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30 August 1969 acting on the report of the Reconnaissance Study. The Follow-

up (feasibility) study was undertaken by ECA and ICHDA; this mission was

given all the necessary support it needed in Dar-es-Salaam by the following

persons:

Mr. T. Apiyo, Permanent Secretary in the Ministry of
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E/CN.14/H0U/96
Page (iii)

-.-' ' Mr- J- Kikenya* Managing Director of the National
Housing Corporation, Tanzania.

Mr. Nguilulupi, Commissioner for Co-operatives (Nov,1969).
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itself, there was a housing policy to promote co-operatives; tfcis encouraged
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were takan on the establishment of the pilot project as well as on the supp^rt-

ting facilities to be provided by the Government of Tanzania after the project
had been launched. This gave the mission the necessary government support
and encouragement.

A, Our appreciations must be recorded for the formal actions taken by
ICHDA to sign the Memoranda of Understanding between UNECA and UN Headquar
ters, New York. These Memoranda of Understanding established the framework
for their co-operation with the United Nations in the development of housing
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programme.
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of their staff members on missions and have provided active support as the
substantive office which provides UNDP with the necessary technical evalu
ations of the project. The actual work on the site (area 16 of Dar-ea-Salaam
Master Plan) haa been done by the Urban Planning Department-under Mr.P, Shayo
and the Public Works Department who were responsible for the provision of
infras tructure,

The setting up of the co-operative society was achieved through the
direct efforts of Mr. M. Barwani, Deputy Commissioner for Housing,
Mr. Sten Johnsson, UN Senior Co-operative Housing Adviser assisted by
Mr. Massinda, Co-operative Housing Officer and Mr. S. Bwezaula, State
Attorney, all of. the Housing Division of the Ministry of Lands Housing and
Urban Development.

8, The Mwenge Housing Co-operative Society and the Board of Directors under
the chairmanship of Mr. Shem Oba have worked very hard to establish the
Society.
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Mr. A, Johnsaon of HSB and Vice-President of ICHDA, is a

principal signatory of the Memorandum of Understanding; .

the first co-operative adviser went to Tanzania from his

Organization.

Mr. Benno Heinen of Gesamtverban Gemeinnutziger Wohnungsu-

ntermehmen ©.V., Leader of the Reconnaissance Mission to

East Africa and ICHDA Co-ordinator of International Programmes

from whose office the ICHDA activity in the project has been
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Development on having formulated the co-operative housing idea andon the
manner in which it has facilitated the work of all the missions which have
gone to Dar-es-Salaam in connexion with the project. The maps, plans and
sketches belong to the Ministry of Lands, Housing and Urban Development and

may not be reproduced without permission.
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CO-OPERATIVE HOUSING PILOT PROJECT
DAR-ES-SALAAM (TANZANIA)

PART - I

Background
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(i) Government's housing and urban growth policy;

(ii) Capacity of the National Housing Agency to support

additional housing activities;

(iii) Priority given to housing and urban growth sectors

"by the government;

(iv) Government's attitude and policy toward co-operative

enterprises;

(v) Legal framework for co-operatives;

(vi) Attitude of political, social and cultural groups

toward co-operative methods;

(vii) Attitude of the people toward saving;

(viii) Dogres to which people meet their financial obligations;

(ix) Tradition of people working together outside of their

own extended family groups and tribes;

(x) Existence of any funded on-going or planned government

housing programme to which a pilot programme could ba

tied;

(xi) Assuming governmental interest, what can the co-operating

government contribute?

(a) developed land;

(b) technical services; architectrual,

engineering, surveying, legal;

(c) funds;

(d) other services;

(xii) What type of assistance should ICHDA and other
international organizations,.

4. The Reconnaissance Study Team concluded that although co-operative

housing programmes were feasible in Zambia, Uganda and Somalia,
Tanzania was the most appropriate country in which to develop a pilot

programme at this time for the following reasons:.

(i) As expressed in the New Five Year Development Plan,

(19^9-1974), the President and the Government of the
United Republic of Tanzania support a strong housing

and urban growth policy.
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programme and to promote any consequent activities. Both
Organizations intend to make a continuous effort by develop
ing appropriate housing programmes in the various sub-regions

of Africa."

7. As a follow-up of the reconnaissance survey, referred to above, ECA and
ICHDA despatched a joint mission to Dar-es-Salaam to:

(i) Determine the preparedness of the Government of Tanzania to

carry out a pilot project in co-operative housing as esta

blished in the Second Development Pl

(ii) Develop in adequate detail the basic outline of the pilot

project;

(iii) Determine the support required by the Government of Tanzania

for the success of the project.

The follow-up mission was composed of a staff member of ECA and a staff
member from the United States member of ICHDA (FCH) Foundation for

Co-operative Housing.

8. This follow-up mission which lasted from 4 to 21 November 1969
established that the Government was indeed prepared to start co-operative

housing projects. Its main recommendations were that:

(i) The Government of the United Republic of Tanzania desires
to develop a continuing, ambitious co-operative housing

programme in conjunction with its site and services

programmes; and that ECA and ICHDA should:

(ii) Formally advise the Government of the United Republic of
Tanzania that the respective organizations will participate

in the development of an East African Pilot Co-operative

Housing Programme with the Government of Tanzania and outline

the areas of responsibility which each organization is prepared

to assume 5

(iii) Undertake immediately the recruitment of two co-operative „

housing advisers with experience in the planning and

development of site and services programmes. These two

advisers will have the responsibility of advising the
Commissioner of housing and appropriate Tanzanian personnel

in matters related to the development of co-operative

housing in the Ministry of Lands, Housing and Urban Develop
ment on the planning and implementation of the pilot programme

but not later than March 1970)
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(iv) Should begin recruiting two additional co-operative
housing advisers with complementary experience and

backgrounds. They will, in addition to assisting
in the development of the site and service programme,

advise the Housing Division in the development of
the national, comprehensive co-operative housing

programme. These advisers should follow within ninety
days the first two co-operative housing advisers. The
scope and scale of the national co-operative housing

programme are such that the service of at least three

volunteers should also be sought;

(v) Explore ways of providing specialized, short-term

consultants to help the ECA/ICHDA Technical Assistance

Team work any problems that may arise;

