience.

Di vide the participants i nto groups and ask themto
exam ne the alternati ves which would reduce the cost
of housing for the | owincone nenbers of Pioneer. Ask
themto formul ate and caost a realistic and workabl e
proposal. Inform participants that this session is
sonewhat different fromthe previ ous ones where there
was one answer to one problem There is no single
solution to the exercises set in this session. It
will take sone tine for each alternative to be eva-
| uat ed, cal cul ated and di scussed by each group which

will then conme up with its own proposal.

Ask each group to report and then |l ead the plenary in

a di scussion on the advant ages and di sadvant ages of

each alternati ve proposed.

There are nmany vari ati ons and you will need to pre-
pare yourself to be able to assess all the solutions

put forward by the groups. As a guide, sone alter-
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nati ve "sol utions" are presented bel ow whi ch use sone
of the proposals put forward in the case study. Use
the tables in the case studies and in Session 9 and
10 to nake the calculations. Al the exanpl es use
"Package "Z" only. Renenber, it is assuned that nmem
bers i ncones are evenly distributed within an i ncone
bracket. Remi nd the participants that this nay not be

the case in "real life"

A. lncreasing Period of 1l oan Using Self Build

Cost per plot of infrastructure
f or package "ZzZ" 10

Cost of superstructure using
sel f-hel p buil ding (20-20%16) 16

Total cost per unit 26

Cal cul ate repaynents over 25

years using capital recovery

table. 26,000 | ess 10 per cent

deposit x . 127.500 divided by 12 248

Add nont hly char ges
(al ways fixed) of 124 372

Multi ply by 4 as nenbers
can afford 25% of incone to

obtain affordability 1, 490

Conpare with table in Session 9 which shows that

54 nmenbers are now under affordability threshol d.

B I : he [ :

This is the sane calculation as in A except the

deposit is increased to 15 per cent.

Cost per plot of infrastructure

f or package "ZzZ" 10



Cost of superstructure using
sel f-hel p buil ding (20-20%16) 16

Total cost per unit 26
Cal cul ate repaynents over 25

years usi ng capital recovery

t abl e. 26, 000 | ess 15 per cent

deposit x .127.500 divided by 12 234

Add nont hly charges
(al ways fixed) of 124 358

Multiply by 4 as nenbers
can afford 25% of i ncone to

obtain affordability 1, 490

Conpare with table in Session 9 which shows that

53 nmenbers are now under affordability threshol d.

Sub-letting

This is the sane calculation as in B except for

the addition of a sub-letting conponent.

Cost per plot of infrastructure

f or package "Z" 10

Cost of superstructure using
sel f-hel p building (20-20%16) 16

Total cost per unit 26

Cal cul ate repaynents over 25

years usi ng capital recovery

table. 26,000 |l ess 15 per cent

deposit x .127.500 divided by 12 234

Add nont hly char ges
(always fixed) of 124 358

Subtract the incone fromletting
a room (nornally about 100

per nont h) 258
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Multiply by 4 as nmenbers
can afford 25% of incone to
obtain affordability 1,032

Conpare with table in Session 9 which shows that

13 nenbers are now under affordability threshol d.

Concl ude the session by pointing out that the exer-
cises illustrate vari ous concepts but that the oppor-
tunities for reducing costs will have to be expl ored

practically in each situation to what is feasible.
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Pl ONEER HOUSI NG CO- OPERATI VE
- HOW TO SERVE ALL MEMBERS -

The conmmittee of Pi oneer housi ng co-operative had carri ed
out a survey of the potential nenbers and knew what their
earni ngs were. They had al so requested the Housi ng Co- oper -
ative Unit (HCU) to prepare a prelimnary design of a hous-
i ng project so that they could decide on the type of houses
they would li ke and which they would be able to afford.

It was found that a nunber of potential nenbers would not
be able to afford even the cheapest option avail abl e gi ven
t he proportion of their incones which they were able to
spend on housi ng. These fanmilies gave first priority to
f ood, education for their children and to expendi ture on

heal t h.

It was decided to call a neeting of potential nenbers to
di scuss the whole matter. The chai rman opened t he neeti ng
by saying that the Housi ng Co-operative Unit (HCU had
gi ven them t hree basi c house desi gns which would cater to
different incone |levels. They had al so suggested three dif-
ferent levels of infrastructure. These had been proposed as
packages. He said that the commttee has invited soneone
fromthe HCU who was avail abl e to advi se them during the
neeting. The chairman then put up a chart to show the estim
ated cost of each design and the estinated cost which a mem
ber occupyi ng such a house would have to pay in nonthly re-
paynents on the | oan to the housi ng bank and for recurrent
charges. (You will recall that these are the tabl es worked
out during Session 9). This is what the chai rnman showed the

nmenber s:

Costing the Praoject

All costs in 000's

Package X Package Y Package Z



On-site

Roads 3,187 2,615 1,689

Drainage 1,991 1,991 537

Water 1,375 777 948

Sanitation 2,175 2,060 500

Street lights 100 720 400

Off-site

Roads 320 320 320
Sub-total 9,148 8,483 4,394
Design &

Supervision

(10 per cent) 915 848 439
Price

increases

(15 per cent) 1,372 1,272 659

Total Cost
Infrastructure 11,435 10,603 5,492

Cost per plot

(500 plots) 23 21 10
Cost Housing

superstructure 40 30 20
TOTAL COST

PER UNIT 63 51 30
Housing Options: "X" Bathroom and two rooms

"Y" Bathroom and one room

"Z" Wet core only.
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The chai rman t hen put up another chart whi ch showed the

estimated nonthly repaynents as foll ows:

Package X Package Y Package Z
1. Monthly
repaynents 632 512 301
2. NMonthly
char ges 180 143 124
3. Total nonthly
paynent s 812 655 425

He expl ai ned that the results of the survey anong potenti al
nmenbers had shown that while the majority could afford the
| owest cost "Package Z", approximately 79 nenbers, i.e. 8
per cent, could not afford the esti mated nont hly cost of
425. He then asked the nenbers for suggestions as to what
they could do to try and sol ve the probl em

An el derly nmenber of the group stood up and said that there
was clearly very little they could do as the experts from
t he HCU had done their best and, clearly, ordinary peopl e
who did not know nmuch about housi ng could not i nprove on

the work of the professionals.

