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ABSTRACT

The concern of most governments and
decision makers, especially in the deve-
loping countries like Ghana, is about how
to provide and manage adequate and
decent housing for the middle and low-
income households. The co-operative
form of organisation is one of the approa-
ches that have been adopted to meet
‘this requirement in a number of coun-
tries. Unfortunately, co-operative hous-
ing societies have been in Ghana since
1956 but their contribution to the hous-
ing stock has been insignificant. This
poor performance can be attributed to
the method in which the co-operatives
have been established and inadequate
institutional arrangements for promo-
ting and supporting them. This paper
reviews Chana's experience and dis-
cusses issues and a procedure for pro-
motion and establishment of effective

and sélf-supporting co-operative

housing societies in the country.

Kex'words: developing countries, Ghana,
housing, co-operative societies, finance
and institutional arrangements.

INTRODUCTION

The provision of houses and related faci-
lities and services is an evolutionary and
participatory process involving interaction
between people and institutions. The
quantity and quality of housing in any
given area are determined by the pat-

PLANNING

tern of growth and characteristics of a
population. the resources, planning
strategies. institutional framework and
management practices.

Housing is a fundamental human need.
However, virtually every country has
been experiencing housing problems. Un-
fortunately, the housing problems are
particularly acute in the developing coun-
tries. The problem facing most govern-
ments and decision makers particularly
in the developing countries like Ghana,
is how to provide and manage adequate
and decent housing for the middie and
low-income households. The most serious
problem in providing housing for these
groups is that of money for acquisition
of land and building materials, site plan-
ning and for expertise in house construc-
tion and estate management. The avail-
ability of long-term investment capital
has a fundamental influence on planning
the development of houses and their
related facilities and services. The
financial constraints can form a barrier
beyond which very little or nothing can
be done.

In Ghana the financial and the con-
struction materials constraints are the
basic problems facing the individual
household and the government. These
are very acute when one looks at the
housing situation for the middle and low=
income population.

With a very large deficit in the sup-
ply of houses (the accummulated deficit
is 250,000 units) and unfavourable eco-
nomic situation coupled with the decline
in real incomes and the general living
standards during the past two decades,
the provision and management of hous-
ing for the growing low-income popula-
tion in a developing country like Ghana
require a mobilization and pooling of
resources which have hitherto remained
untapped. It is in this respect that the
co-operative society approach can be an
important tool.

Unfortunately the co-operative hou-
sing societies in Ghana have not contri-
buted significantly to mitigating the
housing problems as expected. It is
therefore the objective of this paper to
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appraise the past experience and iden-
tify essential issues and make proposals
for the promotion and establishment of
co-operative housing societies in the
country.

The focus of this paper is the
co-operative housing societies of Chana.
However, before discussing these in
detail, a brief explanation ot a co-opera-
tive housing society and the types that
can be promoted will be made.

DEFINITION OF THE
CONCEPT AND TYPES OF
HOUSING CO-OPERATIVES

The basic unit of the co-operative
housing sector is the co-operative so-
ciety. A co-operative society is a
legally incorporated group of indivi-
duals, generally of limited- means, pur-
suing an economic purpose in which
membership is voluntary and control is
democratic. A co-operative housing so-
ciety is therefore an organization in
which groups of people undertake to
pool resources together in order to
obtain housing to be owned by those
who occupy them, either on individual
basis or collectively. It is a non-pro-
fit organisation.

The basic types of co-operative
housing societies are the terminal(or
temporary) and permanent societies. This
classification is based on the life span
of society. Terminal co-operatives usu-
ally build single family housing units and
wind up when the building construction
is completed. As the name implies, per-
manent co-operatives are just the oppo-
site of the terminal ones, and members
of such societies buy shares in propor-
tion to the unit they occupy and they
pay monthly contributions. In the case
of permanent co-operatives, the members
are collectively the tenants as well as
the landlords of their properties.