'(vi) Seek grant or loan assistance from bilateral or multi
lateral organizations to provide seed capital for the

■ Co-operative Housing Societies Revolving Fund;

(vii) Support a Programme Operations Office which will back
stop and evaluate the pilot programme and other joint
activities of the two organizations;

(viii) Collaborate immediately in the development of a basic
pilot programme Work Plan establishing a strategy and course

of action for meeting planned targets, goals and

objectives.. Although this document will serve as a

basis for measuring output against input, it should be
completed before the assignment of the technical assistance

team;

(ix) Immediately explore ways and means for assisting the
Government of Tanzania in the construction of essential
public facilities such as school buildings, health centres,

etc. The co-operative housing societies should be used

as a mechanism for stimulating the development of

communi-ty and neighbourhood facilities. "When the

■ ■ Societies have matured sufficiently, they should carry

out the development of facilities like playgrounds and

simple buildings by employing community self-help

techniques;

(x) The follow-up mission further recommended that:

A Co-operative Housing Section, within the Housing

Division, should be established and key personnel should
be recruited and trained to develop the co-operative

housing organizations which should be operational by

June or July of 1970; and that
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11. (lfPhe overall policy objectives are:
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(a) To provide housing units in sufficiently large numbers

to meet the demands due to:

■ -(i) A fast growing population;

(it) DesirabiliV to reduce the existing housing

. . shortage;

' ;. (iii) Replacements arising out of obsolescence.

(b) Mobilizing savings for capital formation in housing!

(c) Developing on efficient building materials and con-

,, -. struction industry?

(d) Ensuring the proper use of land?

(e) Mobilising self-help efforts in housing;

(f) Encouraging a more desirable rural settlement,

probably in Ujamma Villages.

12. In urban areas, the problem is to provide suitable accommodation which
is within the reaoh of the low-income group, i.e. those earning Shs.500/-
per month or less who make up about 90 per cent of the wage earners.

Maximum government effort will be directed to solving this problem. For the
remaining ten per cent of the wage earners, i.e. those earning over Shs.500/-
per month, finance for housing will be left to PHPCi/- ttere will be available,
f" the middle income group of this category, approved standardized designs
supplied at low-cost in view of high architectural fees charged in the
country. A new scheme will also be introduced to provide serviced plots for
leasing to individuals or groups of prospective developpers to build their
own houses through self-help efforts. Building co-operateves of this type
will receive technical guidance from the Ministry of Lands, Housing and

Urban Development."

13. The Plan went on further to describable the projects which would express

the policy in action. The site and service schemes was described as a new
venture aimed at providing site and service facilities to plots on which
prospective individuals or groups of prospective developpers could build
?heir own houses' through self-help. Housing Co-operatives baaed on **\*

l id f f Ld Hosing

Development. External infrastructure will be provided by the Di _
Lands, Tbwn Planning and Urban Development while internal infrastructure is
the responsibiliiy of National Housing Corporation (HHC). It is estimated
to provide 5,000-Hlots per annum. NHC are proposing to start at the beginning
of the Plan, with apiot project in Dar-es-Salaam of 500 plots at an average

cost of Shs. 2,500/- each. Detailed phasing of the scheme will be adjusted
in the light of the results of the plot scheme. The sum of Shs.68 million

is provided in the Plan for this scheme."

1/ The"Permanent Housing Finance Company of Tanzania Ltd. - A state company
set up to grant .loans for housing. Loans are charged interest at the rate
of 8| per cent per annum; period of repayment - 15 to 25 years.
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Interim assiat«n.-:.

It hacLbeg^^tLth prepa^txo^ l^T^ ^^ the ^^^ authoriti-
(area 16 of the Ear-e^laaTCter Pl») Si^^^ T ^^tonyama site
for the Site and Service Schemes ais^11 "^ been Set aside
project Co-operative Housing Socle^ff'no wa^e^™arked for the Pilot
Reconnaissance Study Team ^ following the recommendations of the

the prelinina^ proparatio^'unSi ^ """^ the T»-nian Government
approved by the UI.DP and an adviser was recruited ^^ ^

arrival in Dar-es-Salaam. ^v±*i±VQ nousing expert

Technical Aaeistance
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20. ^e United Hations Senior Co-operative

under the 30b description shown " f» "
set up a Co-operative Housing oeotxon

^i of the Commissioner

5 national 2U

consultation Kit, the Ministry of Agricul^re

site at Kijitonyama

operatives,fWhioh

the administration

Tanzania,

management of the Oo-operative

The Mven^R Housing Co-operative Society

23. After •. draft «^I5ff^1?iirSSi
intention to form a Co-operati'e Housing SooieV established to reoeive
mass media. An interim Board of the 00 opo mem^erB. Bight hundred
aPPlic3ations. ^is interim heard ~™«^d°*f\he applicants attended the
applications were received and t£TO»T^™^£" emp0Wered the interim board to

-■
registered (Annex II).

applicant must fulfil the follow
» . n-P +h« Society,24. To become a member of the bocie^,

ing conditionst theapplicant

(i) ffiUSt not « a buUdxng o» a plot of ^^
?U) must be prepared to give up his plot of land

n-Pf«red one by the Society;
(iii) musrpav an /nitial deposit of Shs. 300.00 plus an

annual subscription of Shs.6.00.

Secretary and a Treasurer (See
time

their initial

contributions.

1/ Conducted by Mr. A.. Arif (October 1970)
2/ Conducted by Mr. A. Kempemeers.
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build on a
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on to! times are checked on the

29. On completion, each house would be handed orer immediately to a tenant
Ko system of allocation has been adopted yet. Problems may arise if at aav

"e"rL r;ne;eibe^of the team wouid iike to *°™ %* aiiir
house' to Z\ , ,S°lutlons to this P«We«, namely the allocation of a
case of a tL T^ T* ^' 4 ^ higheSt "Umber of hours to date' °^case of a tie a ballot, or a atraight ballot. The former solution is an
incentive to regular attendance at work and should be recommended?
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not

— ~.*u. cnucr a nuuse vet.

houses under construction and three hundred
waiting to be built upon. The plans forT

Town Hall3 ^.Sch°°^> "-rkets, etc. are
A^'WIl Hall, It T_R OVncn-'+a A 4-1^^4. J.-U

xtJ "-*-pecT;ea tnat these x

within six months. The construction of
to be finished by the end of 1972 by which
living on this sits.