The representative of the HCU said that there were nmany
ways of designing and costi ng a housi ng project. He ex-
pl ai ned that the three alternati ves which had been presen-
ted were not the only ones that could be devel oped and t hat
they could be nodified. He further pointed out that the al-
ternati ves already contained a fairly wi de range of infra-
structure standards. For exampl e, package Z had reduced the
cost of the roads by having a conpacted earth surface
rat her than tarnac and the design included ventilated im
proved pit latrines (VIP' s) instead of npbre expensi ve water
borne sanitation. In this case it m ght be possible to re-

nove street lights if costs had to be further reduced.
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He al so expl ai ned that the house types were of three dif-

ferent |l evels, each catering to different incone | evels.

The HCU woul d be pl eased to work out with Pioneer different
"packages" to reduce the cost to different i ncone groups in

t he co-operative. He al so explained that his technical team
had to design in accordance with the buil di ng regul ati ons

set by the |l ocal authority.

The chairman said that they had been tal ki ng about physica

alternatives to try and reduce costs, such as changi ng the
type of road or omitting street |lighting and then asked for
comments fromthe floor. One nenber, who cane fromthe
hi gher i ncone bracket, said that she did not want to see
| ower standards as this would reduce the val ue of the pro-
perty. If only earth roads were built with wet cores (pro-

vidi ng only a bat hroom and kitchen at the outset), as sug-
gested i n package Z, then the pl ace would becone a sl um

Anot her nenber di sagreed, saying that sluns were usually
the result of absentee | andlords but in the Pioneer project
t he co-operative nenbers would be the owners and woul d have
the incentive to i nprove their houses and the comon infra-
structure as tine went by. He pointed out that all the
"packages” had decent basic infrastructure such as roads,

pot abl e wat er and good sanitati on.

The chai rman then i ntroduced anot her area where there was
an opportunity for reducing nonthly paynents, i.e. finance.
The housi ng fi nance bank had originally offered the | oan to
t he co-operative with repaynents over 20 years. It was pre-
pared to extend this to 25 years. One nenber asked if this
neant the co-operative would pay nore. The chairman said
yes, as the |l onger the period of a | oan the nore the total
i nterest paid. However, the nonthly repaynents woul d be
|l ower, enabling | ower incone nenbers to better afford the

repaynments.

Anot her nmenber said that she had heard about co-operatives
where the better-off nenbers paid a little nore in repay-

nents so that the | ower-i ncone nenbers could benefit from
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t he housi ng project. The chai rman asked her to expl ain. She
said that in the exanpl e she knew about the nenbers had
built three types of houses of different standards and
three different types of infrastructure, simlar to the pro-
posal which the HCU had prepared for Pioneer. Each nenber
in Type "X' was asked to pay a little nore in nonthly repay-

nents and those in Type "Y' also paid npore, although not as

nmuch as those in Type "X'. The small additional paynents
allowed all the |l ower incone nenbers to be housed in Type
"z". OF course, the co-operative paid the sane anount to

t he housi ng bank each nonth, these arrangenents were in-

ternal to the co-operative.

The representative fromthe HCU chipped in to say that this
was i ndeed a wor kabl e arrangenent as | ong as all nenbers
agreed. It was one of the things that gave co-operatives

advant ages i n housing | ower incone peopl e.

A nenber of the commttee stood up and said that the discus-
sion on finance had concentrated on reducing the nonthly re-
paynents to the housi ng bank through (a) extending the | oan
period and (b) cross-subsidies to benefit |ower-incone nem
bers. Coul d. they rai se nore noney for the down-paynent so
that the co-operative did not need to borrow so nuch? One
group of nmenbers said that their personal finances were al -
ready stretched. They would be investing in the co-oper-
ati ve by buying share capital to pay the 10 per cent de-
posit and this was already a consi derabl e i nvestnent. An-

ot her group agreed but said that they m ght be able to nmake

sone noney through a special incone generation project. For
exanpl e, nenbers had construction skills and could begin to
make building materials and sell them These skills would

al so be useful when construction of the project began.

As the neeti ng began to see possibilities for reducing
costs ideas began to energe. One nenber asked the represen-
tati ve of the HCU who would build the houses? He expl ai ned
that the co-operative, together with the HCU, woul d engage

a contractor who would construct the infrastructure and the



houses. He did agree with one individual that other nethods

of construction could be cheaper. For example, small scale
contractors were often cheaper to build the houses, | eaving
l arger contractors to install the infrastructure. Savi ngs

of approxinmately 10 per cent could be made in this way. If
nmenbers wanted to build their own houses using their own
| abour then they could save even nore, approxi mately 20 per

cent of the cost of the house (not of the infrastructure).

Many nenbers becane very enthusi asti c about these proposals
but the HCU representati ve had a word of caution. He said
that they nust work out carefully how they used their tine.
For exanpl e, would constructi on workers have enough tine in
t he eveni ngs and on weekends to build their houses and/ or

to supervise snall contractors?

One | owi ncone nenber asked the nenbers if, when his house
was built, it was possible to let a roomto a relative as
this would enable the nonthly paynents to be net. The nar-
ket rent for a roomin a permanent house with services such
as water and good sanitati on was about 100 per nonth. The

neeting felt that this was a good idea to bring nore noney

to the househol d.

The neeting closed on a nore optinmstic note as the nenbers
had identified a nunber of ways to (a) reduce costs and to

(b) reduce nonthly outgoings.
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SOQURCES COF HOUSI NG FI NANCE

Ohjective: To enable participants to identify sources of
housi ng fi nance suitable for housi ng co-oper-
ati ves and to understand the particul ar charac-

teristics of each type.

Time: 2 - 3 hours.

Material Case St udy,
d ossary of Housi ng Fi nance Ter ns.

- ; i de

1. Thi s sessi on exam nes sources of housi ng finance for
housi ng co-operatives. As these vary fromcountry to
country you will have to adapt the Case Study by in
serti ng exanples of the housing finance institutions
in your own country and the conditions on which they
lend to housi ng co-operatives. You nay wish to invite
representati ves of appropriate financial institutions
to speak to the participants and to join in the gen-

eral discussi on.

2. G ve the participants the Case Study. Explain that
the various exanples in the case study illustrate in-
stituti onal nechani sm used by housi ng co-operati ves
to nobilise finance. Allow participants 15 mnutes to
read the Case Study and then ask themif they have

any questions for clarification.

3. Di vide the participants into groups and ask themto
answer the three questions in the D scussion Points
at the end of the Case Study. Al ow one hour for this

t ask.



