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SEMINAR FOR THE SOUTHERN AND EASTERN AFRICAN COUNTRIZS ON CO-OPERATIVE
R AND SELF-HELP HOUSING FOR .THE LOWER-INCOME SECTORS

A. ORGANIZATION OF WORK. ~

Introduction

1. A seminar for the southern and eastern African countries on co—operative and
self-help housing for the lower-income sectors was held in Maseru, Lesotho, from

30 May to 4 June 1977. The Seminar was sponsored and organized jointly by the
Economic Commigsion for Africa (ECA), the United Nations Habitat and fuman Settle- |
ments Foundation (UNHHSF), the United Nations Environment Programme (UFEP)}, and the
International Co-operative Housing Development Association (ICHDA) and was hosted

by the Government of Lesotho in co—operation with the Lesotho Low~Coét-Housing-
Company,_Ltd. (LEH—COOP). LEH-COCP and its offshoot, the Mohalalitoe Co-operative -
Housing Sogiety of Maseru, served as case study examples. :

2. ° The Seminar related to the work programme of ECA, which had made training.
courses in the establishment and organization of co—operative housging sccieties and’
similar institutions a major part of the activity of its Housing, Construction and
"Physical Planning Section.

Purpose of the Seminar

3. The objective of the Seminar was %0 work on the basis of the case study on
LEH-COOP and,the”Mohalalitoe Co-operative Housing Sdciety's pilet project in
exploring practical approaches to the development of pilot and/or‘national co—
operative housing and self-help shelter programmes within the eastern and southern
African countries invited and to study means of atrengthening the co-operative
housing programmes initiated. To this end the following programme of work reflect-—
ing the curriculum of the seminar was adopted with special emphasisz on the following -
aspects of co-operative and low-coat housing:

(i) Appropriate legal and organization structure (different types);
(ii) The organization of a technical service organiZation (TS0);
(iii) Community organization and participation of the people in the
process of decision-making; '
(iv) . The financial aspects of such programnes;
(v) Co-operative principles;
(vi) Co-operative education and training;
(vii) Organization of co—operative self-help projects, including mutual
- belp, aided self-help, etc.; ‘
(viii) Management of co—operativess :
(ix) Pinancial management of TS0, the co-operative, etc.;
(x) Market considerations

Attendance

4. The Seminar was attended by 35 participants from the following African countries:
Botswana, Kenya, Lesotho, Malawi, Mauritius, Swaziland, The United Republic of
Tanzania, and Zambia. Due to passport and visa difficulties, the two representa-
tives of Uganda were turned back at Johannesburg. Representatives from the Founda—
tion for Co—operative Housing (FCH), Washington; International Co-cperative Alliance
(Ica), London, and its regional office at the Moshi, in the United Republic of
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Tanzania; The German Development Assistance Asscciation for Social Heusing (DESWOS)
in Cologne in the Federal Republic of Germany; The Zast Midlands Building and Social
Housing Foundation in the United Kingdom; United States Agency for International
Development (USAIDI; Bouwcentrum in the Netherlands and the Konrad Adenauer
Foundation/Africa Co-ocperative Savings and Credit Association (£4P/4C03CA) in Fairoki
also attended. . All the participants were senior officers of government departments
and non-governmental organizations dealing with houging co-operatives and engaged

in allied activities. T

Documentation

5e Documentation-was'pi@paréd and presented at the Seminar by‘fhe'sponsoring
bodies and the host Govermment. Country monographs were tabled by representatives
of Botswana, Malawi, Mauritius, Swaziland, Tanzania and Zambia.

Audiovigual presentation

€. Some -evenings were devoted to audiovisual presentation of material relating to
co~operative and self-help housing in some developing countries and to problems of
squatter settlements the world over, with examples of what can be done by the people.
affected given appropriate assistance and guidance tc overcome these problems. Field
trips were made to LEH-COOP and the site of the Lohalalitoe Co=-operative Housing
Society in Maseru where participants held discussions with officials and tenants alike.

B. ACCOUNT OF PROCEEDINGS

Opening of the Seminar

7. The Seminar was opened by Mr. Joba Rampetz, the Minister of Interior. On behalf
of the Government of Lesotho, Mr. Rampeta thanked the ECA Executive Secretary for
having sélected Maseru as the venue for the Seminar. The Minister also tharked the
other spongoring organizations, and the United Fations Resident Representative and
his staff forthéir different roles in the venture, The llinister concluded by
expressing ‘the hope that the Seminar would afford its participants an opportunity to
observe “at firsthand Lesotho's largest low-cost housing scheme in Maseru and its
production systems divigion, which produced building components.

The Co—operativelmGVémeht in Afriéa'and its potential to meet housing needs

8. In introducing his paper, the representative of the BCA Lusaka'Sub—regional
Office cautioned against the temptation to aszume that housing problems can only be
solved by co-operatives. Other formats for meeting housing needs in developing
Africa were equally important, and their potential should be explored just as
thoroughly. Furthermore, in any search for ways and meéans of involving peopls in the
provision of housing the fact should be recognized that group activity can quite
effectively take place through well co-ordinated individual effort. Individualism

was not a vice nor did it prevent co-operation. Self-help, whether thought of in
terms of low-income groups or -high-income groups, was not synonymous with co-operations
self-help could tazke place quite independently of co-operation and very successfully.
The important thing was to create econounic, political and social conditions that would
provide incentives for self-help either through individual or co~-operative activity.

9. Against the bhackground of the above observations, a brief historical perspective
of the co—operative movement in Africa was given followed by a quick look at some of
the efforts undertaken by some of the African Governments in providing housing for
various income groups in their societies through various forms of co-operation. The
role played by the United Nations Economic Commission for Africa in promoting
housing co-operatives in the region was alsc stated. ' B ‘
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1C. Cases and projects were cited which made it clear trat African "Gévernments
Were very seriou:ly concerned with the ~roblem of housin,, particularly in +he .
urban areas, where the problem was reaching phenomenal proportions. A great deal
¢f faith was being placed in co=oPerative or group activities ag cffering promig-
ing solutions to the problem; in fact, co-operatives had besn accorded high
priority in many countries.- it was, however, very important to give even more
serious thought to hdusing policies and their implementation if realistic
housing projects and training exercises were to be devised. -

11. - Granted that co~operatives had a serious role %o Play in solving the housing
problems facing the African Governments today, the question of what co-operative
models to use should be: examined seriously and critically. The experience with
existing colonial and post-colonial co-operatives in the field of agriculture
shewed that those models sheuld not be used to solve housing problems. While
there was considerable scope for ingenuity in devising suitable éoéoperative
models in housing and other socio-economic'fields, it was possible that solutions
0ther than co-operatives were requirad. : o

broader context of rural-urban migration and itg impact on the overall development

rlanning requirements of countries. Housing problems in urban areas were not
likely to be solved if rural development policieg were unrealiStic;

13. The swing to gelf-help housing might be used as an .excuse tc forget about
the housing problem, leaving the poor to help themselves without the necessary
economi¢ changes which weuld give them the means to do so. The efficacy of
self-help should not be eéxaggerated; in the slums and squatter areas of African
cities, one was dealing more and more Wwith "no-income" groups, a category into
which the traditional "low—income" groups have been pushed by inflation and

unemployment. Furthermore, self-help need not be legitimized by participation
in a co-cperativse.