Finance

labs

been faoed
PPeSent there are y

foundation

' PUbU° —it
? the BaI-es-.Salaam

"°Uld be ready f°r °°™truotion
T^ *«"*«•■ is expected
a hundre<l families would be

to

financial commitment involved in 2ft tl
estimated. But it is e^eltPH +>, + PP 7
would be supplied per h» ft^ o
payment for this supply oTmateria^
later when the SociHyknows fully

rided to ppy b
nOt been accurately
^ 1O'°°0 °f Aerials

°kd °Ut meanS of
would be made

taKen

PreS8"t finan°ial organization of the Society would require some
ening to guide and advise the Board on decisions which need be
Accounts of the Society are supervised by a finance committee.
m T8 6S ltS 0TO interaal editing. External auditors are

oth^ ll n°tnre»uir«d until the™ ^ a report of misappropriation or some
other fraudulent activity to the Registrar of Co-operatives. Closer
attention needs be given to financial control at Mwenge; it mav be
necessary to institute periodic unannounced audit inspections to ensure
that the Society ia properly managed on a day-to-day basis. Before this
however, Mwenge should be provided with qualified accounting personnel.

^J p °f the Society is so lo* i« ^ats
L a- contribution on joining the Society, members have nit,

indfca'te that^.r ^inStalmentS °n their h°meS- Pre3ent estimates
t 6 Tn 2 I ^~ instalments would be of the order of ShB.2OO

a month, though a figure of Shs.40 has been decided upon (this indicates
the degree to which the Society might be subsidized). indicates

^ !* aPPears, from their incomo,, that only a small percentage of the
tv which"LT ^d tMS SUm- S°me —cements would have to be made

is ^i^6 T' °°Uld be arranged °Ver a ^±oi of 8 *> 1° y^
spi^of b°rn%Wate^ »y °n s"e at approximately 10 houses per

Se water^lierto1^ y ^7°™* ^ "Ot yet beSn ~"™°ted to the site.
the fift^ llllt fl'v Slte ^.US8d fOr ^±1^8 ^d for the domestic needs
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35. The co-operative housing idea is a central point of the housing policy

of the Ministry of Lands, Housing and Urban Development. According to the

second Development Plan, on the establishment of the pilot project, 5»00°

units per year would be built by co-operative and self-help methods. The

pilot project iia still finding its feet after the second plan has been in

operation for 2j years.

36. If th<5 co-operative is fully established within the next six months

then the lessons learnt there could be applied in a countrywide basis over

the rest of the plan period. It is hoped that the UN assistance which is

planned for Mwenge would not only fully establish the administrative and

financial management of the society but also organize housing co-operatives

over the whole country<

Administration and management of the Mwenge Co-operative Housing Society.

37. As could be seen from the above, administrative routines have not yet

been fully established within the Society. The following items need "be

given attention:

(i) Determination of monthly repayments by members

df the Society;

(ii) Determination of productivity and the continuous

costing of materials supplied to the Society?

(iii) The proper registration and filing of membership

cards as well as records of attendance;

(iv) The keeping of statistics which would help the

management to take decisions for the Society, for

example membership statistics with distribution of

incomes and family sizes.

(v) Membership training for co-operative action and group

nffort.

38. It is expected that when the Society is in effective control of its

own administration and management it would spearhead the co-operative

housing movement in Tanzania. It could also become a place for training

co-operative housing workers from new societies in Dar-es-Salaam and

elsewhere,

39. The follow-up mission recommended a total staff of four professionals

and (a senior UK Adviser and his assistant plus two local counterparts) in
addition to a Book-keeper/Cashier, Storekeeper, Typist-clerk, Advisory

Artisans and Watchmen. The size of the project as outlined in the Second

Development Plan as well as the immediate needs of the Mwenge would have

justified the employment of the total personnel recommended. This was

originally costed with Mwenge, which, being a pilot project would be expected
to be more expensive than normal. The lapses in administration and management

may be due, in part, to the lack of appropriate full time professional staff

to backstop the launching of the co-operative housing movement.
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Costs

40. As mentioned earlier, the total contributions in cash of the members
of the co-operative so far, is Shs. 18,000. This capital has been banked

completely :oSrttShf.^,0SoTe\isIitsibSro-etnmr ^cllotf- ^
f ■•) n i * ' " Shs-
\i) Cost of foundation platform 3 500

(11) Cost of walls, doors and windows.......... 4,000
(iii) Cost of room o ..,.2 500 ■ ■

(iv) Cost of finishes . x 000

Shs. 11,000

Design of services and the construction of infrastruct

41« The design of se

Construction of

excluding thTcost It pipes and fittings for'the water ^^tlnc^dl^
the sewerage treatment works and out-fall. including

cost per square meter of built-up area

4 room house (2/3 full si2e of Mwenge)
6 room house (full size Mwenge) i f

is 172 8
is

technical help to Mwenge

lthe if the
and its improvement
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as well as advice to the Society on any alterations to the plan of the
houses as members think fit. The technical programme of the Society Has
proceeded without any difficulties, the members of Mwenge have been
taught the fundamentals of building and most building teams can now work
on their own. The Iftindi is effectively in control of the teaching aspects
of his work; he has, however, not yet embarked uprn the managerial aspects
of his work, Til. the estimation of productivity and the recording of the
flow of materials and labour into the construction of each house. In this
respect he would also have to train appropriate members of the building
committee in the management .of the building process and the control of
maintenance when the co-operative is left entirely on its own.



E/CN.14/HOU/9*
Page 1 5

PART II

Technical details of the project

44. The total area of the land allocated of the Mwenge O-operaiive Houb-

ing Society is 154,4 acres (61.7 hectares). Each plot is 5^ ft, and 80 ft.
(15.24 x 24.38 meters). The total population expected at the area is

33,000. The use of the lar.d is divided as follows:

Residential and commercial 29.1 per cent

Public buildings 9-4 "

Service station 0.8

Schools- 10.1 "

Religious buildings 1.8

Civic center 1-4-

Roads and accesses 20.3

Open spaces and markets 27.1

45. The cost of development per plot so far is Shs. 11,160. This figuro

is almost as high aB the cost per house and one would wonder if the level

of infrastructure is not too sophisticated for the type of houses designed.