Reconvene the partici pants and ask the groups to re-

port.

Lead a di scussi on based on the reports.

swers to (a) and (b) are relatively sinmple and are to

be found

does fully understand these basic concepts.

swers to (c) wll

try.
gui de

countri es.

Use t he di scussion to devel op a tabl e which

cific to your

ati ve novenent

in the gl ossary but

The conpl eted tabl e at
lists financial

own situati on.

is new in your

depend on conditi ons

make sure that

t he end of

sour ces found

The an-

i n your

is spe-

If the housi ng co-oper-

country then both the

partici pants and the representati ves of financial in-

stitutions w il

be able to | earn about

EORMAIL SCQURCES OF HOUSI NG FI NANCE

each ot her!

Type

Advantages

Disadvantages

Housing Bank

Long term lending
specifically for
housing

Often exclude
low-income
(while taking
their deposits)

Building Society
Savings & Loan

Long term lending
specifically for
housing

Tend to exclude
low-income
groups

Co-operative
Housing Bank/
Finance Society

Long-term speci-
fically for co-
operatives

Will still re-
quire securi-
ties and will
have commercial
interest rates

Special govern-
ment funds e.gq.
payroll tax of-
ten administered
through housing
banks)

Long term lending
specifically for
housing

Misallocation
of national re-
resources. Tend
to exclude low-
income

Commercial Banks

Use for construc-
tion

Short/medium
term

Insurance
companies

Can fund long-
term

Tend to exclude
low-income
groups

The an-

t he group

coun-

this sessi on

in a nunber of
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Type

Advantages

Disadvantages

Provident funds

Can fund long-
term

Tend to exclude
low-income
groups

Credit Unions

Lower interest

Short-term

rates lend to loans
low-income member
controlled
| NFORVAL SOURCES OF HOUSI NG FI NANCE
Type Advantages Disadvantages
Employers Can be long-term Favours emplo-

often favourable
interest rate

yees only

Money lenders

Available

Short term
high interest

Savings groups

Additional low-
interest finance.
Good basis for
starting credit
co-operatives

Short-term

Family/friends

Additional
finance

Short-term
brings other
social obliga-
tions
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The Pi oneer housi ng co-operative has established the main
sources of finance which will enable it to construct hous-
ing for the first 500 nenbers. The housi ng bank will pro-
vide up to 90 per cent of the finance required and the nem
bers will raise the 10 per cent deposit. However, co-oper-
atives raise funds in different ways and the Pi oneer experi -
ence is not the only exanpl e of how housi ng co-operati ves

attract finance as the foll owi ng exanple will show

In Zarina there is a Co-operati ve Bank and t he Dhaba hous-
i ng co-operative | eaders pay a visit to the manager to ask
for finance to build their project. The nanager says that
his bank is prinmarily for agricultural marketing co-oper-
ati ves but that the Board has agreed to provide | oans to
housi ng co-operative for up to two years. The co-operati ve
| eaders want funds for 20 years but the manager says that
t he co-operative Bank, l|ike private commer ci al banks, is
not allowed to Il end for | ong periods. He does poi nt out
that the funds he is offering can be used for construction
or hridging finance, i.e. funds to pay contractors while
the project is being built. He explained that in nost cases
a long termlending institution, such as a housi ng bank or
bui |l di ng society, only |l ends funds after the project has

been construct ed.

The | eaders then go to the Anbrosia Buil ding Society to
seek the long term fundi ng they need. The manager fir st
asks whet her they are depositors with the buil ding society.
He expl ains that the society gives preference to regul ar
savers. The | eaders are crestfallen as they have kept their
share capital with the Co-operative Bank. However, one of
t he | eaders says that he has a personal account w th
Anbr osi a and that he knows several other nmenbers who have
accounts with the buil ding society. They have done this

because Anbrosia slightly higher interest rates than the



banks. The manager says that if sufficient co-operative
nmenbers have saved regularly with the society he will con-
sider giving a loan of up to 70 per cent of the val ue of

the conmpl eted project. The | oan would be for 20 years.

The loan will be secured through a nortgage, i.e. the title
deeds to the | and and property will be deposited with the
bui l di ng society until the loan is repaid. If the society

defaults on the | oan the building society is entitled to
t ake possession of the property and then sell it to recover
t he debt. Therefore, signhing a nortgage agreenent on behal f
of the nenbers will be a very serious step. The nmanager
explains that a default is when the housing co-operative is
shown to be unable to pay. (This is sonetinmes confused wth
arrears, which describes | ate paynents but not necessarily

an inability to pay).

The | eaders of the Dhaba housi ng co-operative are pl eased
that they can obtain the | oan because they know t hat they

can pay the regul ar repaynents as they have carri ed out an

affordability anal ysis of the nenbershi p. They are con-
cerned that the building society will only I end 70 per cent
of the total cost. Where will they obtain the renmai ning 30

per cent?

They convene a neeting of the nenbers and report on their
negoti ations with the co-operative Bank and with the Anbro-
sia Building Society. The nenbers agree to take a construc-
tion loan fromthe Co-operative Bank and to take a | ong

term nortgage |l oan for 20 years from Anbrosi a.

To raise the remai ni ng 30 per cent they suggest the foll ow
i ng:

- The credit union can |l end a proportion of the deposit

over a period of three years to nenbers.

- Their enployer nmay be willing to purchase buil di ng
materials in bulk and sell themto the co-operati ve,

t hus reduci ng costs.
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Many of the nenbers have access to i nformal sources

of finance, i.e. those which do not pass through a
regi stered financial institution. Because of the ex
tended famly network, nenbers will be able to raise

funds fromfamly.

The co-operative can engage in i ncone generating ac-

tivities such as the production of buil ding mater-

i als.

DI SCUSSI ON POl NTS

A) What is the difference between | ong-term finance and
short-term fi nance?

B) Wiat is neant by the term security?

O Li st the sources of housing fi nance known to you.

Li st them under two headi ngs - Fornmal Fi nance and
I nformal Finance. Refer to the attached gl ossary if
you are not certain about the nmeani ngs of certain
terns. ldentify the advant ages and di sadvant ages of
each source with particular regard to their suitabil-

ity both for co-operatives and for | owincone groups.
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Affordability:

The anobunt which the end user is able and willing to pay

f or housi ng.