14. The participants discussed ot length the amount of government control which
would advance rather than retard the co-operative movement. It was agreed that
restrictive laws enacted. by some governments might be responsible for over—
enthusigsm in organizing people on the part of some co-operative registrar

ntroducing his paper, thelrepresentativé-of the Foundation for Co-operative
Housing (FCH) ‘and the International Co-operative Housing Development Association.

countries. The founding members had seen that a multinational body of non-profit
and co-operative housing associations would coniribute to the development of well
designed urban and rural shelter programmes in the develnping world. Membership
in TCHDA had grown from the criginal six organlzations to 19 national members
from 13 different countries. Thoge organizations were national co—operative
bousing sponsoring organizations within their own country. Since January 1977,
ICHDA had moved its principal place of bLsiness from Washington to London. It
was now housed within the offices of the International Co-operative Alliznce {1C4)
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16. ICHDA%e association with the Uniteq Nations dated :ick ie 1968, when it haq
entered intc =» inemorandum of Understanding with the United Nationg +o establish
a basisg for a8 more eoffective working relationghip. & similar accord had been
signed with the Economic Commission for Africs in 1970 and that accord had served

7. Most of the world's housing wag produced by the private secior, The organized
Irivete sector consigted of profit-motivated developers rroducing standard houg—
ing for middle- and upper~income families and nen-profit, charitableé religious,
iabour and Co-operative organizations which produced small projects for low—

income families. However, it was the unorganized self-help efforts”of'private‘
individusls that accounted for most of therproductionrof the world's shelter,

18. 'The Point.at issue was how best to take advantage of that invaluable human
Tesource and mateh it against the limiteq available resources of Governments.

Ability 4o Pay versus shelter costs

19.  The main problem restricting improved shelter in'developing countries wag
that income wag low gnd housing costs were high. The pfoportion of the popula-—
tion unable to afford the cheapest standara housing currently available in B
various developing countries ranged from 30 to 70 Per cent. Becsuse poor people .
could not afford a atandard house, they continued to expand the leontrolled
squatter settlements and slums. The "minimum Shelter" approa.ch1 offered an
alternative in that poor families couwld move to a asmall "shell or "core" housge,
which they were able to bPay for and then expand and improve over a period of
Jears, as their income increased, ' I

Shelter poliocy

20. Housing rolicy must be based upon what the national sconomy and what thoge
o be housed could afford. The incoms 0f the people wag the starting-point'for
housing pelicy. Desgign Standards, building codes and zoning regulations mugt
all be tailored +o that basic fact. Deviating from the basic tenet of afford-
ability and coat recovery meant'large public subsidies and exclusion of the poor
from housing. I+ wag increasingly clear that reljance on subgidized conventional
low-cost housing schemes, particularly in combination with the demolition of
gquatter settlements, had not only failed to resolve the -problem but in fact,
had contributeg to i+, Finaneial replicability, affordability and cosgt recovery.
were fundamental, Tt was vital for urban Planners, housing authorities and
public utility nanagers to basge their‘decision—making Frocess cn the income of

peoplg/and on the need to Service those a4 agl1 income levels, especially the
poor.&/ , :

21 In other words, -housing subsidies_for the upper— énd &iddle—inoome groups
must be ended, and minimum standards of housing anad sérvices‘must come down so
that basie requirements were Wwithin reach of the poor. Actual construction by -

individuals or by communi ty organizations, such as building sccieties and

1/ FCH first Proposed this doncépt a decade agoy and it is now widely acceptéd‘as
& sine gua non by most development organi zationg.

2/ See Housing the Poor: The Task Ahead in Developing Countries by B.V.X. Jaycox
for the World Bank (27 March 1977).
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Role of co-operatives in minimum shelter programmes

22,‘ Most of the housing in the world had been produced through’ self—help efforte
ard there must be ways to capitalize on that initiative. It was felt thut the
‘co-operative and non-profit housing movement could effectively be used to capture
latent energy and ingenuity. '

23,  The co-operative movement was most effective.in supplying.shelter services
when individual developments or co-operatives were organized into regional or
national associations.

24, Co-operatives and home owners assooiations allowed organized damocratic
partlclpatlon in the dec131on-mak1ng procesa. Such participation was espeolally
important in self-help minimum-shélter projeets, where the major responsibility
for shelter construction and: community improvements should lie with tho residents.
-Through co-operative type organizations, Governments could help to organize the
resources of the people living in slums and squatter areas to help them to help
themselves. Co-operatives offered better "linkage" between the government
housing agensy and the individual- family. They also offered a way to pass on
much of the respons1b111ty for project success to the participants. themselves,
avoiding the old "patron" system, where poor people expected the Government to
act for them beoause they lacked the organlzatlon and resources to help uaemﬂe*vcs.

25. Co~operat1ves could-help pecple to accept economlo,'3001a1 and 01v1c"
responsibilities on an ‘individual and collective basisg.

Technical service organizations (T50s)

26. The extent of the services provided by and the size and importance of
technical service organizations (T30s) or national asscciations varied from
country to country and from organization to organization. Basically, those
services normally would include: site selection, land acqulsltlon, physical
planning and design, general contractlng and construction, financial plannineg,
consiruction inspection and control, legal services, promotion of savings
programmes among menbers, educatlon, training and organization. Within projcect
management that included: general management, accounting and book—keeplngg
malntenance, auditing, social-aspects of" -community development, education, train-
1ng and organlzatlon and resales of meamberships.

27. TSOs could take various forms dependlng on the local situation. Co-operatlnb
housing organizations were generally thought of being in the private sactor, tus

often non-profit associations had a government component.

Credit for.lower*incdme groubs

_ 28. Many developlng countries had famled 1o mobilize the large ‘source of ‘saviiz

‘ represented by-private individuals and househodls. Latin America was ar exoeptﬂo*

- to thys rule, and there were many examples of succegsful savings programmes fo1
hou31ng. Tha problem had been that while savings had been mobilized from diversc
income groups, resources were inevitably channelled to middle~ and upper--income
groups. Tradltlonal eredit institutions had not been able to find g way of
providlng credit to meet the growing needs of the poor. Any successful housing
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programme must incorperate a financial mechanism which could mobilize services
from the private sector while at the same time remaining flexible and simple ;
enough tc make credit availabls to low-income families. There was a need to seek
new and simpler forms of mobilizing credit for low-income groups and disbursing
it to them. Co-operative organizations could provide the collective security
financial institutions required and perform many of the functions tradltlonally
carried out by financial instituti ons, such as rent collection,

29. Some participants asiked how subsidies on housing, partiocularly for the
lower—income groups could be abolished, especially when they were an important
element in Europe and America. The spefker said he believed that in many African
countries subsidies weré directed to the middle~ and upper—income groups; it
was only by a proper naticnal housing policy that subsidies could be redirected,
as they had been in, for instance, Botswana, where in urban arsas the upper— and
middle~inecome groups had been cross—subsidizing low-inccme groups.

36. As for housing for civil servants, it was never possible to grant subsidies
to cover all of them, and the great burden of civil service h0u81ng subsidies
threatened to reduce the rescurces available forthe loweir- —income groups. Sub-
sidies created expectations of higher standards; standards should rather be
tailored to incomes, and greater thought should be given to approaches like
"core-~houses" and sites-and-services, which could result in relatively unsubsi-
dized schemes even for the lewer—income groups. The following types of subsidy
were outlined:

{i) Land (a form of patrimony in Lesotho);
(ii) Capital (e.g. infrastructure);
(iii) Interest rates {often self—-deéfeating as lower interest rates
resulied in reduced funds flowing into hdusing);
(iv} Bducation and training for members and technical asgistance
(it was Tarely possible to avoid some form of subsidy in these
areas if a project was to be successful).