On the basis of the types of activity
in which a particular group is engaged,
co-operative housing societies can also
be classified as consumer and producer
co-operatives, and as primary and secon-
dary co-operatives. Consumer societies
are management co-operatives while
producer societies are usually engaged
in building new housing units or buying
and renovating existing ones for their
members. A primary society is one
whose members are individuals while a
secondary society is one whose members
are primary societies.

ORIGIN OF
CO-OPERATIVE HOUSING
SOCIETIES TIN® GHANA

Co-operative organisation and methods
have long been a common feature of the
Ghanaian scciety. There have been tra-
ditional savings and loan associations
(termed "susu" in some communities)
which provide liquidity for the commu-
nity and co-operatives which provide
labour either for house construction and
for farm work. However, formal co-
operative activities started in the coun-
try in 1928/29 and were centred around
the cocoa industry. The first co-ope-
rative housing societies were founded
in this country in about 1956, These
co-operative housing societies were the
result of the government's scheme for
financing rural housing; that is, the
Roof Loan Scheme which was started
in 1956. These societies were purposely
formed to enable the rural dwellers have
access to government sources of finance
and to make it easier for the government
to identify the beneficiaries in order to
prevent default in loan repayment. Until
recently the housing co-operatives that
were established in the rural areas
were organised on the same lines as the
former Roof Loan Saocieties.

The urban co-operative housing
movement had its beginning in 1969 when
a pilot housing co-operative project was
initiated in Community 2 at Tema by the
Department of Housing and Planning
Research. This project successfully
developed into a co-operative society
(the Tema Housing Co-operative Society
Limited) which was registered in January
1972. The initial success of this project
encouraged and actually resulted in the
formation and registration of other co-
operative societies both in and outside
Tema.

The concept of co-operative housing
society was promoted vigorously during
the Second Republic, 1969 to 1972. Dr.
Busia's government created the Depart-
ment of Rural Housing and Cottage Indus-
tries (i.e. the former Department of Rural
Development) and initiated the Rural
Housing Programme. The responsibility
of carrying out research and finding
out sound and effective means of promo-
ting and establishing co-operative hou-
sing societies in the country was entrus-
ted to the Department of Housing and
Planning Research of the University of
Science and Technology at Kumasi. The
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Department of Housing and Planning
Research was also responsible for train-
ing the personnel - i.e., the organisers,
technical staff and directors - for the
Departmant of Rural Housing and Cottage
Industries (DRHCI|, which would be in
charge of establishing and registering
the housing co-operatives throughout the
country.

INSTITUTIONAL
FRAMEWORK FOR THE
CO-OPERATIVE HOUSING
SECTOR

In terms of ministerial responsibi-
‘ties, the co-operative housing sector
is under the Ministry of Works and Hous-

ing. Housing co-operatives are established

within the framework of Decree 252 of
1968. This decree covers the procedure
for registration of co-operative societies,
duties and privileges of the registered
societies, rights and liabilities of mem-
bers of registered societies, methods
of handling disputes and the procedure
for dissolving a registered society. The
pre-requisites for the registration of
housing co-operatives are that the pro-
posed society must have

i. at least 10 members;

ii., a secretary with a knowledge in

. accounting;

iii. a management committee of seven and

iv. a piece of land on which it intends

to build.

The Department of Co-opeatives, the
Department of Rural Housing and Cott-
age Industries (of the Ministry of Rural
Development and Local Government) and
the Department of Housing and Planning
Research (of the University of Science
and Technology, Kumasi) have been res-
ponsible for the establishment, registra-
tion, - development and operation of the
co-operative housing societies. The
Ministry of Finance and Economic Plan-
ning, the Ministry of Works and Housing,
the Tema Development Corporation and
the Ghana Co-operative and Builders
Association Limited have also been in-
volved in providing financial assistance
and other technical services to the
co-operatives.