Anorti sati on:

Repaynents on the principal of a | oan. Loans consi st of two
conponents: the capital, or principal, which is the ori-
gi nal anmbunt |l ent and the interest. At the begi nni ng of a
repaynent period the proportion of interest paid (usually
nonthly) is greater than the proportion of principal re-
paid. At the end of the repaynent period the proportion of

pri nci pal is higher.

Annui ty:
The annual repaynent of a loan. Normally, in a conventi ona
I oan, pri nci pal and i nterest paynents are cal cul ated so

t hat nont hly and annual paynent remain the sane. O herw se,
paynments on a decli ni ng bal ance would cause initial repay-

nents to be the highest.

Arrears:

Non paynent of nonthly or periodic | oan repaynents which

are deened to be recover abl e.

Bonds/ Debent ur es:

These are a range of financial instrunents enabling i nves-
tors in housing finance institutions to make | oans f or
fi xed periods at fixed interest rates. Sonetines there are

speci al tax concessions on these i nvestnents.

Bui | di ng soci eti es

Mut ual non profit housing finance institutions noninally
owned by their depositors and savers. These are nornally

fi nanced by deposits. Originated in the United Ki ngdom



Credit Uni ons:

Co- operati ves whi ch manage their nenbers' savings and pro-

vide short term | oans to individuals.

Def aul t s:

Non paynent of nonthly or periodic | oan repaynents deened

to be not recover abl e.

For ecl osur e:

Recovery of the nortgaged property by the | ender foll ow ng

def aul t. This is usually acconpani ed by eviction of the

bor r oner .

Housi ng Banks:

Housi ng fi nance institutions which are frequently in the
public sector and which provide |Iong-term | oans on a nort-
gage basis. Capitalised by depositors and capital nmarket.

Housi ng Co-operati ves:

Institutions owned by their nenbers with the objective of
provi di ng housi ng. Sone act as financing institutions by
coll ecti ng deposits and rai sing capital and by providing

housi ng | oans.

Housi ng Fi nance:
Al stages in the devel opnent and sal e of housing from |l and
purchase to construction, installation of on-site infras-

tructure and nortgage credit. Sone stages, such as cons-

truction, require short term| oans while others, such as

nortgage, are |long term

| nformal Fi nance:

Refers to Lnstitutions which are not recogni sed as bei ng es-

tabli shed finance institutions.
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| nt erest Rat es:

The anmpbunt which is charged for the | oan of a sum of nbney

expressed in a percentage per annum

Mort gage Loan:

A loan in which the | and and buil di ngs bei ng purchased is
the security for repaynment. (A simlar instrunent is know

as tenant purchase).

Nom nal | nterest Rate

The anount quoted by a housing finance institution.

Non- Conventi onal Fi nance:

Refers to financial nechani sm whi ch enabl es ot herwi se ineli -
gi ble | ow i ncone groups to have access to fi nance. For nal
instituti ons can operate non-conventional financial sche

mes.

Real Interest Rate:

The nomnal rate mnus the rate of infl ation

Savi ngs and Loan Associ ati ons:

Mut ual housi ng finance institutions very sinmlar to Buil -
ding Societies. Originated in the U. . S. A. Variati ons on
these types of institutions are to be found i n nany coun-

tries.

Secondary Mbrtgage Market:

A systemin which bl ocks of nortgages are traded on the
open market with the intention of attracting additi onal

funds into the housing finance sector.

Security:

A pl edge agai nst a |l oan. Securities can include nortgages,
fi xed and novabl e goods and guarantees. Al so known as col -

| ateral.



Spr ead:

The di fference between the interest rate a finance institu-
tion pays its investors (depositors) and charges to its bor-

rowers

Subsi di es:

Any nechani sm whi ch provi des housing to the end user at
| ess than market costs, e.g. through subsidi sed i nterest

rates, provision of free | and, reduced cost for infrastruc-

tures and structures.

Term

The I ength of a I oan.

Vari abl e | nterest Rates

In sone systens the interest rate is fixed at the begi nni ng
of the loan, in others it can be varied by the | ender in

accordance with market conditi ons.

Vari abl e Repaynent s:

A nunber of mnmechani sm devel oped to try and reduce initial

repaynment anounts.
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SESSION 12
SELEF-HEI P CONSTRUCTI ON
hjective: To enable the participants to explain and pro-
vi de advi ce on vari ous aspects of self-help
constructi on.
Tine. 212 - 3 hours.
Material : Two exerci ses,
Three Case Studi es,
One handout .
: . i de
1. Poi nt out that self-help construction is an inportant

aspect of self-hel p enpl oyed by nmany co-operati ves.
However, there are possible pitfalls in using self
hel p constructi on and a nunber of aspects have to be

seriously consi dered before taking the decision to go
ahead.' Distribute Exercise 1 to the partici pants and

gi ve them hal f an hour to conplete this.

2. Get the participants report to their concl usi ons back
to the entire group and put the answers on a flip
chart. Possi bl e answers to Exercise 1 are included
under each question in the handout al ong with sone

comments to enable you to | ead a di scussi on.

3. Di stri bute the handout whi ch contai ns possi bl e an-

swers to Exercise 1.

4. D vide the participants i nto groups and gi ve them
Exerci se 2 which consists of a task with three case
studi es. Let each group work out the npbst appropriate

formof self-help construction to be used by Pi oneer


katherine


housi ng co-operati ve. All ow t hem one hour to do
t his.

Convene the participants in a plenary and ask each
group to present their proposals. There is no single
answer to this task but you should take i nto account
the follow ng considerations to enable you to facili -
tate a di scussi on on feasi bl e approaches. There is

sone overl ap between the various itens.

Should Pioneer use self-help construction?

The decision is to use self-help construction for the

foll owi ng reasons:

- The cost of building with self-help can save up
to 20 per cent on the costs of houses. Informthe
partici pants that the percentage will vary from

case to case.

- The nenbers of Pioneer are in the construction in-

dustry and will have nany of the required skills.

- Sel f-help need not be Ilimted to house construc-
tion. Using their construction skills the nenbers
could also install infrastructure. For exanpl e,
skilled nmenbers could direct the install ati on of
di tches for drains and for water pipes and all
menbers could help to dig them |Inform partici-
pants that skilled tasks should be left to con-

tractors if nenbers do not have the skills.

- Menbers m ght al so nmanufacture building naterial s
such as buil di ng bl ock, bricks and roof tiles and
nmanuf act ure conponents such as door and w ndow

franes.