The role of‘the United Nations Habitat and Human Settlements Foundation (UNHHESF)
in supporting co-operative housing settlements in Africa

31. The representative of UNHHSF introduced a paper on the role of his organiza-—
tion in supporting co-operaztive housing settlements in Afrlca, which may be
summarized as follows:

The Foundatzon commenced cperations in August 1975.  Its terms of reference
emphasized the establishment or strengthening of housing finance institutions
which would effeciively mobilize resources for human settlements. The Foundation
was to dc this through the provision of technical assistance and seed capital.
Priority was given to the least developed countries, and technical assistance would
continue to be provided free of charge, and seed capital in the form of wvery soft
loans. Teodate, the Foundation had processed 39 projecis from Latin America,
Africa, Burcpe, the Middle Zast and Asia. Two of those projects dealt with
housing co-cperatives. It has also organized a study tour in Asia and a housing
finance workshop. Present plans were for a programme of - about $50 miliion for
the period 1978-84. - : : o '
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32. Answering guestions on the results of the recent meeting of the Governing
Council of UNEP and the Advisory Board of the Foundation, the UNHHSF representa-—
tive explained that the Board's recommendations had mainly related o the exchange
of information and to the utilization of expertise from non—-governmental
organizations(NGOs). .

33, An example of co-ocperation with Governments and NGOs was a feasibility study
report concerning a co—uperative housing project in the Nyanza Province of Kenya.
The report was commissioned by the United Nationa Habitat and Human Settlements
Foundation at the request uf the Ministry of Co-operative Development of the
Government of Kenya and prepared by a consultant to the Africa Co~operative
Savings and Credit Asrociation (ACOSCA). Among other things, the report recom—
mended the establishment of a Housing Co -operative Department in the Ministry
of Cec~operative Development and estimated the manpower and administrative
requirements for arhieving that goal.

The -l1inky between co-operative housing and self-help housing in ach.ieving
effective human settlements

34. The Minister of Education, Sports, Culture and Youth of Lesotho and Chairman,
LEE-COQP introduced a paper entitled "An African government links co~operative
housing with self-help housing in achieving effective human settlementa", He
explained that co-operative efforts were part of the Basotho culture, the ides

of co-operatives were well entrenched in Lesotho:. In order to cope with rapid
migration to the urban area, the Government was developing a comprehensive housing
policy, establishing a Department of Housing and reforming land tenure. It had
also established a building finance corporation to mobilize 8avings. To ensure
that the lower-income groups wers adequately served, LEH-COOP had been established
and had rekindled the ideas of co-operation and self-help. By self-help, families
with modest means were able to provide ‘hemselves with decent homes. However,

the building of houses was not the primary objective of LEH-COOP, whose aim was

to develop the community and to encourgge cther co-operative activities (in such
areas as production and social welfare). LEH-COOF intended to replicate the
project under study elsewhere and in particular %o develop similar schemes in

the rural areas in order to encourage rural people toc remain in rural areas.

In addition, the production of building materials was being promoted to generate
employment and to reduce the migration of labour. Thus, the programme was
comprehensive in itse approach to human settlements.

35. In the discussion that followed, the question of the subsidization of kousing
by the Lesotho Government was raised. The feeling was that subsidies were likely
to continue but needed to be directed more to the lowsr—income groups and in
particular tc the provision of adequate infrasitructure.

The Lesotho programme: The technical service organizaticn; the co—operative
gociety and the production systems

36+ The Director, the Counterpart Director and the staff of LEA-COOP lescribed
the activities of the organizatiocns in the Lesctho programme, explained some of
the problems encountered and answered questions.
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(a) Background

37. The Lower Income Housing Company (°ty), Lid., commorly known as LEH-COOP,.
is a technical service organization {T30) responsible -for promoting the .
Mohalalitoe Self-Help Low-Cosi Housing Co-opsrative Society, which should be
assessed as a pilet project. The Co-cperative Society project was the first of
its kind in Lesotho, where the demand for low--cost housing wag very high as
gshown ir -2 1974 feagibility study by Bdwards Colinto. ha United Nations
Capital Development Furd (UJCDF) had agreed to firance tho 2rcjesi consisting
of 27C houses. The International Co—operative Housing Development Association
(ICHDA) had worksd through The United Nations Develovment Programme (UNDP) in
providing-. a- Technician to serve as Project Manager. 3Both LEH-CQOP and the
Mohalalitoe Self-Help Low-Cost Hou31ng Co—-operative had been founded w1th1n three
months of his arrival.

. a

(b) The technical service organiZation,(TSQl

38. LEH-COCP was structured to perform various du’ies that are implied in. the
term "Technical service organiza’ion" and had clearly defined obJectlves Whlch
gserved to guide it in its work. It has a Beard of Directors made up of hlgh—level
representatives both from Government and the private sector. Their main purpose
was to set up policy; hence. they met only when policy issues were invelved.
LEH-COOF was a parastatal organization, and all thes projects it promoted were
Government projeots and therefore the cost of staff salaries, office buildings,.
vehicles and other running sxpenses were met by the Governmeni. It had been
given enough autonomy to ensure flexibility in certain matters, like the hiring
of staff and the gensral executicn of tue programme. In-fact ons of the reasons
why the Government had established & technical service organisation had been %o -
bypass some of the bureaucracy found in Government minisiries in. satisfying the
urgent need for housing by setting up low-cost houcing co- 0perat1ves in the
country. - :

(¢) The Co—operative Society and its relationship with LEH-COOP

39. The Mohalaliice Co—operative Housing Scoiety, a self-help State—segistered
co—operative,; was administered by a committee in accordance with the co-operative
laws of Lesotho. As a-singla-mortgage co—operative under the guidance and super—
vigion of LEH-COOT, its uemboxws were rscrulted and trained by to- Conmunity and
Social Operations Department or LBH-UCOP accoraing to certain specific criteria
stipulated in the project document.

40. LEH-CO0P's role was to develop the co-operative, not only through education
but also by supplying all technical inputs in it inciuding a loan in the form of
materials. The administrative committes of the Co—operative provided the link
between it and LEH-COOP, therefore all binding decisions were discussed with the
commlttee Ilrst. S : e 'UQ, oL '
41. The selection criteria developed by LEH—C‘OP were later refined by the
committes; the selection panel comprised three committes members and one community
organizer. The co--operative currently housed 63 families, while 94 houses were
in different stages of construction. Thirty-eight families had just oompleted
their pre-onccupancy training and were ready to start construction. The project
was hearing the end of its first phase.
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(4) Production systems

42. . Production Systems is a self-supporting building components prodiiction unit
set up to produce blocks, lintels and door- and window-frames-at prices competitive
with those for goods purchased in South Africa. Production Systems had a surplus
capacity which was used to supply products tc the open market. =

(e) Problems encountered

43. A number of problems had, however, been encountered. . 3ince both organizations
had been formed in a relatively short period, the co-operative had been registered

before its members were properly trained and ready to face their responsibilities.

The results were still being felt despite the continuous educational prbcess.

44. Other problems were ‘that selling the project among some Government ninis~ |
tries qften.resulted in delays; there was a shortage of building materials

owing tb,thejunaxpected accelerated speed of construction; delays in gecuring :
building materials, most of which came from the Republic of South Africa, brought
about conflicts with families who were very impatient; some members refused to
use recommended znd tested materials. Some of those problems had been.solved by
the production unit and others by calling on outside assistance when need arose.
There was no hesitation abcut hiring consultants when specialized advice was )
needed.

(f) Fﬁture rrojects

45, LEE-COOP intended to move %o other parts of the country where there was an

urgent need for housing. Work had already begun on the second project in Maszeru
whose 70 houses were to be constructed on a site adjacent to the first project.

LEH-COQP would also carry out projects aimed at upgrading existing housing in '

rurazl arezsg and developing industrial sorvice housing in haputsou.. .

Problema of co—operative housing and their solution: A review of experiencé by .