During 1979 and the early part of
the 1980s, efforts were made by the
Ministry of Works and Housing to esta-
blish a machinery for organising co-
operative housing societies in the coun-
try. With the assistance of the United
Nations Habitat Foundation emphasis

was placed on the establishment of a
technical services organisation (TSO) to
facilitate the development and implemen-
tation of a national co-operative housing
programme. The preparatory work for
this was done, but the T.5.0. was not
established.

CHARACTERISTICS AND
PERFORMANCE OF THE
HOUSING CO-OPERATIVES

ORGANISATIONAL STRUCTURE OF
THE CO-OPERATIVE SOCIETIES

The housing co-operatives of Chana
have been organised as producer socie-
ties. All of them have been engaged
in the building of new houses and deve-
loping communities rather than managing
already existing stock of housing. These
are also predominantly terminal co-ope-
ratives in that they would cease to exist
as corporate bodies when the housing
development is completed and loans
granted for the projects have been paid
off. A few of the housing co-operatives
such as the Tema Co-operative Housing
Society Limited have been organised as
permanent societies. The co-operatives
organised by the Department of Rural
Housing and Cottage Industries (DRHCI)
are terminal ones.

As a result of funds provided by
the central government and mainly
through the activities or initiative of the
D.R.H.C.l. a large number of housing
co-operatives were organised throughout
the country in the 1970s. Quite a good
number of them have gone through the
whole process of founding and are regis-
tered. However, as a result of poor
record keeping the exact number of the
co-operatives (both registered and pro-
posed| is not known. According to
information received from the regional
co-operative officers, there were 91
registered and 58 proposed housing co-
operatives in the country in 1981.
According to the Department of Co-ope-
ratives (Head Office, Accra) there were
120 registered housing co-operatives
in the country by July 1980. The Ghana
Co-operative Housing and Builders Asso-
ciation Limited, Accra, reported that 178
housing co-operatives had registered
with it in 1981,

The Co-operatives are empowered to
perform the following functions:

i. to acquire land and dwellings;
ii. to hold savings for members and
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applicants for membership;

iii. to borrow money; and

iv. to negotiate with appropriate agen-
cies for the provision of infras-
tructural facilities to the co-ope-
rative housing areas.

The membership of the housing co-
operatives ranges between 10 and 250.
Membership status in any of the socie-
ties is obtained through application and
interviews, and in some cases this is
subject to the approval of the members
of a co-operative. The two main crite-
ria for admission into a housing co-ope-
rative are place of residence and place
of work. Eligible persons become mem-
bers only when they have paid admis-
sion fee (which was between €1.00 and
¢50.00 in 1981), buy one share in the
society (which was between £100.00
and (300.00 in 1981), and completes and
signs membership and occupancy agree-
ment forms. It is required that a mem-
ber who intends to resign from a co-
operative has to apply and give suffi-
cient notice, usually about 30 days.

A member, who resigns, is entitled

to all monies he might have contribu-
ted towards the cost of a house and
the sale of his share to an in-coming
member or to the co-operative society.

METHODS OF FINANCING PROJECTS

The housing co-operatives have four
sources of funds:
i. contribution of the members in the

form of fees, dues and savings;
il. purchase of share capital;

iii. central govecrnment funds which are
in the form of mortgage loans;and

iv: voluntary contributions which are
made during general meetings.

The main source of funds for housing

development in the co-operative hou-
sing sector has been the central govern-
ment. Both the D.R.H.C.l. and the
Department of Housing and Planning
Research (DHPR) pre-financed the hou-
sing projects of the co-operatives with a
revolving fund. For example, the cen-
tral government granted the Tema Hous-
ing Co-operative Society a loan of
(E8,000.00 in 1271 and (£100,000.00 in
1974 at an interest rate of 3 per cent and
a repayment period of 30 years. In the
1980/81 financial year, the government
earmarked (1.5 million for the co-opera-
tive housing sector and over half of this

was meant for the Tema Housing Co-
cperative Society to contirue its house
construction.