: . . f self-Build

- The commobn bond of the credit uni on has provided
nenbers with a basis for organi sing thensel ves as
t hey do have sone organi sational skills. One ap
proach to constructi on would be to have wor ki ng

teans sel ected by putting appropriate skills into



Use
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each team using the skills which nenbers already

have.

The work on infrastructure nmay need teans of a
di fferent conposition to those undertaki ng house

bui | di ng.

Leaders would be selected using two criteria,

| eadership skills and techni cal know how.

Menbers of the work teans will not be paid as
this is a drain on the resources of the co-oper-
ati ve and i nvalidates the reason for using self
hel p | abour. Therefore, the co-operative wll
have to be very careful that everyone does a fair
share of work or, if they are unable to do manua

wor k, makes a contri buti on of anot her ki nd.

of skills

The co-operative will identify all the skills
which it has and nmake an inventory. These will in-
clude skills related to the construction trades
(masons, pl unbers, el ectricians etc.), clerical
skills, organi sati onal skill such as those of
f orenen, and professional skills such as those of
quantity surveyors, architects and engi neers.
There will al so be unskilled | abour anong the
nmenbers and anong their famlies who do not work

for the constructi on conpany.

If the co-operative does not have a particul ar
skill it can either engage a contractor to pro-
vi de the experti se or engage artisans directly to

work with the nenbers.

If artisans work directly with the nenbers the co-
operati ve can consi der havi ng them as nenbers,
and therefore entitled to a house, if they net

all other conditions of menbership.

Trai ni ng for nenbers in construction skills may

be of two kinds. Mst are already skill ed but



sone woul d benefit fromtraining on-the-job by
the nore skilled nenbers. However, if nore train-
ing i s needed nenbers could attend part-tine cour-
ses at local training institutes. Training should
begi n before constructi on conmences.

JTask to be perfornmed

In installing Lnfrastructure the nenbers will cer-
tainly be able to undertake non-skilled tasks un-
der supervision such as clearing the site, dig
gi ng drai nage ditches, naking roads and f oot paths

and | andscapi ng.

In constructing houses they will be able to dig
foundati ons but other tasks will depend upon

the existing skills of nmenbers (which will be
hi gh as they are professionals in the construc-
tion industry);

the training which can be given to nenbers who
do not have necessary skills;

the technology utilised. If a new technol ogy
is used which is extrenely sinple then nenbers
will be able to carry out a considerable

amount of work.
House allocation

The process of house allocation can becone com
plicated if a criterion of effort made during
sel f-help construction is used. If a project is
totally built by a contractor co-operative soci -
eties use criteria such as the date of joining
t he co-operative, need for a house etc. Sonetines
nmenbers draw | ots.

When the criterion of | abour input is used co-
operatives can allocate houses as they are com
pl eted but run the risk of those who obtain a
house ceasing to help their fellow nenbers to
build. Therefore, co-operatives often wait for
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all houses to be conpl et ed before assigni ng par -
ti cular houses to particular famlies. As with
many ot her deci si ons, the judgenent will be based
on the strength of community spirit.

The drawback in waiting for allocation until the
houses are all conplete is that the co-operative
coul d have been coll ecting revenue fromthe com

pl eted units.
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Exercise 1

The first task is to answer the foll owi ng questi ons. Do not
worry if you don't know everything, briefly wite what you

t hi nk.

1 Defi ne the terns: - sel f-hel p housing
- self-help construction of

bui | di ng.
2. What are advantages of self-help construction for a
co-operative?
3. What coul d be the di sadvant ages of self-hel p con-

struction?
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Define the terns: Self-hel p housing
Sel f-hel p constructi on or buil ding.

Sel f-hel p housing invol ves a group, usually organi sed
into a co-operative, undertaki ng nost of the efforts
requi red to provide housi ng for nenbers. Wen the
phrase "self-hel p" is used in connection with housing
co-operatives it is often interpreted as "sel fbuil -
ding" but self-help and sel f-building are not the
sane thing. Mutual self-help is practised by all co-
operatives, it is fundanental to co-operative princi-
pl es and phil osophy. A housi ng co-operative practises
self-help in a nunber of ways by initiating and organ-
i sing the provision of housing for its nenbers. For
exampl e, planning, |and acquisition, working with pro-
f essi onal s such as architects and engi neers and nego-

tiating finance are all aspects of selfhelp.

Self-help construction is housing built all or in
part by the nanual | abour of the nmenbers.

What are the advantages of self-help construction for
a co-operative?

To reduce costs by elininating the wages paid to ar-

ti sans and | abourers and elimnating the profits paid
to contractors. To foster conmmunity cohesi on through

co-operation in reaching a commobn goal

VWhat coul d be the di sadvant ages of self-hel p con-
structi on?
- The nenbers do not have enough tine to build -

t hey have other jobs.



They do not have sufficient skills to do anything

except | abouring tasks.

They will want to be paid as sone are able to

wor k and others are not. For exanple, sone may

have health problens and others will have to do
their share. The nenbers will build slowy -
while all the tinme the price of building nateri al

is in creasing!
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There are three case studies to read. They descri be the
experi ences of three housing co-operatives in undertaking
sel f-hel p constructi on. When the group has read all the
case studies it will have the task of determ ning the ne-
t hod of construction to be used by Pi oneer, given what is
known about the nenbership from previ ous sessi ons. Di scuss
t he reasons for the decisions and the advant ages and di s-
advant ages. Wite the proposals on the flip chart for pre-
sentation. Here are sone considerations to keep in mnd

when wor ki ng out your proposal s:

- The menbers of Pi oneer housi ng co-operative are al
enpl oyees of the construction conpany and all have

full-time jobs during weekdays.

- The famlies of the enpl oyees do not necessarily have
full-time jobs although sone do work part-tine at
hone. The nmenbers work in the construction i ndustry
and therefore will have nmany of the necessary skills

for constructi on.

It may be hel pful to group the proposals under the foll ow
i ng headi ngs. However, there may be other itens that the

group may wi sh to add.

1. Organi sation of sel f-buil ders

How are wor k groups organi sed?
How are | eaders sel ect ed?

How are rul es drawn up?

What shoul d these rul es be?

Shoul d nenbers be pai d?

2. Use of skills in the co-operative

- How are skills (manual and non-nmanual ) identified

and how shoul d t hey be used?



- Are skills required from outside?

- Shoul d out si ders be nmenbers?