LEH-COOP staff

46. In the discussions that followed the visit to the LEH-COOF site, a number
of issues were raised: . - ' : I

7 (a): Size of plots and housec

47. ©Some participants felt that the houses and the plots might be too small,
especially in view of the Basotho tradition of large plets, which could be
cultivated. A staff member of LEH-COOF replied that there had to be an adaption
to more modest piots in urbanm areas if infrastructure costs were not to be too

high. The size of the plots was about 300 square metres, which was considered .
large enough to provide a household with a reasonable supply of végetables
(although obviously not cash crops). Question arose as to whether LEH-COOP was . .
right %o insist that exténsions could be made only when the -(modest) core~house
had been completed when they would cost more, and it was, explained that members
with surplus money were encouraged to open bank accounts for future housing needs.
Moreover, families were allowed to extend their core-house as soon as they had
constructed it. The houses could easily be expanded; at either end, by using an
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expansion joint between the two sections (no need to key-in the brick-work) ang
the blockwork on the original end wall could easily be knocked out to provide
aCcess. The only additional cost of extending a house after construction rather

scheme in Zambia, the authorities ingigted on the completion of the core-house

from the start but families had +the right to build a larser house from the outset
if they could afford to.

48, It was stressed that in & Co—Operative effort it was not Possible for each
individual to de as he liked. Members hzd been involved in the selection of the
basic design (ag a result of which, the original rondavel design had been
scrapped). In Lesotho the average family had 4.5 members, so that three rooms
Was a reasonable start, especially since most families had been living in g single
room previously. In addition, families generally preferred to improve the
interior of their houses before extending them. Moreover, since the project
catered exclusively for the lower—income groups, it had to be realistic about

what people could afford; 4 eo~operative dealing with mixed~income groups could
allow variation in the size of uni ts.

{b)  Layout ang commmity facilities

49, In reply to & question about layout ang whether any allowance had been made
for later provision of shops, a health centre, play &reas, a nursery school and
other facilities, it was stresseqd that, as a Co-operative, the Zociety was not
concerned only with house construction, but glsgc with building g communi ty.,

L]
50. The resident architect explainsgd that the hexagonal site plan had been
developed before he arrived ang had besen retained. Provision had been made in
the plan for 5 community centre ana ¢reche, a shop run perhaps as a consumers!

(c) Financing

51. On the question of how the T30, was financed, how the singleumortgage was
organized and what the interest rate Wwas, it was explained that it was the
condition of the grant from UNCDF thgt the Lesotho Government should contribute
to the TSO'g running costs. That contribuiion had amounted to R 62,000 for the
first two years and had been extended for a third year. But since the TSO could

not count on such allocations for ever, the Production Systems have been developed
to providge g source of income forp it.

52. On the mortgage Question, it was emphasized that different co—-operatives had
different mortgage systems. T+ was felt that g single mortgage would be most
appropriate for lLesctho.. Under g singlewmortgage System, g co—oOperative wasg
treated as a gingle entity, regardless of how many members it had; money was

lent to the Co~operative, which in tuprn extended leans to members. In the cage
in point, the mortgage was R 260,000, which was divided between the 200 members
at R 1,300 each. The TSC was thug not involved in individual collections from
members, Just with the Payment from the Co-operative to the revolving fund. The
mortgage Tepayment was -schedulad over a period of 10 years at an interest rate

of 7 per cent plus a 2~percent administration fee, which covered the book—keeping
costs of the T30, Repayments amounted to R 16,50 per month for each member.
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Water supplies were also metered in bulk rather than individually, thus saving the
relevant government department a lot of work. It was emphasized that for many '
households,; secondary sources of income from the co-operative could do much to

help meet repayments and pay for later extensions to houses. It was thus import-
ant to adapt the particular system to the local situation.

{(d) Repayment:period

53. A participant raised the problem of repayments; there was the risk of over-
organization but also a problem of defaulting {(for a variety of reasons); if
repayments were allowed at a faster rate, that risk could be avoided and members
could save on interest payments. :

54. It was pointed out that several members wanted to make payment in advance,
but others wanted a longer repayment period. In the end the 10 year repayment
period had been adopted as that was the wish of the majority, and prepayments were
not allowed; but members were encouraged to put excess income into =a savings
account which could earn interest and protect them against hard times., One
participant thought that seemed a pood sclution and congratulated the- project on

a job well dene. It was siated that LEH-COCP was not over—-organizing people.

It could not force people to do things. People had expressed their- preference ag
to the length of ithe repayment period at the application stage; and on that basis,
10 years had been selected as being the choice of the majority (1.e., it was not
just an administrative de01s1on) It was also stressed that since there was a.
gingle mortgage to the co-operative, all members had toc do the same, thlng in. the
end.

55. The senior community organizer said that with more than 80 children on the
site, the mothers had wanted to develop a play area; and they had worked together
ani contributed toward the provision of such an area. They had also Tormed.
"cluster committees" to provide a system for child-care within each cluster of
houses. ¥ith the assistance of the Council of Negro Women, it was hoped to. develop
that facility further. :

56. A Lesotho part1A1pant commnented that it would have been good for the -
repregentatives tc see the housing conditions in those parts of town from~which
members of the Co—operative had come. He added that if the _Co~operative allowed
repaymeht at once or expansion of houses at the outset, ebv1ously it would not. ‘be
meeting tlie needs of the lowest-income groups. There was great pressure from the
middle-income groups (approx1mately R 150/month) in Maseru to get into the
Co-operative. Such peopls could easily push out the lower income groups if the.
Co—operatlve was not careful, and the middle-—income group might not .be so keen .on .
self+help  but prefer to use contractors. If people were allowed a free ch01ce,_
the range of orpinion could be so wide as to make it administratively impossible
for the Coﬂoperatlve to operate.

(e) Sublettlng

57« A participant raised the problem of subletting. If subletting was not allowed
there could be a problem if a member lost his job or had to go abread. e also .
ralsed the questicns of uuperv&slon of standsrds, of how members would be _
compensated fér their labour on transfers and how social serv1ces and related
Tacilities were to be financed.
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58. In reply it was stated that the by-laws allowed members to sublet for periods
of up to three years if they had tc be away provided that the tenant was acceptable
to the Committee. . :

29. As far as stendards were concerned, it was said that with self-help standards were
inevitably lower, but each family could count on up to E 250 worth of skilled labour
to do the difficult jobs. “he self-help labour input would be quantified as the
difference between the ecoat of building the house using 100 per cent skilled labour
(R 800 for labour) and the amount of. skilled labour actually used; if all R 250
worth was used; a family's labour input ("sweat equity") was R 550. The "sweat.
equity"would be repaid to the member on sale {(transfer) of the house; i.e., it would
be included in the transfer value.

60. The Director of LEH-COOP explained that there were three types of agreement:

(i) The Agency Agreement which tied the co-operative with the TSO and
spelt out the arrangements between them;
(ii) The Subscription Agreement giving a member the right to belong to the
Co—operative;
{11i) The Occupancy Agreement, giving a member the right to occupy his house.

61. The "transfer value" of a house was set out in these agreements as well as

in the by-laws. A member who wanted to withdraw must offer his house first to the
Co~operative, which would select someone from its walting list. If the Co-operative
did not find someone within 30 days, the member was allowed to choose an individual
who could apply to become a member and take possession of the housec if he fulfilied
the membership ocriteria.

62. Where community facilities were concerned, the Co-operative had wanted to build
a community centre at the outset; but construction of the houses had fully occupied
the labour force. The resources on hand could not be stretched *o build a community
centre, but it was hoped to raise funde from the local commumnity (e.g. by renting
out the football field) to build a centre in the next 3 - 5 years.

(f) The Production Systems

63. More information was requested on the Production Systems, including data on
the generation of employment and income and whether the project had been recoghized
in national policy.