However, some of the co-operatives
managed to mobilize funds through mem-
bers' fees, dues, savings and cther con-
tributions. But in most cases these
were not invested in housing projects.
For example, between 1973 and 1979 the
Offinso Co-operative Housing Society
mobilized a total of (43,865.00, the Tech-
nology Housing Co-operative Society had
€44,191.44, the Tema Housing Co-opera-
tive Society had (38,316.64, and the
Abotare Ye Housing Co-operative Society
had (44,506.74.

The housing co-operatives have not
utilized the mortgage loan facilities of
the financial institutions for two main
reasons:

i. because of the approach adopted
by the promoting institutiens,
the co-operatives have not been ex-
posed to exploring sources other than
the DRHCI and the Ministry of Works
and Housing through DHPR (UST); and

i{i. the financial institutions have not
advertised themselves in that res-
pect because they do not have ade-
quate long-term funds to meet the
demand.

HOUSE BUILDING ACTIVITIES OF THE
CO-OPERATIVE SOCIETIES

In the absence of funding by the
financial institutions and a reduction
in funds from the central government,
the housing co-operatives have no size-
able funds for housing projects. This
became very clear as from 1986 when
the country experienced a sharp increase
in house costs due to the adjustment in
the rate of exchange of the currency
(i.e. cedi]. Because of low priority
attached to the housing sector as from
1982, there has been a drastic reduc-
tion in government financial support to
the co-operative housing sector. The
result is that the housing projects of
the co-operatives have come to a stand-
still. Of the urban co-operatives sup-
ported by D.H.P.R., it is only the Tema
Housing Co-operative Society and the
Offinso Co-operative Housing Society
that have built some houses. The hous-
ing co-operatives established by the
D.R.H.C.l. have not been able to con-
tinue what have been provided with the
central government funds.

Between 1974 and 1979 the
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D.R.H.C.|. completed 740 houses and had
694 units under construction for the co-
operatives it assisted to establish. Simi-
larly between 1971 and 1980 the housing
co-operatives under the D.H.P.R. com-
pleted 23 houses and 31 others were
under construction. On the whole only
763 houses were completed for the co-
operative housing sector with what was
meant to be a revolving fund. |[f every-
thing has been completed, the co-opera-
tive housing sector will control just
about 1,488 houses. Judging from the
number of houses built within the sector
and the total national housing deficit, it
can be concluded that the impact of the
housing co-operatives has not been impres
sive.

This unimpressive performance of”
the housing co-operatives has”led to loss
of morale among their members. For
example, one of the best organised hous-
ing co-operatives is the Abotare Ye
Housing Co-operative Society Limited at
Tema. This co-operative was established
in 1974 with 250 members. By December
1980, this co-operative had only a piece
of land (3.5 acres) on which it intended
to build houses, (i4,506.74 in its bank
account and the membership had reduced
to 116.

The few houses built within the
co-operative housing sector have been
allocated to some of the members on the
basis of need and first come first served
principle. The co-operatives organised
by the D.R.H.C.|. allocated their
houses in the order in which the members
paid the 10 per cent deposit of the cost
of a house, and the beneficiaries are
to repay the remaining cost (in the early
part of the 1980s the cost of a basic
two-bedroom housing unit was about
€15,000.00) over a period of 20 years.
The Tema Housing Co-operative Society
allocated its houses on the basis of need
and the beneficiaries pay rent.

REASONS FOR THE DECLINE IN
ACTIVITIES OF THE CO-OPERATIVE
SOCIETIES

As stated above, the housing co-
operatives have not made a significant
contribution to the country's housing
stock. This poor performance of the
co-operatives can be attributed to the
following factors:

i. inadequate finance and supply of
construction materials for the pro-
jects;

ii. poor guidance and technjcal assist-
ance; and

i. poor understanding and weak commit-
ment on the part of the members to
the principles of co-operation.