Tr ai ni ng

- What kind of training is appropriate for construc-

tion (e.g. on-the-job or formal courses)?

- Wien shoul d traini ng begi n?

Tasks to be perforned

- VWhi ch are the tasks that m ght best be perforned

by co-operative nenbers: site clearing, ditch

digging, pipe |laying, foundations, walls, roofs
electrical installation, plunbing, finishes?
House all ocati on - How shoul d houses be all ocat ed?

If nmenbers are buil ding together should they oc-
cupy houses as they are conpleted and start pay-
ing the various nonthly charges or should they

wait for all the houses to be conpl et ed?
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Case Study of self-help construction

Case Study 1

TEXTI LE WORKERS HOUSI NG CO- OPERATI VE

The Textil e Wrkers Housi ng Co-operative Society has a nem
bership of workers in a large textile factory. The soci ety
was forned to provide the nenbers with better housi ng as
the majority lived in expensive rented accombdati on. The
co-operative is very idealistic and wanted to undert ake
sel f-help construction to foster conmmunity cohesion and to
reduce costs. As the nenbers were full-tine enpl oyees it
was agreed that everyone should work on the site for 6
hours per week. Each departnent in the factory was organ-
ised as a work unit and was responsi ble for ensuring that
t he nenbers reported on tinme and fulfilled their obliga-

tions.

The co-operative began to manufacture buil ding material s
such as concrete bl ocks, doors, w ndow franes and gutters.
They found that this reduced the cost of materials by as
nmuch as 25 per cent. The nenbers al so constructed the

houses, thus reduced the costs.

The co-operative identified the skills which it had anong
t he nenbershi p and di scovered it had el ectricians and car -
penters but no skills in other key trades. It al so dis-
covered that there was a need for conti nuous supervi sion on
the site. The solution was to enpl oy several key arti sans
who were paid the standard rate. They had the task of car-
rying out skilled tasks, training nenbers in these tasks
and of supervising work. The co-operative also sent nenbers
for training to the national building training centre to
|l earn how t o manufacture concrete bl ocks. In this way the
menbers | earned new skills and contri buted nore to construc-
tion. They al so had better opportunities for enploynent in

t he future.



The co-operative decided that the full-tinme paid enpl oyees
shoul d al so becone nenbers and have an opportunity to ob-

tai n housi ng through the co-operati ve.

The co-operative has encountered two main problens in using

sel f-hel p constructi on.

Not all of the nenbers wi shed to work or were able to
wor k regul arly. Those who did work asked to be paid
for their | abour. The co-operative agreed to pay "in

centi ve bonuses” but this did of course raise the

costs.

- Those who did the nbst nmanual | abour asked that they
be given priority in being all ocated houses. The co-
oper ati ve deci ded that each work group woul d deci de
the order of priority for allocation. As soon as a

house was conpleted it was occupied as it was inport-
ant for the co-operative to collect tents as soon as

possi ble so that it could repay the npney borrowed to

construct the project.



Sheet 8

M DDLE | NCOVE HOUSI NG CO- OPERATI VE

The mi ddl e | ncone Housi ng Co-operative Soci ety has a nenber -
ship of middle and senior level civil servants froma num
ber of governnent nministries in the capital city. It has
consi derabl e support from a speci al housi ng co-operative de-
part ment of the Mnistry of Housing. Every housi ng co-oper-
ative nust follow the sane procedures if they are to obtain
fi nance fromthe governnent housi ng bank. They are all res-
ponsi ble for their own constructi on but the Departnent pro-
vi des type plans, approves designs, gives priority to co-op-
eratives in allocation of building naterials and supervi ses

constructi on.

The nenbers of the co-operative have deci ded to undert ake
construction by enploying small contractors. Because of
their responsibilities the nmenbers cannot undertake con-
struction thensel ves. Many of them could earn nore in other
ways, maki ng sel f-hel p manual constructi on not econom c.
Sel f-hel p has a high opportunity cost conpared to other

activities for nenbers of this particul ar society.

The nenbers have many hi gh-level skills, there are engin-

eers, architects, accountants and ot her professionals. Two

nmenbers are assigned to the site at all tines; this is
made possi bl e by taki ng annual | eave. O her nenbers are
responsi ble for the purchase of materials - a particularly

i nportant task in a situation where there is a shortage de-
spite the priority given to co-operatives. Another group
is responsible for the transport of materials. The co-oper-
ati ve has forned three conmttees to deal with these acti -
vities; construction, purchase of nmaterials and transport.
The probl ens experi enced by the co-operative are nainly con-

nected with the shortage of nmaterials as this caused del ays

and cost i ncreases.
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SQUATTERS CO- OPERATI VE HOUSI NG SOCI ETY

The Squatters Housi ng Co-operative Soci ety was forned be-
cause the governnent said that it wi shed to assist the resi-
dents in one lowincone area of the city. The squatters in
this area therefore forned a co-operative and were given
tenure to the land. It was decided to denolish the existing

houses and to build new ones.

The co-operative nenbers decided to undertake the construc-
tion work thensel ves and organi sed thensel ves i nto buil di ng

bri gades. The bri gades were of two types.

Menbers organised on the basis of streets, each
street form ng one brigade. These bri gades wor ked at

weekends only and were not paid.

Unenmpl oyed constructi on workers who were nenbers for-
nmed bri gades. They worked during the week and duri ng
t he weekends they al so supervised the "street briga
des" who were nmminly conposed of unskill ed workers.
These bri gades were paid a wage by the governnent.
The governnent al so provided forenen to supervi se con-

structi on.

Two net hods of construction were used. Initially all the
houses were built in a conventional way using concrete

bl ocks. Later, wooden prefabricated houses were introduced.

The sel f-hel p building process faced consi der abl e probl ens
fromthe outset. There were conflicts between the construc-
ti on workers and the governnent forenen as they gave con-
flicting instructions to the "street" brigades. The brig-
ades set their own rules and those of the constructi on wor-
kers, based on their experiences in the fornal construction
i ndustry, reflected an i mage they had of thensel ves as bad

ti mekeepers, heavy drinkers and generally unreliable. This



conflicted with the general atnobsphere of collective spirit

based in the community and the goals of the project.

It was found that work was going extrenely slowy and one
reason was that only nen did construction. Wnen, who nade
up half of the nenbership of the "street" brigades, were
only allowed to carry materials, |eaving nost of themidle.
Al so, the traditional organisation of the brigades nade it
difficult for wonen to partici pate when they had responsi -

bilities at hone.