The cost Qf developing plots would have to be subsidized if the co-operative

should be able to meet their liabilities. For the future very close plann

ing would have to be done in order to keep costs at the right levels.

46. The original core house planned for Kojitinyama had to be

modified because the core houses were not being lived in. Ihis was prin

cipally because services were not available at the site. The modified plan

was no more a core house but the house built entirely from the beginning

and finished before moving in. This plan is shown in Fig.l. The varia

tions of this plan are also shown in Figs. 2 and 3. Because of the absence

of essential community facilities, for example, markets, shops and clinics

in the Kojitinyama arsa one. had to travel seven miles (10.2 km) to central
Dar-es-Salaam to obtain these services. It is not expected that these

services would be ready.before December 1?72, at the earliest.

47* The monttiLy income of the members of Ko-iitinyama is grouped as follows:

Ifcjv+k"^ rvsy Shs.... 180-300 301-500 501-700 701-900 901-above

% Membership 25$ 37$ 10^ 10$ 18$

Group average Shs... 240 400 £00 800 900
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This gives an avert-ge monthly income per member of She. 510. The average

equitable rent therefore is about Shs.100 while the minimum equitable

rent is Shs.60. The cost estimates have still not been made and therefore

the liabilities of IVtaenge are still not known exactly. The average income

per household to the Society should not be less than Shs.4OO; less than 10

per cent of the membership of Mwenge can afford this rent.

Physical characteristica , ...

48. The density of building at Kojitinyama is 8 houses per acre (20 houses
per hectare) including services. , The area of a house plot is now 371-55 ^Z
(compared with 167.22 m2 originally) and road space per house is now 258 m .
In the original land use formulation road space per" house was 100 m^. There
is thus a 15 per cent increase in road scape per house; available land for

roads and accesses has been increased 2.58 times and that for houses has been

increased twice.

The services so far provided (roads, drains and sewers) while serving

the whole of Kojitonyama (area 1^) are" mainly designed to serve the Mwenge

sector. Assuming that 64 per cent of .these costs.would b© attributed to

Mwenge, the cost of services for the co-operative society may be computed thus:

Cost of services for Mwenge:

= 4.5 million x 0,64 shillings = 3-45 m.Shs.

or - -»"2xio4 shillins per house (approx).
5

- 6,900 shs. per house

or 267 Shs. per ra2
The original cost (November 1969) was 162 Shs. per m2

This shows an increase of 6

49. The total costs of services is Shs.5,408,000. The cost of design is

Shs. 175,000 giving a total cost of Shs.5,583,000. In the original Plan, an

estimate of costs of services was Shs.2,000,000.

50. At the moment, i-gnoring the costs of acquisition, the total costs of

infrastructually equipped plots are Shs.11,160 each. -Assuming that 64 per

cent of the total costs will go to the Mwenge sector-', the costs to the

Mwenge co-operative is Shs.7,142 per household. This brings the total

costs per household to Shs.18,142.04. At these costs, and for the same

rates of interest and period of repayment as originally planned, households

will have to pay off at the rate of Shs.400 a month. The equitable rent

according to the average income of the group is about Shs.70 a month. Thus

unless there are considerable -subsidies to the Society it would be difficult

for members to repay their loans in materials and also to pay for the current

costs of electricity and water.* . .
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51# Since the average equitable rent has been estimated at Shs. 70 a month

and the total cost is Shs. 18,142.40 per plot as against approximately

Shs.5»000 originally estimated, Government must subsidize the Society "by the

entire costs of equipping the land with water supply and sewerage systems.

Even when this is done the outstanding costs, i.e. Shs. 11,160 may be too

much of a financial burden for the average member of Mwenge. If_it_it?

intended to make these societies self—relient then it is essential to keep

the cost3 absolutely within the financial capacity of the members of the

co-operative.

Building materials and techniques

52, The basic building element is sand-cement blocks. Building in this • ■ .

medium coats 11,000 shs. per house. Experiments had been tried with clay

and timber (the Swahili type of structure). But this does noi; seen to appeal

to the members of the co-operative even though the indications were that the

Swahili type would be much cheaper than the sand—cement structures. In the

Dar-es-Salaam area it may be difficult, in view of the prevailing prejudices,

to have any materials other than sandf-cement. If official approval would be

given, the first sets of actions would be in the education of prospective

members of future housing co-operatives to show them the properties of

various building materials involved including their durability and costs.

When this is done and prejudices are removed, ,,.tke_n_ the _ co-operative society

would be free to make realistic choices according to its means.

53- Originally—' it was planned that local building research organizations

would provide technical guidance in the use of local materials and improved

local techniques to the co-operative Society. The involvement of the

research organizations has not been organized and promotional activity for

local materials and techniques has been minimal.

54- Building research oriented to providing guidance in the use of local

materials and techniques by the co-operative housing movement would &o a

long way towards reducing costs.

The experience at Kojitinyama

55» Within the framework of national housing policy in Tanzania the pilot

co-operative housing society in Dar-es-Salaam may very well to be described

as a successful experiment. Xt has been proved in action that the formation

of the co-operative is relatively an easy matter because of the basic pro

pensity of the people to group action. There is, however, a lack of co

ordination of the group resulting from a weak central administration of the

co-operative society and the absence of leadership and education in running

co-operatives of this type.

1/ November 1969 F3llow-up Mission Report.
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56. In order to extend the co-operative experience at Kojitinyama to the

rest of a country one would need to have at the central level in the housing

administration, namely within the offices of the Commissioner for Housing

and the Ministry of Lands, Housing and Urban Development, an officer whose

main responsibility is to teach the growing housing co-operatives the basic

principles of co-operative action in home building and to instil a sense of

self-reliance so that government help to the housing co-operatives is

reduced to the minimum.' At the moment it would appear that most of the

important actions required of the co-operative are being executed on their

behalf by the National Housing Corporation. This was the assigned respon

sibility of NHC in the pilot project. It is time now to organize the
transitional arrangements whereby 1THC is relieved of these responsibilities

at conclusion of the pilot project.