A study of four housing co-operatives
reveals that the housing co-operatives
were not established on the right prin-
ciples. For example, the co-operatives
were founded as an alternative to
government sponsored housing develop-
ment and as a means of channelling
public funds into the housing sector.
Because of this there was no deliberate
attempt to explore other and more last-
ing means of attracting funds into the
co-operative housing sector. |t appears
also that initially people were pursuaded
to join the co-operatives with the pro-
mise that they would soon have houses
either to own or to rent. Typical exam-
ples of these are the co-operatives orga-
nised by the D.R.H.C.l. It is equally
a wrong approach on the part of the
D.H.P.R. to have promised demonstra-
tion houses to the co-operatives; this

is a promise it does not have resources
to fulfil.

From the way in which the co-
operatives have been organised, it
appears that one of the main factors
which have hindered their proper func-
tioning is the lack of a technical service
organisation (TSO). Although the
D.H.P.R. and the D.R.H.C.Il. have
performed the functions of a promoting
agency, the two institutions have not
established housing co-operatives that
could function without continued finan-
cial sponsorship by central government.

ISSUES AND PROCEDURE
FOR PROMOTING AND
ESTABLISHING HOUSING
CO-OPERATIVES

The establishment and success of
a co-operative housing society involves
a chain of decisions. The chain starts
with a decision to come together into a
group. through decisions on a housing
project that is appropriate and that the
members can afford, to a decision on
how to manage the properties resuliting
from the group effort. The review in
the previous sections reveals that this
step-by-step approach to establishing
co-operative housing societies has not
been followed and.the involvement of
the members in major decisions as well
as their commitment to co-operative prin-
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ciples have been minimal. This last sec-
tion of the paper is devoted to discus-
sions of the vital issues and proposals
for improving the existing co-opera-
tive housing societies and establishing
new ones in the country.

ESTABLISHING A PROMOTING
ORGANISATION

When households or individuals
organise themselves into a housing co-
operative, in most cases they will not
have adequate knowledge to comply with
all the requirements of the co-operative
law and perform all the functions rela-
ted to the design of a housing project,
construction of houses and their manage-
ment, unless they are guided, trained
and supported initially by a sponsoring
agency or organisation. [t is in this
respect that the need for a-well esta-
blished and adequately staffed and
financed promoting agency or technical
services organisation (TSO] is paramount
in Chana. A TSO is a non-profit making
arganisation which has the capability
and technical expertise for the promotion
of co-operative housing schemes.

GCenerally, the activities of a co-
operative housing society cover the fol-
lowing:

i+ admission and welfare of the members;

ii. acquisition of land;
1ii. design of houses and the choice of
construction materials;
iv. mobilizing funds for housing projects

and other activities of the co-
operative;
v. contracts and construction procedures;
vi. management issues hoth before and
after the completion of house con-
struction.

In view of these activities, a TSO.

“should be a multidisciplinary group which
should include Social Scientists (e.qg.
Sociologists, Economists, etc.], Co-ope-
rative Organisers, Architects, Building
Technologists, Planners (especially Physi-
cal Planners|, Public Health Engineers
and advisers on financial issues or
Accountants.

Instead of direct involvement in house
construction, the TSO. should create a
condition in which the co-operative will
build their own houses through contrac-
ting jobs to competent builders and
managing the process themselves. The
promoting organisation should devote
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most of its work to training the co-ope-
rative members in various aspects of
housing activities so that.the group will
be self-managed by its own members.

TYPES OF HOUSING CO-OPERATIV i
TO PROMOTE x4

Ghana is faced with both a deficit
in the supply of houses and deteriora-
ting stock of houses, For the co-ope-
rative housing sector to play a signi-
ficant role in this, a variety of societies
will be required. The country does not
need only co-operatives that will plan
and develop new houses and communities,
but also the ones that will take over the
management, renovation and maintenance
of existing stock of housing so as to
offer users safe and wholesome environ-
ments and to effect an efficient use of
the funds already invested.