This all changed when prefabricated units were built in-
stead of conventi onal houses. No one knew how to use new
t echnol ogy and all | earned together. This allowed for nore
equality of relationships wthin the brigades. Sone brig-
ades changed their | eadership, electing a person with com
muni ty organi sati on rather than construction skills. Sev-
er al of these new | eaders were wonen. The rul es of the
bri gades were al so changed so that wonen could play a | ar-

ger role, recognising their donestic responsibilities.

The co-operative decided that houses were to be all ocat ed
by the brigade which built them They al so deci ded t hat
none would be allocated until all were built. Thus, no one
woul d show | ess comm tnent to buil ding as m ght have been

t he case had they known that "their" house was conpl et ed.
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SESSION 13

ACTI ON COVM TIVENT

Chjective: To enabl e participant to apply what they have
learned in this course to their work in the
field.

JIime: Dependi ng on the nunber of participants, a mn-
i mum of 20 m nutes.

Material . Action conmitnent fornms (two copies should be
di stributed to each participant at | east two
or three days before this session).

Session QGuide:

1 Parti ci pants should be i nforned at the begi nni ng of

the course that they will be required at the end to

present a plan of action on how they propose to im

plement in their work sonethi ng which they have | ear-

ned on the course.

the should be continually rem nded of this during the
course, and encouraged to relate what they are | earn-
ing to their own experience. Stress throughout that
training of this sort is an investnent; the "return”
only cones when partici pants successfully apply what
t hey have | earned when advi si ng housi ng co-operati ves

in the field.

2. Each partici pant should be gi ven two copies of the
action commtnent formtwo to three days before this
session, in order to allow themtine to think about
what they propose to do, and to wite it down in dup-
licate. Participants who work in conjunction wth
others on the course should al so di scuss their plans

with them to ensure that they are co-ordinated with



one anot her and that they do not duplicate or con-

flict.

Action comritnments can often provide an opportunity
for inmproved coll aborati on between different depart-
ments of institutions whose staff are represented on

t he course.

When di stri buting the action commtnent form stress
that partici pants nmust present a plan which they ac-
tually have a good chance of imlenenting thensel ves,
and whi ch does not depend on inpossi bly anbitious pro-
posal s to change the view of their superiors, or the
total admninistrative systemin which they work. Sone
partici pants may feel that it is inpossible to inple-
nment any change, since they are so constrai ned by
others. Stress that change in any organi sati on does
not only cone fromthe top, and that a training
course of this type is a total waste of tine and

resources if it does not |ead to sone changes.

Stress al so that the action conmmtnent need not and
i ndeed should not be over anbitious. I|If participants
conmmit' thenselves to i npl enenti ng even one nbdest
change, which is wholly within their own capacity,
this will be sone i nprovenent and should also lead to
application of other | essons which they have | ear ned

on the course.

Partici pants should conplete the forns, briefly, in
duplicate, in order to keep one for thenselves and to
hand the other to the instructor. Stress that you
will follow up the commtnents, personally or through
correspondence, in order to ensure that participants
have in fact attenpted to i nplenent their plans.
Stress that the objectives of this foll owup are as

f ol | owi ng:

- To rem nd, assist and encourage participants to
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make a serious attenpt to i npl enent what they

pl an.

- To evaluate the traini ng programme itself, and
not the participants, since it is the fault of
the instructors and/or the course material if par
ticipants are unable to nake use of it in the
field.

VWhen handi ng out the action commitnent form go
t hrough t he headi ngs, stress that two or three |ines
are all that is required under each, and explain in

particular the last two itens:

- Parti ci pants must recogni se that they will have
to think at | east as nmuch about how they are to
i ntroduce change as about what change they are to
i ntroduce. Superior officials, colleagues in the
sane position or subordi nates all have to be per-
suaded and agree to the change, as do nenbers of
exi sti ng or proposed housi ng co-operatives. It
may be possi ble for participants, particularly
t hose of a nore senior level, to "order" people
to do things, but they will not do them effective-
ly if they do not believe in them Sending a neno-
randum or nmaking a witten report is unlikely to

per suade peopl e to change.

The final itemon the formr requires partici pants
to comit thenselves to a specific, neasurable
target by six nonths at nost after the end of the
course. This ensures that the action conmmtnents

are specific, rather than vague conmmitnents to

general inmprovenent. A conmitnment to "inprove the
quality of the advice | give to prospective hous-
ing co-operatives" may be sincere, but nobody, in-

cludi ng the partici pant who conmmts hinself to
it, can possibly state specifically that it has
been achi eved. "To assist the XYZ group to carry

out a project cost analysis and to test their com



m tnent by asking themto carry it out within a given

period" is nore nodest, but it is neasurable.

The instructor's copi es of the action conmmtnent
forms should be collected from partici pants shortly
before this session, in order to allow themtine to
i ncor porate whatever they may have | earned from al

t he previ ous sessions. If possible, a brief sunmary
for all the action conmmitnents shoul d be prepared and
distributed to every participant, at the begi nni ng of
this session, in order to i nprove the quality of the
anal ysis and advice which they offer to their fell ow

parti ci pants.

It may al so be possible to conbine this session with
the official closing cerenony, if such a cerenopny is
to be held. The presence of a senior invited guest
will underline the seriousness of participants' ac-
tion conm tnent presentations, and will also be a
nmeans of inform ng the guests about the concerns par-
tici pants may have and ways in which he can i nprove

the situation fromhis | evel.

Al |l ow each participant up to ten m nutes to nmake a
bri ef presentation of his or her action conmtnent.

If tine and facilities allow, they should have been
gi ven the opportunity to prepare flip charts, over-
head projector transparenci es or other neans of ex-
pl ai ni ng what they propose to the rest of their col -

| eagues.

Stress that this presentati on can be a "rehearsal "
for any presentation that participants will wish to
make to their coll eagues on their return hone; par-
ticipants should aimto be brief, clear and persu-

asi ve.

After the ten m nute presentation, allow a further
ten mnutes, or nore tine if this is avail able, for

ot her participants to ask questions, make suggesti ons
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and generally attenpt to assist and i nprove their col -

| eague' s chances of success.

Attenpt to elicit possibilities of inter-departnental
conflict or co-operation, and ensure that partici-
pants use this session as an opportunity for assist-
i ng one anot her rather than pointing out the reasons

why their action conmtnent may not succeed.