57. The Ministry of Agriculture and Co-operatives together with Ministry

of Lands, Housing and Urban Development would need to come together effect

ively if the structures envisaged for housing co-operatives in the Second

Five-Year Development Plan are to be realized. 1
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PART III

Conclusions

58. In practical terms, the pilot project was set up to find answers to tho

following questions 1

(i) Can the relatively less sophisticated lower incomo

people be organized into effective housing co

operatives?

(ii) Can co-operatives work for people with little or no real

domestic savings and with only She. 25 to 35 i*1 monthly

income to be used, for housing?

(iii) Will the government find capital tc provide infrasture

for these potentially relatively insecure (financially)
housing el—operatives?

(iv) Can the people "he organized and trained, and-would they
find the time to build their own housing? At this low-

income level the people will have to rely on their own

labour, as even capital.for materials is scarce.

59* "Fhe pilot project showod that it is possible to organize the lower-

and the middle-income groups into a viable housing co-operatives. Ihs

details of income and the best income distribution in a co-operative of

this nature have yet to be worked out. It is, however, more difficult to

set up p- co-operative of the standard of Mwenge for the very low-income

groups since this would require rather large government subsidies to

maintain.

60. The government has so far provided the capital for infrastructure but
no decisions have been taken yet as to what percentage of costs of infra

structure would be borne by co-operatives. The experience with Mwenge has

shown that the people can be organized to build their own Louses, The

degree of independence of these groups however depends to a large extent

on their incomes. It would be necessary to determine the best composition

of such societies so as to ensure, not only the social improvement of the

lower income groups through their association with the higher income groups,

but also a certain equitable distribution of government subsidies to housing

co-operatives, especially at the lower income levels.
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ConcluBionB

^1# It is thus clear that for the co-operative movement to succeed mort.
active government support would "be needed. These would take the following

forms:

(i) Long-term policies; Housing especially for the low-
income groups depends so much on government policies

and this sector can only, be organized through the help

of government. These policies should be in respect of

the availability of. land and infrastructure to co

operatives, the subsidies which a co-operative may

enjoy, the procedures by which co-operatives obtain

building/planning permits, and the proportion of the

total housing demand that may be met by co-operative

effort.

(ii) The long-term activities of housing co-operatives:
Tfhen a co-operative has acquired land and built its

houses how does it function in the future? Such

questions should be answered in terms cf the socio-

economic policies of the country in question^.

(iii) While the present efforts in promoting bousing co
operatives are designed for the needs of the low-

income groups; it should be realised that a co-opera

tive society is viable irrespective of the incomes of

its members. The ultimate goal should be a co-operative

housing sociely which embraces all income groups,

(iv) Institutions and instruments; In terms of policy, banks
and other financial Institutions (mortgage banks, <3to.)
should be made to respond to the needs of housing co

operatives , The mobilization of local savings qnd long-

term funds (insurance,) in support of co-operative effort
should be considered: What kinds if securities will a

co-operative society need to back its loans and finally

what government guarantees insuring the properly of the

co-operative?

(v) These issues of policy, institutions and instruments are
being tackled in Tanzania in connexion with the pilot

project, they are issues which affect all co-operative

sooie+ies and should be dealt with in the empowering

legislation for co-operative societies. The long-term

policies should also indicate the degree of involvement

of research and teaching establishments, ©to, for if

developed on a national scale it becomes a w?y of life

which should be promoted in all its aspects.
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(vi) At the initial stages where a co-operative is necessarily
email its easy access to administrative and technical

services without overdrawing on its meagre resources

must be provided for. The solutions to a problem like

this would be determined at the policy le^el and in terms
of the nucibei of co-operatives expected to be formed.

(vii) The ultimate aim of the housing co-operative movement is
tu provide housing with minimum public financial outlays.
Continuing institutional support is indispensable; public

outlays are a necessary support initially but a cc-operative

movement must organise itself to be independent of public

financial support as socn as possible.
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AKKEX I

MWENGE CO-OPERATIVE HOUSING SOCIETY

Application for

1. Name of applicant

2. Bate of birth

3. Work address

4- Residential address

5* Family status

6. Number of children

(a) male

(b) female

7- Occupation

8. Income

9- Name oi" employer
and the -type of

business engaged in

10, Do you own a house

or a plot?
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Membership

3. Any person who has attained the age of 18 and;

(a) who is working or employed on a regular basis;

(b) who is able and willing to contribute both financially and

practically to the achievement of the general goals and

aims of the Society;

(c) who is sincerely committed and dedicated to living in a

Co-operative Community;

(d) who is ordinarily resident in the area of operation; may

apply for membership.

4. Application for membership shall be submitted on special forms

printed and distributed by the society and the same shall be forward
ed to the Board for Consideration and final approval or rejection, as

the case may be. Before a successful applicant's name is entered
into the Register of Members (hereinafter called "the Register")

he shall:

(a) enter into an irrevocable written agreement with his

employer authorizing him (the employer) to make monthly
deductions, from salary at source, of such sums of money

as shall, from time to time, be due from him (the employee)

to the society;

(b) declare, in writing, that he shall, as long as his member
ship subsists, abide by and comply with these bye-laws and

the rules of the society;

(c) pay cash down, a membership feel of Shs. 1.50*

(d) tender an initial cash deposit of Shs. 250.

5. For all intents and purposes membership shall be effective as

from the date of an applicant's name being entered into the Register.

Any alterations to the Register shall be communicated to the
Registrar as soon as possible. Immediately upon being registered
a member shall be given a Booklet containing these bye-laws together
with a membership card bearing sufficient particulars or a mark for the
purpose of identification. A fee of Shs.50 shall be payable for eaoh

of the said documents.

6. A member who losses his card &/or Booklet shall immediately report
to the Secretary specifying the time and place of the said loss.
Upon receipt of the foregoing information the Secretary shall, as soon

as is practicable, issue a new card &/or Booklet to the member at

the latter's expense.



E/CN.14/HOU/96
Annex II

Page 3

7- Membership shall cease:

(a) upon death;

the Provisions of these

'notioe of

transfers or otherwiee

t
a) illness;

studies;

dUties- And in

10. A member may be expelled from the Society:

to the

^ £ P^ »«!«., neglects,
*"<*««*■ Si- lawful duties and obligations

and iB oonTicted of any offenoe

to the name of the Sociely;

ese^L^/^a^^ ihe^
decision of the Hegistrar"ath re«ard to
tinding on the parties. S

T * deoisio*-
appeal sha11 be final and
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12. A member whose membership is terminated pursuant to the provisions of

these Bye-laws shall be entitled to claim and receive from the Society his

initial deposit, the nominal value of his shares less any money due from

him. No claim under this section shall be entertained if it is not lodged

within two years from the date when membership was terminated.