64. It was explained that 55 people were employed by Production Systems, which

in Maseru, was making a significant contribution toward relieving the unemployment
situation in Maseru (around 30 per cent unemployed), by providing training,
apprentlceships and career prospects. Under its Second Five—Year Development Plan,
the Government was committed to developing building materials production, and
Production Systems was working with the Basuto Economic Development Corporation
(BEDCO), which was also concerned with developing the production of building
materials.

65« 9%he Chairman told the participants thaty, as a menber of the Tender Board, he
was aware that thero was a deliberate policy to favour Production Systems to
encourage such local entreprises.



R TR N R A o B § Lt e

E/CN. 14 /8US/20 -
Page 13

(g) Maintenance and lifefspan_qf houses

66. On the question of maintenance, it was explained that under the maintenance
agreemsnt, LEH-COOP undertock estate management and maintenance. That commi tment
included such responsibilities as ‘assisting the tredasurer of the Co-operative
with his bookkeeping, subdividing the water rates bill and maintaining the communal
garden areas. o - '

67« In reply to a question about the expected life-span of the'houses, it was said
that there was no reason why they should not last 50 yeéars especially since weather
conditions were not unfavourzble in Lesotho, and there was no problem with termites.

(h) Relatibnship of the project to the Government o ,

68. 4 participant wénted to know how the project related to the local and central
Government, whether there were similar schemes elsewhere in the country and whether

members were given a document guaranteeing their rights. _ .

69. The answer was that there was no local government in Lesothoj the project was
a Central Government project. Its relationship with the Government was through the
Lesothe National Development Corperation (LNDC) and the Ministry of Commerce and
Industry and, indirectly, through the Ministry of Interior. The project had a
mandate to promote low=crst co—operative housing throughout the country, and
rroposals concerning Maputsoe in the north and Roma were already under considera-
tion. Tt was hopsd %o extend the project to other Districts as well. The membera!'
rights and duties as well as those of the Co—cperative were clearly spelled out in

the by-laws and the various agreements.

-

(i) . Affiliation

7G. An observer from Lesotho asked how an orgaznization he was involwved in could
become affiliated to LEH-COOFP and was informed that, in conjunction with the
Housing Corporation, LEA-CO0P wanted to develop schemes in all districts, for
middle~ as well as lower—income groups. There would therefore be some prospects
for co-operation in the future. : ‘

(3) Insurance

71+« In reply to a question about insurance, it was explained that while LEH-COOP
was insured against weather damage and similar contingencies, there was ag yet no
system in Lesotho for providing insurance against mortgage defaults. LEH-COOP
hoped to work with the new Building Finance Corporation on that matter.

Financial sources for co=operative and selféhelp programmes

T2. The Regional Housing Adviser in the Office of Heusing and Urban Development
of the United States Agency for International Development in Nairobi, Kenya
described some ef the sources of funds which oo—operative/self_help Programmes
might look toward to enable them to carry out their building efforts, giressing
the importance which should be attached to this subject.

73. He.referred to the staggering Statistics of urban growth and the number of
housing units needed over the next ten years. Without the necessary funds, those
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problems were not gsing to be solved. A certain amount of funds might be raised
from foreign sources; but only a small percentage of what was needed. Therefore,
national policies for mobilizing internal funds must assume a central position.
It should be clear that the interests of the individual and the interests of the
society as a whole might ¢onflict. The individual would prefer easy terms of
lending and as much State subsidy as possible. The society, on the other hand, .
must think not only about the relatively lucky few who are able to take advantage
of the subsidies but alsc about the many others waiting in line who were bound to
reosive less or nothing at all, depending on the amount of subsidies provided for
the initial beneficiaries of programmes.

74. The very first source was, of course, those individuals who wished to embark
on a programme. Contributions need not be in money aleone; they could equally

well be in labour according to some agreed system. .

75+ .There were a number of organizations which were largs enough tc mobilize
considerable resources, although their primary function was not to maks loans.

That group included pension and provident funds, life insurance companies and
latpur unions and business firms although the latter two loaned only to their
members or employees. In the case of funds and insurance companies, there might

be legal restrictions whiech precluded invesiment in housing. There might also be
reluctance on the part of trustees of funds to invest in low—cost bousing, and
means would have to be found to provide some kind of security to the lenders,

such as a government guaranty. That device had proved effective in making ,
resources avallable to the housing sector. Of course, a Government might wish to -
see the funds channelled through a government housing bank., At present labour
unions probably did not mobilize enough money to make any of it available to
outsiders, but they might be able to assist a group of members in some Ways
Pinally, business companies might well be a source of funds for their own employees
and might see it to be in their own interest to assist a group in putiing up houses.

T6. A second set of sources of funds might be described as the broad banking
community, including both private and government institutions. Private commercial
banks might not be a viable source. In generazl, they preferred to lend on s
short—term basis and they had little experience in dealing with low-cost housing
or co-operatives. Finally, the Government might be encouraging their involvement
in other sectors such as agriculture. “hile they might be = source of short—term
construction finance, the problem of long—term financing remained.

77« A third aource - was the building society. It was true that in many
countries building societies had concentrated on middle— and high-income groupc
rather than on people with lower incomes. Minimum loan amounts and down-payments
requirements had effectively limited participation to a minor percentage of the
population. A Purth type of institution, which might hold yet greater promise,
would be an association of co-operatives which might be able to make surplus

funds available or might more easily raise money on behalf of its members than any
individual co-cperative could. Another possible source would be crefit unions..

78. 1t had been found necessary in z number of countries to break away from
reliance on the existing institutions because these institutions simply did not
reach, for a variety of reasons, the target group of lower income households.
Government intervention, through both the encouragement of the flow of private
funds and with direct prograumes, had resulted in the creation of kousing banks
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or authorities which could tap beth private and government sources of capital -
private through tls mobilization of savi 35 of all income :lasges, guaranty pro-
grammes and bond issues of their Owi, and public through the channelling of
various kinds of tax monies through the institution to the shelter sector. It
was likely that such institutions, if they. existed in a country, Held the best
promige foT the financing of a cO—operative/self—help programmea.

Foreign scurses of finance

79. A number of such agencies existed, including the World Bank group and the
African Development Eank. They were generally interested in directing their efforts
and funds toward the establishment of sound policies and functioning institutions.
As such, they entertained requests from Governments rather than individuals and
while the projects undertaken might eventually benefit an individual or co-opera~
tive society, that was usually not the major objective.

80. The United States Housing Guaranty Programme, which was administered by the
Office of Housing in the Agency for International Development (AID), was a
possible source of assistance to a co-operative Programme, provided that agreement
was reached between a Government and AID on the contents of a shelter Programme
within the country concerned. = What the Guaranty prograume did was to make '
available to g Government or housing institution long—term financing for low-
income housing programmes fron the United States private sector capital market.
The United States Government underwrote those transactions through the provision
of a full faith and credit guaranty to a private investor in the United States,
which was thus enabled to make funds available on roughly the same terms as a
private person in the United States could borrow funds to finance his own home.
Those were about the game terms a8 those on loans made by the World Bani.

81. With 120 rrojects authorized over the past 15 years totalling something like
%900 million, the United States Housing Guaranty Programme (HGP)_waa the largest single
international,programme in the world dir.n+-g s0lely toward ithe shelter sector.

In attempting to come to mutual agreement on a pregramme, ATD usually did a shelter
sector analysis to détermine,the existing situation. Within the context of that-
analysis, AID reviewed with.the borrower the type of housing programme 1o be
finenced, be it with a national housing authority, national co-operative organiza—
tion, or some other institution. T+ was ALD policy that shelter resources were

only invested in projecis benefiting low-incone groups, both directly and indirectly.
Low—income groups were defined as the poorer half of the urban population of a given
country or city.