Table 1 shows four types of hous-
ing co-operatives which can be promo-
ted in the country. Considering the
fact that most Ghanaians would like to
own their houses and that maintenance
of state owned houses has not been
good, terminal and multi-purpose types
of co-operative should be recommended
for individuals who intend to co-operate
in the development of new houses.
Although these two types of co-operatives
appear to suit the aspirations of most i
Ghanains,they have two important problems:|

i. high capital inputs are required
from members and

the possibility of speculation and
sale of houses acquired through a
group effort.

Every person has a right to sell
his acquired property, but to do this
through the co-operative system will
mean defeating one of the basic princi-
ples. The questions of speculation and
sale of properties can be solved through
legislation. There should be a legis-
lation against the sale of houses acqui-
red through a co-operative within a cer-
tain period. |If for some reasons a mem-
ber should leave a co-operative before
a stipulated period, then, since the
co-operative might have been dissolved,
the property should be sold to the promo- *
ting agency or the institution which pro-
vided the funds for the project. For 3
this purpose documents on the houses
should be prepared in the names of both
the co-operative member and the institu-
tion which could claim the right to pur-
chase the property should the owner

ii.

——— =sx
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TABLE 1: OPTION TO POTENTIAL CO-OPERATORS

Type of Co-operative

Property ownership

Problems and issues

Terminal Co-opera-
tive Society

Individual ownership of
houses

high capital outlay particu=
larly for the repayment of
loans.

Semi-permanent
Co-operative Society

All houses will be owned
initially by the co-operative
society. After they have
been fully paid for by the
co-operative, the units will
be owned by the individual
members.

1.

How to maintain savings
for a very long period eg.
20 years?

. What happens when a

member resigns?
What happens when a
member dies?

Permanent Co-opera-
tive Society

Communal ownership of
the housing units inde-
finitely’

How to provide the mem-
bers with accommodation
as fast as not to cause
frustration?

What happens when a
member resigns?

. What happens to a deceased

person's housing unit and
investment in the co-opera-
tive?

Multi-purpose
Co-operative Society

Could be on individual or

communal ownership depen-
ding on the aspirations of

the members.

ldentifying a viable pro-
ject in which to invest,

How to mobilise funds for
the profit generating pro-
ject?

How to maintain the interest
of the members during ini-
tial years when efforts are
on profit making venture
rather than house construc-
tion?

What happens to the invest-
ment in the economic pro-
ject after the houses have
been completed?

. What happens to the house

if a member who resigns
or dies?

decides to sell it before the stipulated
In such a case the
documents on the houses should be kept
by the sponsoring institution in order
to avoid transactions which will not be

number of years.

brought to its notice.

SIZE OF CO-OPERATIVE SOCIETY
What should be the minimum and
maximum number of members in a hous-

ing co-operative?
enough funds and tap other resources
of its members,
a size that is not too small to prevent
the co-operative from standing on its

In order to mobilize

it is essential to aim at

own and not too large to prevent satis-
fying their housing needs within a short

period,

Depending on the type of co-
aperative adopted, the minimum size
should be about 20 persons and the maxi-
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mum size should not exceed 100 persons.

CAPITAL FOR HOUSING PROJECTS
About 80 per cent of the houses
in the urban areas of the country and
in most cases 100 per cent of those in
the rural areas have been built through
private initiative and from personal in-
come sources rather than from mortgage
loan facilities of the financial institutions.
This is reflected in the incremental deve-
lopment practised throughout the country.
This situation has been recognized and it
is recommended that the housing co-ope-
ratives should be modelled on it, There-
fore in promoting housing co-operatives,
emphasis should be placed on

i. mobilization of personal or house-
hold savings;

institutional mortgage loan facili-
ties available for the co-operative
housing sector should be granted to
individuals within the co-operative
system rather than the co-operative
society as a corporate body;
flexible housing projects to allow
incremental development according
to the financial position of each
member of a co-operative society,
and

it should be possible for some mem-
bers of a particular co-operative
society to borrow funds for specific
aspects of the housing develcpment
process (such as the purchase of
land or roofing materials) and for
other aspects at other times
rather than for the whole housing
project at a time.

ii.

iii.

iv.