Members: Eights and Duties

13, All members shall have equal rights and such rights shall be exercised

by adopting joint resolutions at General Meetings of the Society; and in

particular every member shall have the right:

(a) to vote at General Meetings subject to the provisions

of these Bye-laws;

(b) to demand, on a written request of one-tenth of the members,

that a General Meeting be held, or that certain matters or

items be placed on the Agenda of a meeting which is already

in progress;

(c) to be helped by the Society in his core - expansion work;

(d) to use the common facilities of the Society; .

(e) to appeal against any resolution passed by the General

Meeting on the ground of non-compliance with the provisions

of these Bye-laws or on account of any ether procedural

irregularity.

(f) to have access to and examine the Minute Book in which the _

business of the General Meeting is reccrded;

(g) upon service of the necessary notice, to withdraw his

membership - provided that such a right shall not be exer-

cisable by any person who has not been a member of the

society for at least two years;

(h) subject to these Bye-laws - to transfer or otherwise dispose

of his Occupancy Right.

14. Members shall have equal duties and every member shall be obliged:

(a) to discharge, with all reasonable promptitude, his financial

obligations to the society as and when they fall due;

(b) to contribute in every possible way to the establishment and
development of the co-operative property;

(c) to participate, to the best of his ability, in any self-help
, schemes or projects launched by the society.
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Socie'ty aha11 issue a* undetermined number of shares each of T-rhich

l.tl t S ^ VaIU° °f ShS' 5°r Each memher shall> on adnibsion into
membership, pay for at least one share and he shall be issued *ith a share

be allowed6tl\T/T °* -^ SamG' Under n° ^^^^oec shall any member
be allowed to hold shares m excess of 10 per cent of the value of the total

Sno^L'T^ ly ^e 8Ocie1^ A "enber'B liabili^ for the debts of the
theretstnh^ t ltSd *° the n°minal Value °f Ms ^^eowner.hip unlessthere iS subsisting an express agreement to the contrary.

Funds

16. ahe Funds of the Society shall consist of:

(a) an undetermined number of shares; leas the minimum number of
shares necessary foi- membership;

(b) a statutory Reserve Fund;

(o) a share Transfer Fund; ; :

(d) a Maintenance Fund;

- ^^ ^^ °ther such fUnd3 as ma^ be created with the sanction
of the Registrar;

(f) loans raised from financial Institutions and other sources.

Disposal of funds . '

17. Having made provision for both current expenses and depreciation
surplus money of the Society shall be dealt ,i?h as iSoSSTffiSS

(a) a minimum of 10 per oent thereof shall be put -into the
Statutory Reserve Fund,

(b) at least 10 per. cent of the remainder shall be credited to
the share Transfer Fund until such Fund is equal to 10 per
cent of the total Share Capital of the Society; and

(c) the remaining amount shall be ploughed into the Maintenance

18. No money shall be withdravn from the Statutoiy Reserve Fund exc

money from the Statute^ Reserve Fund shall be usedto:
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(a) cover liabilities of the Society in the event of a dissolution;

(b) make good of any unforeseen losses occasioned by unforeseen
circumstances;

(c) "build up a working capital independent of loans.

Finance

19* The Society shall open and operate a Bank Account in its (the Society)
own registered name. Any money received by the Society shall be deposited

into the said account - plus such sums of money as are collected on behalf

of the Society pursuant to the provisions of Section 4(a) of these Bye-laws.
Where a member makes a direct payment to the Society he shall be given a
receipt therefore and at the end of the financial year an entry shall be
made into his Booklet of such payments.

The Society shall keep a proper and accurate record of all payments
made to or from it.

20. The Society shall not commence any building cr construction work in
its own right or on behalf of the members until the necessary funds are
available..

21, The Society shall impose upon every member a monthly charge (hereinafter
called "the rent").

The said rent shall be computed in such a manner as to cover:

en
(in

insurance cos ts; . ■ ,

property maintenance changes;

core-expansion costs - including costs for building materials;

(iv) basic rent for each house.

And the Board may, from time to time - but subject to the approval of a

General Meeting, revise the said rent provided that the said
power to revise rent shall not be exercised without due regard being had to

the provisions of the law governing house rents then in force.

Organs of the Society: General Meeting

22. (a) The entire membership of the Society shall form a General Meeting
which shall be the Supreme authority of the Society. The said General Meeting

shall be held at the end of each financial year but not later than one month

thereafter. Further a General Meeting may be hold at any other time when
summoned by the Registrar, the Chairman or the Board of their own motion,

or at the written request of not less than 20 members.
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(b) Notice of fourteen clear days shall be given of an Annual General
Meeting and in case of a Special Meeting seven clear days shall be enough.
The said notice shall state the date, time, place of the Meeting and the

type of business to be transacted thereat. Notices shall be served on the
members in the manner customarily used in the area of operation and the
contents thereof shall constitute sufficient publication of the Agenda of the
Meeting to which the same relate.

■For a General Meeting to dispose of any business there shall be
present at -least 1/5 of the members entitled to vcte.

13. A Chairman shall be elected to presr.de at every General Meeting in the
absence of whom, or if at any meeting, he is not present within ten minutes
after the time appointed for holding the same, or though present, is un-
willmg/unable to act, the members present shall choose one of their number
to act in that behalf.

24. Where, at an ordinary General Meeting, the quorum cannot be realised,
the Chairman shall postpone the same to a later date not lees than 14 days
and not more than 30 days, and the business transacted at the postponed
meeting shall be the same as that intended to b^ dealt with at the original
meeting. And if at the postponed meeting a quorum is still unrealized,
business may be transacted, and resolutions passed thereat shall be
supported by a majority of 3/4 of the members present.

25. Where the prescribed number of members request that a special meeting
be held, they shall sign and deposit at the Society's registered office.
The said requisition shall state the object for which the meeting is called.

An illiterate requisitions may affix his right thumb mark to the
requisition.