Organizational structure of low-income housing schemes

82. The representative of the German Development As.sistance Association for Social
Housing (DESWOS) in Cologne summarized his baper by stating that low-income hous—
ing schemes would as a rule require an organizational set-up in order to guarantee
both efficiency of operations and minimization of costs. The choice of the
organizational atructure to be adopted would depend on the scale and complexity

of the scheme; on private or public venturing; on the time horizon of the scheme}
on social, psychological and cultural considerations; on political, administrative
and legal factors; on economic and financial aspects and, of course, on. technical
considerations. However, the overall motivation was always to serve the needs,
desires and capacities of the people concerned. That was why there were so many
different organizational concepts for low-income housing schemes, all with advan—
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tagegé and disadvantages, which were worth studying'in ordaT to-arrive at the most
suitable approach to a specific housing problem under. given local conditions.

Credit unions as a source of capital for financing housing for the low—income
pepulation _ - . B

83. In his presentation the representative of the Africi*Coﬁéperativé Savings and
Credit Association (AC05CA) in Nairobi, Kenya, remarked that there were iwo main -
short-comings in the existing approaches to housing finance.

{i) Privats financial institutions could not reach the lower income groups
*t . - as they reguired full security. Furthermore, they channelled their
" loans (funds) through only commercial banks, which had equally
S 'stringent conditions; ' '
(ii) Conventional finance institutions were not equipped %o mest the needs
of the lowerwincome group. : ' h '

84. Question thus arose as to  how such people could be helped and by whom.
It would appear unrealistic to think that co—operatives could solve that burning
problem. Fowever, a realistic stand had to be taken. - Couoperatgves'by their
nature were geared to help the little man and had g world-wide reputation for
helping the neglected masses. 3Javings and credit co-operative gocietiesg (credit
unions) might be donsidered as a possible instrument. of finaneial assistance in.
the housing sector, however limited that assistance might be. '

85. Credit unions had two main objectives:

(1) To mobilize local savings; | 7 _ _
{ii} To channel back those savings to their-members‘in1the form of loans.

86.: The credit wnion movement in Africa was still very young but a time could be
envisaged when within the credit union movement large sums of méney could be
accumulated, giving rise to a real need for investment. At that stage the housing
co—operatives could work hand in hand with savings and credit co—operative socie— -
ties. For example, a credit union that had accumulated large sums on member =
savings could, under controlled circumstances, provide a source of funds for a

housing co-ocperative in the form ¢f a short-term loan for the initial down-payment.

required for the development of a housing schene.

87.7 It was worth noting that in Africa there already existed savings and credit

co—operative societies which were making substantial_contribujiohs+towérds'housing"

development. :

88.° Various rarticipants ‘asked about the prospect of lower interest rates. It
was explained that banks and similar institutions would not lend unless they got a
competitive rate of interest. Unless ald agencies or governments Subsidiged
interest, lower rates could not be expected. Since Governments could not afford
tc subsidize interest for all and aid money was-limited; it was important o
mobilize domestic savings. Longer repayment periods (e.g., with the Housing
Guaranty Programme - 25<30 years) could reduce monthly repayment levels, although
long repayment periocds were not always acceptable to borrowers ‘and members of
co-operatives.: . : R '

-
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89. There was a need to protect against exchange rate movements which could fall
hard on members in a foreign loan, but there was no organization yet to provide
gsuch protection.

90. There was also a need to explain the system of interest to low—income families
at an early stage. Low-income families were often willing and able to save, and
it was important to mobilize those savings for heusingye.g., via the new Building
Finance Corporation in Lesotho. ' . :

91. Participants suggested that commercial money, like that provided by HGP, was
often too expensive for lower—income groups, although it was intended that, with
longer repayment pericds, the poor could be served with such money; it was a
matter of adjusting standards and cutting all forms of cost to develop realistic.
programmes for the lower—income groups which could work with commercial money. .

Co-~operative education and training

2. The representative of ICA and ICHDA from London made a statement on co-—-opera-—
tive education and training and how lack of education was an important cause of
failure of co-operatives. The need for understanding the way in which gociety
operated and the distinction between education (basic concdept) and training
(imparting skills) were stressed. The content of education should depend upon the
local situation; and especially upon the existing knowledge of co-operatives. The
speaker gave an outline of a typical education and training programme and emphasized
its main elements as being pre-member education; member education; the committee(s)
and management training. Methods of training (e.g. small groups, seminars, etec. )
were enumerated, and the advisability of using attendance Tecord as a qualification
of membership was mentioned. Stress was laid on the importance of developing
appropriate alds to education and the possible use of the ICA Co-operative Zduca-
tional Materials Advisory Service (CEMAS) was advocated. They could be made avail~
able upon request through the ICA regional office in Moshi, the United Republic

of Tanzania.

The practicalities of mutual or self-help co-operative housing

93. BSpeaking from his experience in self-help construction in the United Kingdom,
the representative of the East Midlands Building and Social Housing Foundation
stated that the provision of a family home has always been a. first source of
motivation to the human race. After food, the most important element in human
existence was to have a base from which to work, play and carry out family and-
community respongibilities.

94. Hesources which had to be available if a Co—operative was to get off the
ground included: people (artisans); financial support, land, planning and
architectural services, materials, and plant. ' _

95. People: Ideally a Co-operative should have as members a, rucleus of techniciana
and artisans skilled in construction industry crafts to provide the know-how and .

to carry out the necessary training programme required for unskilled members found
to have an aptitude for the crafts side of house building. The majority of the
members, however, would have to provide the muscle power for the digging, concrete— .
mixing, carrying and all of the other menial tasks which were so necessary in

house construction. It was crucial to the success of a co~operative that all its
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members had the same motivation - the desire to obtain a house by playing a full
part in a team operation, because that was what Mutual-Help Co-operative Housing:
entailed. They had to appoint and accept leadership and set up and accept
organization; and it was essential to success that people of known ability were -
in positions of authority.

96."Finangg: The people with the greatest need for better housing were the poor,:
and they were the people who would be attracted to co-operative housing. Their
main input would be labour, which, measured in financial terms, should amount to. -
a considersble investment, approximately one third of the total cost. However,
question arose as to where the balance of the finance was to cone from, and how
people with little or no income were to find the means to repay loans received.

In the United Kingdom, the Government, through the Housing Corporaticny; which had
come into being in 1961, provided the capital on a loan basis. Co-operatives had
been encouraged to produce schemes for co-ownership housing, cost-rent housing
and mitual self-help housing, together with schemes to bring about the improvement
and modernization of existing houses. Co-operatives were playing an everincreasing
role in providing a sclution to the nation's housing problems. Whether the loan
capital would ever be repaid in full was another guestion.