Summari se the essential details of each action conmmt-
ment on the chal kboard. At the end of the session,
concl ude the programe by goi ng through the list, sho-
wi ng what a significant i nprovenent will be achi eved
in the pronoti on of workers' co-operatives if all the
pl ans are i npl enented. Stress that the training pro-
gramme only really begins when the formal cl assroom
sessi ons have finished; the seeds have been pl ant ed,
but he programme will only have been a success if
they cone up and the fruits, in terns of successful

wor ker' s co-operatives, are duly harvest ed.

NOTE

Participants should not be given suggestions for
their action comritnents, since the exercise of ap-
plyi ng what they learn in the programme to their jobs
is an essential part of the | earni ng experi ence. The
foll owi ng exanpl es of appropriate acti on conmm tnents
should only be used, with caution, if absolutely ne-
cessary; they are included nore as gui dance for the

instructor than as suggestions for participants:

"To work with Group X so that they appreciate
their need to determ ne the i ncones of their po-
tential menbers, both fornmal and informal, and to
train themin using the tools required to under -
take this task. To use this task both as a neans
of obtai ni ng the necessary informati on and as a
way of testing their conm tnent and identifying

| eadership."”



- "To assist the nenbers of G oup ABC to carry out
an affordability analysis of their proposed pro-
ject and then to agree with them a date by which
this will have been conpl eted, by the nenbers

t hensel ves.

"To assi st the nmenbers of group D to negoti ate

for a loan fromthe housi ng bank."

"To devel op and then translate into | ocal vernac-

ular a set of nodel by-laws for a housi ng co7oper -

ative. "
The " per suasi on strat egi es” shoul d be simlarly
brief, and may i nvol ve "Il obbyi ng" col |l eagues, bri ng-

i ng pressure to bear through news nedia or political
channel s, and ot her non-fornmal but perfectly legiti-

mat e ways of i ntroduci ng change.

The "specific measurabl e achi evenent” nust be able to
pass the following tests: will the participant himor
hersel f, and an outsi de observer, be able to say de-
finitely whether or not it has been attained? It may
only be an indicator of inprovenent, but should be

quanti fi ed, or capable of a clear answer, yes" or

"no".
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PARTICIPANT'S ACTION COMMITMENT FORM

Problem which the proposed change is designed to solve:

Action that is to be taken:

Persuasion Strateqgy by which the change will be intro-

duced:

Specific Measurable Achievement:
By: (a date not more than six

months after the end of the training course) the following
specific, measurable stage will have been reached in the

implementation of this action commitment:

Signed: Date:
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I NTRODUCT! ON

This training nmanual is self-contained in that it provides
all the material required to enabl e each exercise to be com
pl et ed. However, further reading will benefit trainers,
| eaders and nenbers of housing co-operatives. This brief an-
notated reading list is intended to provide a sel ecti on of
materi al which will be useful to trainers. A npbre extensive
bi bl i ography is to be found in "Housi ng Co-operatives: A
Bi bl i ography” which is published by the United Nations
Centre for Human Settl enents (Habitat).

1. Co- oper ati ve Housi ng
I nternati onal Co-operative Alliance, Geneva (2nd Rev.
Ed. 1987).

Thi s handbook briefly covers nmany aspects of co-oper-

ati ve housi ng devel opnent i ncl udi ng definitions of co-
operati ves, support organisations, forning a co-oper-

ative, legal matters, structure and organi sation, fi-
nance, pl anni ng and buil di ng (i ncl udi ng sel f-build),
managenent and adm ni strati on, co-operative housing for
speci al groups and staff training. It has exanpl es of

two successful projects in Bolivia and Hondur as.

2. Housi ng Co- operati ves: experiences of mutual selfhelp
Al der, Graham (editor)
UNCHS, Nai robi, 1989.

Thi s publication presents four case studies from Ethi o-
pia, Ni caragua, Philippines and Zi nbabwe which ill us-
trate different aspects of the co-operative node of hou-
sing. Different types of nutual selfhel p organi sations
are exam ned, sone which are fornally regi stered co-op-
eratives and others which are less fornmally structured
but with siml|ar objectives.

3. Housi ng Co-operati ves in Devel opi ng Countries: a manua
for self-help in | owcost housi ng schenes
Lewi n, A.C

John Wley & Sons in association with Internediate
Technol ogy Publicati ons, London, 1981.

Thi s manual is concerned with the devel opnent of urban
housi ng co-operatives in Africa and can be used as a
basi s for adapti ng and devel opi ng nmanuals for specific
situations. Part 1 is general and descri bes the context
i nfl uenci ng the devel opnent of housi ng co-operati ves
and the characteristics, principles and types of hous-
ing co-operatives and the conditions necessary for
their pronotion. Part 2 covers the organi sation of self-
hel p housi ng co-operati ves, planning of a housing CO-



operative, funding aspects, the formati on process and
interimadm nistration, training and educati on, self-
hel p constructi on, nmanagenent and adm ni strati on, the
|l egal franme work and housing for the | owest i ncone
gr oups.

I nt egrated Co-operatives for Satisfying the Needs of
Shelter in Slum and Squatter Areas.
DESWOS and Carl Dui sberg Gesel |l schaft, Col ogne, 1981.

This publication is the report of a workshop on human
settl enent co-operatives held in Marburg i n Decenber
1980. Areas covered include requirenents for the oper-
ation of co-operatives with an integrated approach,
problens and criteria in the sel ection of denonstra-
tion projects, participation and training, popul ar
partici pati on and power and identification of teach-
ing aids for training programes and to encour age
popul ar partici pation.

Communi ty Based Fi nance Institutions: the role of co-

operatives and credit unions in nobilising finance
for the i mprovenent of | owincone settl enents
Uni t ed Nat i ons Centre f or Hurman Settl enents

(Habi tat), Nairobi 1985.

Overvi ew of the Co-operative Devel opnent System con-
cepts and net hods
Co- operati ve Housi ng Foundati on, (series No. 7) WAsh-

i ngton D.C., 1985.

Pre- Menber Educati on Course for Housi ng Co-operatives
Ger man Assi st ance Associ ation for Social Housing -
| DESWOS), Col ogne. English Edition 1979, French and
Spani sh editions in 1980.

Pronmoting Organised Self-Help through Co-operative

Modes of Partici pation
United Nations Centre for Human Settl enents (Habitat),

Nai r obi, 1984.