26. It should be within the competence of a General Meeting:

(a) to elect the Chairman and Vice-Chairman;

(b) to check if the proper procedure has been followed in summoning
the meeting,

(o) to confirm the Minutes of the previous meeting;

(d) to check, through the Chairman or some other person acting in
that behalf, the number of members present at the meeting;

(e) to elect, suspend or remove any member of the Board}

(f) to consider and adopt or reject, as the case may be, the Annual
Statement of Accounts, the Balance Sheet, and the reports made ■
by the Board and the auditors;
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(g) to fix honoraria, if any, for unsalaried officers of the Society;

(h) to consider and approve of or reject the estimates of income and

expenditure of the Society;

(i) subject to the provisions of Sections 17 and 18 of these Bye-laws,
to dispose of any surplus funds in such a manner as it deems fit;

(j) to confirm or reject, some or all of the names of persons recommended
by the Board for admission into or expulsion from the Society;

(k) to approve of or reject, in part or wholly, the rules and regulations
made by the Board for the proper running of the business of the

Society;

(1) to discuss and pass resolutions in respect of any matter pertaining

tc the general welfare of the members;

(u) to alter and/or make amendments to these Bye-laws.

27 All resolutions passed at a General Meeting shall be carried by a
simple majority of the members present and voting provided that resolu
tions pertaining to matters mentioned hereunder shall be supported oy a
majority of 3/4, of the members present and voting:

(a) both reports of the Board and auditors;

(b) the estimates of income and expenditure of the Society.

28. Voting at General Meetings shall be on the basis of one member one
vote save for the Chairman who, besides his deliberative vote, shall have
a casting vote in the event of an equality of votes.

29 The right to vote is not ±ransferable except to a wife or husband
as the case may be, and no voting by proxy shall be permitted Prided
that a member who is wholly or partly labouring under a legal disability
and cannot manage his own affairs shall be entitled to vote through his
legal representative. Unless the Chairman decides otherwise voting at

General Meetings shall be by a show of hands.

30. A member, who, without resonable excuse, fails and/or neglects to
discharge his financial obligations to the Society, shall, af*p *e™« .
warned twice, forfeit his right to vote and such forfeiture shall subsists
as long as the said financial obligations shall remain undischarged.

31. All business transacted at any General Meeting shall be accurately
recorded in the Minute Book and the same shall be signed by the secretary

thereof. ■ -
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The Management Board

lii
Annual General Meeting of L wftf
members of the Board fhaL^tire ^ te™S Under

duties of a Board

excise

who assumes the

SraTMe^CSa^rel
him. Such a successor shfll^L
term of his predecessor?

°f the dePuti^ *o replace
B°ard Only for the ^expired

in attendance thereat at least
Board shall elect a ^"^

36. Voting at Board
o, these Eye-laWs

Meeting unless

Loss of Board Membership

38. A member of the Board may be removed therefrom:

(a) by the General Meeting if it so desires;

to attend
properly and

(d) if he ceases to be a member of the Socieiy;

(e) if he takes up any office of profit in the Society;

s



E/CN.14/HOU/96
Annex II

Page 10

39. The Board shall be the executive body of the Society. It (the Board)
shall be vested with all executive powers save those reserved for the

General Meeting and such powers shall be exercised subject to any regulation

or restriction duly laid down by the Society's General Meeting. In particular

the Board shall:

(a) Supervise the day-to-day business of the Society;

(b) Loo after and maintain, in good condition, the property of the

Society, i.e. the estate and houses thereon;

(c) Subject to the final approval or otherwise of the General Meeting,

consider and approve of or reject applications for membership;

(d) See to it that these Bye-laws are observed;

(e) Maintain or cause to be maintained true and accurate accounts;■

(f.) Keep a proper record of the assets and liaibilities of the

Society;

(g) Prepare or cause to be prepared and be laid before the Annual

General Meeting:

(i) an income and expenditure account; ..

(ii) an audited balance sheet;

(iii) a full report of its (the Board) activities in respect

of -fee previous financial year;

(iv) a profit and loss account,

(h) Cause to be kept a correct and up-to-date Register of members;

(i) Keep properly and in gafe custouy the minutes of all its

meetings;

(j) Give every assistance, if and when called upon to do so, to any

person duly authorized to see or inspect the Books and records

of the Society.

(k) Consider the Inspection Notes of the Registrar and take any

necessary action relevant thereto,

40, Subject to the provisions of thpse Bye-laws, the Board may:

(a) Suspend any one of its members;
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(b) Recommend for expulsion from the Society any member who,
in its opinion; has persistently conducted himself in a

manner likely to prejudice the good name of tha Society;

(c) Take disciplinary action, short of expulsion, against any
member who, in its opinion, deserves such a corrective
action;

(d) Enlist the services of any person vihen it is necessary to
do so for the proper and efficient conduct of the Business
of the Society.

(e) Appoint three members out of their numbor any two of whom
shall be invested with the power of jointly signing all

documents, cheques and contracts entered into on behalf of
or in the name of the Society;

(f) Decide the terms and conditions under which self-help
schemes may be conducted;

(g) Subject to confirmation by the General Meeting,, appoint,
representatives of the Society at Meetings of other Co

operative Societies or organizations;

(h) Delegate sume or all of its powers if and when circum
stances so demand subject to the approval of the General
Meeting.

41. The Board shall conduct the affairs of the Society with reasonable
prudence and diligence.

42. All business transacted a<t any Board Meeting shall be properly and
accurately recorded in a Minute book and the same shall be signed by both
the Chairman and all the members present thereat.

43. The Board may be dissolved by the General Meeting or the Registrar of
his own motion or at the instance of a written request supported by not less
than 3/4 of the members.

44- The Board shall appoint a Secretary to work on such terms and conditions
as the Board may, subject to the approval of the General Meeting, stipulate.
The Board may demand, and the Secretary shall give, such security as the
former requires.

45* The Secretary shall:

(a) Supervise all office work of the Society;

(b) Deal with all correspondence to and from the Society;

(c) Be responsible for procuring credit building Tutorials for
the members;
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(d) Receive and deposit all the money due to the Society and

make all out-going payments;

(e) Summon and attend such meetings as the Board may direct?

(f) Incur any contingent expenditure subject to the sanction

of the Board.