97. Land was the basic requirement for the co-operative or the private house -
builder, usually the initial financial outlay and one that had to be resolved
before a project even reached the planning stage. In the United Kingdom vast for~
tunes had been made by speculators in housing land, resulting in unnecessary and
exorbitant increases in the cost of housing. In 1975 the Community Land Act was
passed by the British Parliament, followed by the introduction in 1976 of a Land
Development Tax. Those measures were designed to take into public ownership and
control allocations of land for building, and also to ensure that profits out of
building land were returned to the community in general, who, after all, made the
development of the land pessible, by providing all of the necessary public services:
main drainage, sewage disposcl, water, gas and electricity. It was wrong that
vast fortunes should be made out of a nation's housing needs; surely land could

be made available for housing at the cost of providing the basic services.

o8. Planning and architectural services: Expertise in planning and architecture
had to be available to a co—operative at an early stage in its activities. If it
became necessary to go outside the co-operative organization to purchase those
services, it would prove to be costly, usually amcunting tc more than 15 per cent
of the total project value, Ideally, the co-operative should have members suitably

qualified to provide such services as their contribution to- the co-operative.
Alternatively, a planning and architectural services-organization could be set up
to cater for the needs of a number of co—operatives on a shared-cost basis. The -
fullest consultations had to take place between the members of a co-operative and
the services organization at the initizl planning ‘stage. The question of design
should be thoroughly hammered out between the congsumer and the .architects before
plans were drawn; no one knew better what was required in houses than the people
who were to live there. Design should be simple so that houses were comparatively
easy %0 build and should allow for extensions to meet changing family cirgumstances.
Co-operatives have of necessity to be cost-consciousy and designers should bear
that in mind. ' R : :

99. Materials: The choice of the materials to be used in +he construction of co-
operative houses must be decided at the pre-design stage; the deciding factors have
to be considered carefully. Would the materials stand up to the prevailing climate
conditions? Would the materials be easily available? Could they be produced



E/CN. 14/H00S/20
Page 19

locally? Could the co-—operative organize the production itgelf? and - very
important -~ how much would the materials selected cost?

100. The commonsense apprcach in planning for réqﬁiremqnﬁa in building materials
was to make use of locally produced materials, or - by establishing a mahufacturing
capacity, to make use of available raw materials. - : -

101, Plant: It mast be accepted that the work would be harder and take longer than
1% should with limited resources in plant available, but basically, given plenty
of labour and with good improvisation, plant requirements would be minimal. It
was very important that available plant was utilized %o the fullest. extent by

the careful planning of the building programme. If small tools were made avail-
able, the work could proceed. The deciding factor in-ensuring the success of the
organization was the enthusiasm of the members and work force.

c. CONTRIBUTIONS AND RECOMMENDATIONS

102. Making use of the local qo—operative/sglf—help housing project in Maseru as a .
basic case study, the participants were divided into three working groups to analyse
the Lesotho experience, to. examine other methods of approaching the problem and to
make recommendations to the Seminar as a whole. :

103. The long range objective was to bring forth the most rational means for partici-
pants to put a co—operative/self-help housing programme into action upon returning

to their countries of origin. The combined work of the three teams was expeoted

to result in a product that would be useful to other cocuntries in their housing
efforts for the lower-incoms groups.

104. The attention of the working groups was focused upon the housing needs of the
lower—income sectors of the population. Each team's assignment treated the question
whether subsidies ghould be employed and if so, how. Bach team was charged with
developing solutions which might progressively diminish the need for mubsidies,
grants, or government support for co-operative programmes.

105. The working groups focused mainly upon the urban sector, and the technical
aspects of planning, architectural design and engineering work were treated only
in go far as they relate to self-help functioning and pertinent cost factors
having a bearing upon the ability to pay of the target population. Furthermore,
team studies were based on the assumption that capacity to pay should normally
govern physical solutions. and other considerations, such as minimum standards, and
gsubsidies in the implementation of co—-operative programmes. '
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106. After considering the topic assigned to it - "Steps, methods and procedures
necessary to establish a viable co-operative housing generating entity or insti-
tution" — the members of Team "W'dr~fted the follnw1ng resolutlon for submission
to the plenary meeting of the Seminar:

The Seminar for the Sourthern and Eastern African Countries on Co—operatlve
and Self-help Housing for the Lower-Income Sectors, :

D951r1n5 to form a national ”parent" or co—operatlve housing sponsoring
entity capable of creating, maintaining and extending housing co-operatives in
gscale sufficient to make substantial inroads against human settlement injustices,

Suggesting "the inclusion of self?help efforts in such efforts as much
as is practicable,

_ Recogglzlng that the marshalling of internal and external regources for
implementation i=s paramount among several crltlcal 1ssues,

Noting that hou51ng co—operatives may be long—range oT even perpetual
operational entities capable of persistent and constructive influenees upon the
life styles of members and need not consist solelv 1n short—range shelter construc-
tion programmes, : '

Assuming that co-operative members are home—owners with a mutual interest
and that the co-operative provides them with an opporturity to build up a family
asset consistently through equity in the family's home and the right of self-
determination in the running of their own home and community subject to the full
recognition and observance of the rightas of the other members,

1. Recognizes the need to set a national co-operative heusing sponsorlng
bedy within each country to foster co-—operative housing and to provide on—goling
supervision. In view of the institutiocnal and other differences among the
countries of the region the exact form such a sponsoring body will take will vary.
It could be part of a government department or a semi-private or entirely private
organization. It should be one of a variety of inatitutions concerned with
providing houses to the naticnals of each couniry. If necessary more than one
sponsoring body coéuld be formed within nne nation to cater for different target
groups. The gcalie of operatlons of the sponsoring bedy will depend on the size
of the project being supervised. It is, however, necessary 1o ensure naximam
co~ordination betweevw the body and the housing co-operatives.

2. Recommends that the objectives of such a sponsoring body should be based
on the objectives of LEW~COOP as found in Lesotho. These objectives inlude:

(1) To encourage the organization and operation of housing co-cperaiives;

(i1) To provide to the persons or groups interested in the formation of a
housing co-operative the services necessary for the achievement of
their goals;

(11i) To manage a co-operative housing revolving fund;

(iv) To assist in or arrange for land acquisition and to design and super-
vise dwelling construction whether by contract or self-help or both
in all urban projects;
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(v) To provide technical advice to and through the"Lesotho Credit Union

- League in support of rural home improvement loans;
(vi) To conduct all negotiations and required tendering procedures on
behalf of co-operatives for the erection of their hausinguffojébts;

- (vii) To provide estate management services, including supervision of main—
tenance and provisjon of complete accounting services and such other
seérvices as would normally be expected of a co-operative business
secretary; - o R C T '

(viii) To develop and'coﬁduct’houéing‘co~ogerative education programmes for

‘ the instruction of co-operative members and potential members in their
rights and obligations; also %o encourage members to organize ancillary
projects; activities and groups designed to strengthen the co-operative
and the surrounding community; oo I _

{ix) ‘Towengpuxage:aeti#e or prospective members of housing co—operatives to

. 'féstéblish;andimaiﬁtain Savings programmes in order to raise the amounts
. . .necessary for initial deposits and for inproving their dwellings;
{x) To assisv the Lesotho Co-opsrative Housing Federation in its work for
.. the benefit of ‘housing cb—operatives_inwbggqjh LT

In foraulating objedtive%wfbr-ﬁther AfFican countries 'seme variations will
be necessary dependent on peculiar fac%ors,within-theﬂnatiOn concerned. Ths

kanner in which objeotives will be realized will depend on the set-up adopted in
a country without losing sight of' the need for efficient co~crdination.

3. Recomﬁends, with regard to the structure.of;afsponsoring'bQ@YB_thét;

(i) The essential services within a sponsoring body include management
services, financial services, tschnical services, community develop-
, ment services and research services; o . SR B
- {i1) - Since it may not always be feasible or prudent for gz sponsoring body
%0 erigage permanently the services of all profesaionals needed, the
aim should be to have g minimum executive unit capable of undertaking
more than one function and to call upon specialized. services as need
arises. The scale of aperations will however be a major déterminant:
o of“the size of the gtaff to engage; - R S ‘
(i1i) - There should be maximum ce-ocrdination between’the, sponsoring body and ' -
' the housing co-operatives at both the adwinisfrative and the technical
P level with a view to making co—operatives more and more self-reliant;
(iv) Whenever possible, the sponsoring body could evolve ultimately into
an apex housing co-operative organization. : o :

4. Recommends that the following procedure be adopted in setting up a
spongoring hody: S -

(i) To undertake s detailed feasibility study; _
(11) To draw up a detailed project showing. how the project will be run and
financed both in the short and the long term;
(iii}  To make the Sponsoring body part and parcel of the formulation of
every project; - _ . o
(iv) In implementing a co—operative housing project, to form the sponsoring
- body, if none exists, before Creating any other institutions

(v) In the initial stages, to.fund the sponsoring organization by grants
: and/or loans sinceé the co—operatives will not at this early stage be
in a position to support such a body;
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(¥i) Wnenever Possible to make every effort to see that the sponsoring body
is gelf financing.