Experience over the past years
has shown that home ownership provide
a powerful motivation for household sav-
ings. Even low-income households,
given the opportunity of owing a house,
can mobilize significant financial resources
for down payment and medify their
expenditure patterns to maintain monthly
payments for purposes of expanding
and improving their houses. The ability
to mobilize small household savings and
provide an environment in which they
can be invested efficiently can there-
fore have an important effect on pro-
grammes te increase the housing supply
and rehabilitate the deteriorated stock
of houses. The co-operative form of
organisation has an advantage in per-
forming this role and should be pro-
perly incorporated into our co-operative
housing programme. [t is important
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therefore that a savings prugramme
should be started at the very beginning
of establishing any co-nperative society
and this should continue throughout

its life or until every mortgage loan has
been repaid.

As pointed out, the main objective
of a co-operative housing society is to
provide its members with adequate
housing units and community facilities.
In Ghana, this objective can be achieved
mainly through building new houses and
the capital required for this purpose is
quite large. The co-operatives cannot
meet this demand solely from their own
resources (i.e. savings from household
incomes), nor will the central govern-
ment be in a sound financial position
to continue funding all co-operative hous-
ing projects. In view of this, strong
links with the financial institutions for
purposes of obtaining mortgage loans is
very important. The nature and size
of the capital required for housing pro-
jects require that links should be esta-
blished with the specialised institutions
such as Social Security and National
Insurance Trust, State Insurance Cor-
poration, Bank for Housing and Con-
struction and First Chana Building
Society.

One thing which requires due con-
sideration with regard to housing deve-
lopment capital from the financial insti-
tutions is the interest rate. [t has been
the practice to adopt differential interest
rates, with the co-operative sector enjoy-
ing lower interest rates of about 3 per
cent. This method works quite satis-
factorily in countries with high levels of
long-term funds. But in the current
situation in Ghana where a number of
sectors are competing for the limited
capital resources of the financial insti-
tutions, it does not appear realistic to
continue subsidising the co-operative
housing sector through lower interest
rates on its borrowing.

MANAGEMENT OF CONSTRUCTION WORK

Who will carry out the house con-
struction? Will the construction work be
given our on contract or carried out by
the co-operative members (i.e. through
self-help] with only the specialised works
such as water supply given out on con-
tract? These are important issues which
should be decided upon at the stage of
designing a housing project.

Self-help activities are necessary
during the life span of a co-operative
society. This should therefore be
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encouraged, but arranged with great
care. In the urban areas self-help or
free labour need to be arranged properly
and each situation studied carefully be-
fore introducing it as it may not func-
tion properly because of some inherent
problems. The housing co-operatives
should be encouraged to adopt a self-
management approach instead of the
self-help one in the implemetation of in-
dividual housing projects. Each member
in a terminal or multi-purpose co-opera-
tive should be allowed to manage the
process of building his house within the
framework of the co-operative organiza-
tion. It should be possible for members
of each co-operative to identify areas
for co-operation and activities which will
be better and efficiently tackled by each
member acting independently.

-

HOUSING PROJECT COST CALCULATION

A good co-operative housing project
should be designed to satisfy the fol-
lowing conditions:

i. acceptable to the members (i.e. the
project should meet their needs and
aspirations),

ii. flexible;
iii. inexpensive; and
iv. carried out with durable materials,

With the assistance of a promoting
agency, each housing co-operative should
decide on a housing project and calculate
its cost. In caiculating the cost of a pro-
ject, it is essential that accurate prices
are obtained and decisions taken on

i. land;
ii. house type or form;
iii. building materials;
iv. labour;
v. infrastructure and services, and
vi, architectural and other professional
services.