Occupancy right and the disposal thereof

46. A member to whom the Society has allocated a house or any part thereof

shall hold in respect of the same on unlimited Occupancy Right (herein
called "the Right"). The said member may, subject to the provisions of

these Bye-laws, dispose of his Right - provided that such a disposal shall

not include a transfer to any person who is already a member.

47. A member who is desirous of disposing.of his Right shall, prior to

doing so, write to the Board stating?

(a) the name, age, occupation and address of the would-be

transferee ;

(b) the terms and conditions of the proposed transfer; and

(c) the date of the intended transfer.

In addition to the foregoing the member (hereinafter called "the

transferor") shall demand from the would-be transferee a written under

taking wherein the latter (transferee) shall promise to abide by and comply

with whatever terms and conditions the Board may choose to annex to the

intended transfer agreement. A copy of the said document (written
undertaking) shall be submitted to the Board.

48. The Board, on receipt of the foregoing information, shall look into

the matter with the view to satisfying itself that:

(a) the terms and conditions of the projected transfer are

agreeable;

(b) the would-be transferee is a suitable person;

(c) the transfer baars sufficient consideration to cover such

items as - balance of initial deposit, core-expansion,

charges due from the transferor - plus transfer fees.

49. The Board, having given its due consideration to the matter, may

approve of or reject the proposed transfer and in the latter event it

(the Board)shall state in writing the reasons for its refusal.
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50. Subject to the provisions of Sections 47, a member who wants to transfer
his occupancy right shall submit to the Board only one application at a time

and the said application shall relate to one would-be transferee only.

51. The Board, in the exercise of its powers pursuant to the provisions of
Section 48 shall not entertain more than one application at a time from one
and the same member.

52. Notwithstanding the provisions of Section 49, and provided that the
provisions of Sections 47, 50 and 51 are duly complied with, it shall not bo

competent for the Board to reject a member's third application to transfer
his Occupancy Right.

53. The Right is transferable to the Society but in that event the Society
shall; as soon as is practicable, transfer the same to a natural person.

54* Subject to the provisions of the foregoing section any transfer of an.
Occupancy Right made in favour of any person other than a natural person shall
be void. Fur-flier no member shall be able to make an effective Transfer of his
Right unless he has, up to that moment, been holding the same for a continu
ous period of two years or more.

55- Any member who purports to transfer his Right in a manner otherwise
than according to the provisions of these By-laws shall:

a) forfeit the same;
.b) lose hiB membership;
(c) and the purported transfer shall be of no

affect as against the Society.

56. The more fact that an Occupancy Right has been duly transferred to a
certain person shall not, by itself, entitle the transferee to claim auto
matic admission into membership of the Society. The said transferee shall

apply for membership in the normal way and the Board shall try as far es

possible to approve of such an application. Only under very Special Circum
stances may any application of this kind be turned down.

51 ■ Where, by operation of the law, ownership of any Occupancy Right vests
in a minor, the issue of membership of such a person shall be held in
abeyance until he/she becomes of age. And until that time comes, the said
minor shall enjoy all the communal facilities available in the area of
operation.

58. Save as herein provided, any dealings relating to the houses of the
Society shall be governed by such terms and condition as the Board with tho
approval of the General Meeting, shall lay down. In particular the Board
shall lay down the terms and conditions under which the members may, if
necessary, sub-let the houses in their (members) occupation; and the rights
and duties of the lessee if any.
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59. -The Society shall appoint an internal auditor for a term of 3 years
The said auditor shall examine and check the accounts and books of the

Society at least twice a year.

its being laid before the Annual General Meeting of the

61. ■ tte auditors shall be furnished with any information "* "j"",1^,,^
free access to any document which, in their opinion, is necessary or relevant

to their work,

62 The Society may, in its absolute discretion, take action against any
person^o does or attempts tc do anything likely to obstruct the auditors
in the discharge of their lawful duties.

63. The auditors shall excise such powers as are conferred on them by
Section 21(5) of the Go-operative Societies Act, 19"^.

Disputes

6A Any dispute arising out of or under these Bye-laws or regarding the

was SIFSlsHs Ssv"is £-£r
Zlt It of the Co-operative Societies JMles - and his decision thereon shall
be final and binding on the parties.

65. The Society may not be dissolved except by order of the Registrar made
under Section 77 of the Co-operative Societies,: Act 196b.

Other Rules ■ ■ .

^ (a) Members of the Board, the Secretary and all employees of
66" -(a) the Socles shall not discloss any ^o«°™f^ ' ' ,

the private affairs of the members and the/+Jn^n^^ ■
position of the Society - which, has come ™**»J*«£ ■

■ knowledge by reason of their positions is the Society. .

(b) Notwithstanding the foregoing provision any of t^
V } mentioned therein may disclose any mformation *^^

to the financial affairs of the Society if he is called upon
to do so under Section 59 of these Bye-laws.
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67. The Society established under these Bye-laws shall not, directly
or otherwise, involve itself in any speculative house building activities.

f ^ S°Ciety Sha11 be from th* ^ ^ of January
* ^J*?1*" of the ™« ?«p - provided that tS first

year of the Society shall begin on the date of its (the Society)

'^ Gnd °n ^ laSt ^ °f Db f th « its X

69. Any amendment or alteration to these Bye-laws shall be
accordance with Bule 9 of the Co-operative Lcietieslules"
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JOB DESCRIPTION (i)

Post Title

Country

Terms of Services

Qualifications

Duties

9

Co-operative Housing Adviser

Tanzania

Two years with possible extension.

At least ten years experience in co-operative

housing management and development with demon

strated ability for working effectively with

people and organizations.

Under the authority of the Commissioner for

Housing, Ministry of Lands, Housing and Urban

Development, the Co-operative Housing Adviser

is expected to carry out the following func

tions:

(1) Co-ordinates all the multilateral/
bilateral participation related to the

pilot co-operative housing units and

service make-up.

(2) Advise the Commissioner and the appro
priate Tanzanian personnel in matters

related to the development of co-operative

housing aspects as indicated in the

Housing Policy of the Second Five-year

Development Plan.

(3) Help develop and establish the permanent
institutions (e.g. Co-operative savings

societies, co-operative housing societies,

mortgage banks, etc. ) by which co

operative/site and services housing scheme
could be oriented on a continuing national
basis.