5; Recommends the following where sources of funds are concerned:

(i}, That Teasibility study and project preparation stages might be

.. financed by UNHESF, UNCDP ang UNDP, among other institutions;

(ii) That, for project financing, domestio 8avings as well as international
grants and/or'lOans should be mobilized to provide adequate funds for

both the short— and the long-term needs of projects. International
bodies whickh might be called upon include:

Joint Committee for the Promotion of _The;Wbrld_Bani:Group\~:Aat
Tomy ¥ Go-oporatives (COPAC) | Tho-African: Dovelophant . Bank
%gg%és - . U.K. Overseas Development Fung

USAID - Swedish Internatio Develop~
The Foundation for-Co—operativs Housing men't ﬂu%ﬁorlty?giDA?
'iii) %Egtdin.every Project great care should be pieigised to ensure that
(iv) That rebayment of loans should be tailored to the ability to pay of

6o Recommends that every effort be made to ensure that the sponsoring body
helps the lower-incone groups to receive ghelter. This should, however, not
pPreaclude sponsoring bvodies from providing services to other income groups as well,
The focus on the Yower—income groups should be promoted by a clear national hous—
ing policy in their favour. The”sponsoring body should also consider rroviding

decent shelter to the rural masses, who form the bulk of the populations within
the region. o

Te Recogglzes the need for detailed prior research to be undertaken within
each country. to ensure complete relevance of the project policies to adopt regard-
ing the desired institutions, the rroduction systems, and the organization of
housing in each co-operative. Research into the gize of the houging shortage should

also be undertaken to indieate the magnitude of the problem. :

8. Recommends that, where subsidies are concerned, the following considera~
tions be borne in mind: -

(i) In the provision of co-operative housing, every effort should be made

to match target incomes with the cost of the housing to reduce the
need for subsidies; o

(ii) Some form of subsidy is likely to be provided to each co~operative
housing Projeet. That subsidy could be usged to finance the sponsoring
bedy and +o rrovide infrastructure, land and other inputs;

(11i) The whole question of housing subsidy should receive detailed study
in each country to provide guidelines as tc appropriate policiea.
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107. Team'®Y%s assignment was to study the formation of a bousing co-operative,
recognizing legal and organizational flexibilities conducive to adaptation within
variable, cultural, economie and political situations. It was guided, however,
by established co-operative objectives of self-determination, self-reliance and
eveniual self-government of the co-operativels affairs in a sound operational
manner.

108. After studying the lMohalalitoe Co-operative project in Maseru, Team B agreed
that gimilar or related schemes might be established in other countries tc alleviate
the serious housing shortage in urban areas. In fact, it went so far as to suggest
that appropriate projects might be extended to rural areas in order to upgrade
and improve traditicnal housing among peasant farmers. The housing co-~cperative
approach will satisfy some housing needs as soon as the necessary land, funds and
technical expertise have been provided by a technical services organization (TSO),
the Department of Co~operatives or some other governmental agency.

109. Housing shortages exist in most urban areas of Africa, but the various
existing organizations. bhave been able to meet only part of the requirements for
shelter. The establiskment-of z housing co-operative on a gelf-help basis gives
people who have been liviag in squatter camps or other unsatisfactory rental
housing an cpportunity to provide their own homes ang thus to ‘enhance the quality
of their life. ~ ' : ' '

110, To promote the establishment of such a co-operative, a meeting of interested
parties is arranged by a technical services organization (T80) or by the Depart-
ment of Co-operatives. Members may decide to form a housing co-operative under
supervision. They draft by-laws and submit them for approval and registration to
the Commissioner of Co-operatives or other appropriate body. While the process
of registration goes on, itraining continues on co—operative principles, construc-
tion technigues and mahagement,

111. Tear "t™s assignment was to study practical means by which a housing co-
operative might serve its members through income-producing and enployment—~generat—
ing activities to increase carning power. The self-help construction of homes

and the production of building materials were important areas of attention of the
group. = Methods of extending family resources and deriving great benefit from them,
such as through the use of a credit union, a consumer co-operative and practical
home economics, plus other forms of employment betterment were included as study
topics. The conclusions and recommendations of this group are as follows:

(a} Before any scheme starts, co-operators ang technicians shall be trained
in the principles and practice of co~operstives and sclf~help, a programme
should be designed for the development of the scheme and it should be
decided whom the project is forg

{b) There is a need to motivate and instill confidence angd then to develop
Programie providing for continucus training and skills upgrading.
Participants must have a central role in shaping and developing the
scheme;

(¢) An effort should be made to avoid weakening self-help; gupport should
be given to existing processes and people already in productive activity.
A co-operative would be useful in furthering this aim, and other co-
operatives should be developed to provide a variety of outlets for
gelf-help;
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(a)

(e)

(£)

(g)

(n)

(1)

Local needs, problems, priorities are of central importance @ince they
affect the balance of use of internal ond external resoruces of materials

“and skills; training should-depend on spocific local needs and should

result in the development of appropriate methods for meeting them;

The institutions used must cperate in the housing sector and promote the
involvement of the lower income group:

There is a central need to concentrate on income-earning opportunities _
with a view to improving the capacity of the poorest sectors of the popula-
tion progressively;

Attention should be paid to the role of the TIO in gupporting self-help
by providing technical advice, a flow of materials and expengive capital
equipment;

There must be a range of choice of basic designs for dwellings capable

of extension and provision should be made for the modification of the
local supply of materials so that it can be controlled in relation to
demand;. profits from outside sales should be used to promote the self-
sufficiency of the TSC, to enable more people to benefit from the schene,
to generate employment, to raise the income of the poorest elements

of the population, to bring about innovations in housing construction
and materials and to further the development of materials needed by the
scheme. The role of import substitution and the development of embryo
local industry should be taken into account. Production methods must

be co-~ordinated to meet local needs; an adequate supply of equipment

and manpower depends on the ability to make the best use of local
resources and %o provide opportunities for skill development. Production
is often dictated by foreign sitandards irrelevant to local conditions,
and to make a full range of products available, there is a need to
develop local standards of low-income housing and to carry out research
in materials, methods and regulations. In thig effort support should

be given directly to the TSO rather than to individual families to

spread benefits across the low-income sector. It is also important that
sites be selected on the basis of existing services and employment areas.
Moreover, sites for ancillary activities must be conceived as an integral
part of scheme and allowing for individual initiative. In addition,
there is a need for supplementary inputs in small-scale local production.
4 Co-—operative offers opportunities for further use of local materials
produced to meet local needs.

Training and the promotion of gkills in co-operatives and self—help,
should be aimed at those without jobs or adequate houging:
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142« The Seminar also adopted the following recommendations for follow-up action:

(a)

(b)

African governmenis who have gained sufficient experience in tackling
the problemz of housing the lower income sectors of their population
should share their experience with other countries in Africa by housing
seminars and workshops based on actual projects;

5CA, UNEP, UNHHSF and ICHDA were called upon to sponsor and implemsnt
seminars and workshops in the various African subregions along the lines
of the Maseru Seminar on Co-operative and Low-Cost Housing.