ALLOCATION OF HOUSING UNITS

The procedure for allocating housing
units to members is an important issue in
permanent housing co-operatives and even
in terminal co-operatives where ownership
of the units is not determined until con-
struction is completed. Conflict may arise
among members if the allocation procedure
is not discussed and agreed upon. |t is
essential, therefore, that members must
discuss and agree on a set of criteria
which avoid partiality for this purpose.
Methods such as

i. lottery system;
ii. first come, first served and

the order in which deposit for a
house are paid can be usad in allo-
cating houses.

i B

OWNERSHIP AND MANAGEMENT OF
CO-OPERATIVE PROPERTIES

Ownership of the housing units
should be decided upon and stated in
the constitution at the stage of founding
the co-operative. In the case of perma-
nent co-operatives a problem may arise
when a member dies. The issue which
the members should consider is: how
should the investment of a deceased
member be treated? [n permanent co-
operatives it should be agreed and in-
corporated in the constitution that a
co-operative housing unit is a property
of the member-occupant and may be in-
herited by his children or next of kin.
However, it cannot be sold or exchanged.
If on the other hand a successor could
not participate in the co-operative
scheme, then the investment of the
deceased member should be returned
according to an agreed system to a
successor.

If co-operative properties are occu-
pied on rental basis, the monthly rent
charged should reflect management cost
in cases where loan obtained for house
building has been repaid. Where this
is not the case then the rent should
cover both loan repayment and mange-
ment cost. The maintenance of each
house should be the responsibility of
the member occupant.

CONSTITUTION OR BYE-LAWS

The drafting and acceptance of a
constitution should form the final stage
of the process of forming a housing co-
operative. Each constitution should re-
flect local situations. The promoting
agency may have a model constitution,
but it is important that this is modified
to reflect the aims and aspirations of a
particular group of people.

TRAINING OF CO-OPERATIVE MEMBERS
Essential preconditions for the suc-
cess of co-operative housing societies
are the knowledge of members in the
principles and activities of co-operation,
and their rights and responsibilities.
These can be achieved through educa-
tion. An appropriate and practical
approach is to train a core of the co-
operative members, who in turn will
educate the remaining members of their
respective societies. In order to
achieve the best results, the training
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programme should be ran by a T 5.4,
for the elected officers of a co-operative
society within the first year when a par-
ticular society will be in the process of
formation.

The training programme should cover
aspects such as principles of co-opera—
tion, management principles, drafting of
constitution, book-keeping. contract pro-
cedure and fundamentals of construction
materials.

CONCLUSIONS

The co-operative approach is an
important means of providing housing
for a majority of households who do not
have the financial resources to under-
take such development projects single
handed. However, the co-operative
housing societies have contributed very

little to the housing stock in the country.

This is attributed to the process of esta-
blishing the societies, and the absence
of a promoting agency (or T.5.0.) and
a supporting financial institution.

The method of establishing housing
co-operatives as a condition for obtain-
ing government funds is wrong. it is
also a wrong approach to make poten-
tial co-operators feel that they will
obtain a housing unit on an individual
or communal ownership basis as soon as
they come together into a co-operative
society. The right approach should
have been to make the potential co-ope-
rators understand that they are coming
together in order to pool their individual
resources into providing housing. The
role of a promoting organisation should
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be mainly co-operative education and
technical assistance, whereas the actual
formation of the co-operhtive society
should come from the people who are in
need of housing. The management of the
process of providing housing should also
be by the co-operatives themselves.

it is, however, a fact that a start
has been made in establishing a number
of housing co-operatives. What is needed
now is a well established promoting
agency, a committed financial institution
and a co-operative education for members
so that they should know their rights
and responsibilities.
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